
TO BE HAND DELIVERED March 7, 2005 

Ms. Carol Mitten, Chair 
Zonin~ Commission of the District of Columbia 
441 4 Street, N.W., Suite 210 
Washington, D.C. 20012 

RE: Proposed Takoma Overlay Zone 

Dear Chairperson Mitten: 

Please make several changes in the proposed Takoma Overlay Zone. 

I am a former Advisory Neighborhood Commissioner (4801) and a 30-year 
Takoma resident. I was also a member of the 'working group" that helped 
develop the Takoma Central District Plan just a few years ago. 
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A core goal of the plan that is "intended to guide planning activities and direct 
future redevelopment" is to "preserve and enhance Takoma's small town/village 
character." Specifically, the Plan (see attached pages) calls for new residential 
and commercial development that is "no more than 2-4 stories in height to match 
existing neighborhood scale." 

Hundreds of my neighbors participated in the development of that plan, attending 
meetings over roughly a nine-month period. I attended every session and heard 
unanimous agreement with that core goal. 

The proposal you are considering affects most of the underdeveloped land in our 
community. It raises the maximum allowable height on buildings zoned C-2-A to 
55 feet from the current maximum of 50 feet. Fifty-five feet is simply too high and 
is not in keeping with the character of the community. 

If you drive around Takoma, you will see very few four-story buildings, and no 
five-story buildings. We are primarily a two and three-story community. As I do 
the arithmetic, with a 50-foot-tall building it is entirely possible to have a 14-foot­
tall first floor plus three other floors with 9 %-foot-tall ceilings, and adequate 
space for infrastructure between floors. 

At a minimum, the language needs to be amended to make it clear that no more 
than four stories will be permitted, as per the goals of the Plan. 

However, my primary concern is the lack of language protecting the homes that 
are close to what could be 55-foot-tall buildings. There are homes (including 
many on Chestnut Street) that are very close to C-2-A-zoned properties and 
there is no provision in this language to buffer these homes from the impact of 
55-foot-buildings. 

- continued -
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We have been told that the Historic Preservation Review Board (HPRB) will 
protect these homes when poorly designed plans for C-2-A properties come 
before them. Unfortunately, that sometimes does not happen. Recently, despite 
residents' requests, HPRB approved a proposal for a building on Spring 
Street/Blair Road (the Landis Brothers Building, the former D.C. Glass site) with 
virtually no buffering for the Victorian home next door. 

Zoning staff members discovered buffering regulations in the zoning language 
that had been ignored, and the building was redesigned. But, HPRB, in my view, 
did a poor job on this site. 

In today's aggressive development climate, the pressure to put as much building 
as possibte directly next to existing single family homes is going to be intense, 
and we need more protection than is offered by this proposal. 

My neighbor, Loretta Neumann, (7124 Piney Branch Road, N.W.) said it best in a 
recent message on the Takoma list Serve (a community web site). 

" I ' m appalled at the image of a 50- 55 foot mass marching down Blair 
Road towa rds Chestnut St. across from the s ingle family homes on the 
south side of Blair and Dahlia. I personally feel that a nicer 
transition would be 2-3 story town houses. " 

Also, please note that there has been inadequate community discussion on this 
major zoning proposal. Plan Takoma's roughly 250 members did not vote to 
support it, and discussion at their public meetings, I have been told, was 
perfunctory. The support comes from Plan Takoma's 12-member board, a board 
elected by roughly 25 members, I have also been told. 

Advisory Neighborhood Commission 4B met on Saturday on this issue. The 
session was very short. Only two or three residents were permitted to speak, 
each for 90 seconds, by order of Chairman Judy Jones. There were no 
presentations on differing points of view, only a hurried reading of two resolutions 
and a vote. 

So, please amend the language to support the goals of the Takoma Central 
District Plan. Again, thank you. 

Sincerely, 

Sara Green 
7106 Piney Branch Road, N.W. 
Washington, D.C. 20012 (202-829-8802) 
Email: RichAndSara@starpower.net 
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INTRODUCTION 

Purpose of the Plan 

The Takoma Central District Plan is the product of a community-driven 
planning process for the Takoma neighborhood commercial district of 
Washington, DC. The plan defines near and mid-term strategies for 
revitali zation and articulates broad development goals, urban design 
guidelines and priority actions necessary to encourage and facilitate 
reinvestment in the d istr ict. Key objectives for the plan include: 

• To define and clearly articulate Takoma Central District 
Revitalization Goals. 

• To serve as a predictable development guide that provides the 
community with a framework to assess the compatibility of new 
development in the district. 

• To provide guidance and advice to potential developers or future 

businesses in their decision-making. 

To promote a consistent and integrated planning and design approach 

to the commercial and mixed-use areas of Takoma for the benefit of 
the entire neighborhood. 

• To reinforce development and revitalization initiatives that are 

based on smart growth principles for transit oriented development 

and improved quality of life. 

• To create a process that encourages citizen participation and 
embraces the principles of the Mayor 's Neighborhood Action 
Initiative. 

The Takoma Central District Plan presents a unique opportunity for 
Takoma residents, businesses and institutions to join with their City 
government and development professionals to renew their community. 
The plan provides a practical blueprint for a community-oriented, mixed­
use district - a place for commerce, for living, for fun. 

Organizat ion of t he Plan 

Founded in the community vision, the Takoma Central District Plan is 
organized around several critical revitalization components that frame 

significant issues and strategies for renewal of the area. These include 
historic preservation, market economics, land use, transportation and 
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urban design. Following introductory information describing the planning 
process, community background, and citizen vision and goals, individual 
report sections provide detailed assessments and revitalization 
strategies for each of the five critical components. An Illustrative 
Revitalizatioon Scenario is then presented to help visualize how a 
renewed Takoma Central District may develop based on the plan's 
recommended revitalizat ion strategies. The plan document concludes 
with a summary implementation plan for the recommended revitalization 

strategies. 

Partners & Process 

The Takoma Central District Plan is a collaborative effort between the 

District of Columbia, Takoma citizens and businesses, and a consultant 
planning and design team led by the SmithGroup of Washington, DC. 

A Community Partnership 

• Takoma Central District Citizens Working Group 
ANCs 4B01 & 4B02 
Historic Takoma 
Gateway Coalition 
Plan Takoma 

Takoma United 
Citizen & Business Representatives 

• The Honorable Adrian Fenty, Ward 4 Council Member 

• District of Columbia Office of Planning 

• Consultant Team 
SmithGroup, Inc. - land use & urban design 
Gorove/Siade Associates -transportation 
Economic Research Associates - economic analysis 
EHT Traceries - historic preservation 

To facilitate direct citizen involvement in the planning process, the 

Takoma Central District Plan Citizens Working Group was organized at 

the beginning of the planning process to help coordinate, develop and 
review the plan. The Citizens Working Group includes a cross-section of 
both District of Columbia and Maryland residents and business owners 

from the Takoma Central District and the surrounding neighborhood, 

each representing a broader constituency from the community. 

The project partners began their work together in August 2000 and 
continued over an eight-month period. The process for developing the 

Takoma Central District Plan began with a neighborhood assessment and 
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community goal setting, followed by a series of public town meetings, 
Citizen Working Group meetings, neighborhood walk, community design 
charette and topical meetings that enabled community stakeholders to 
discuss areas of particular concern and opportunity. 

Takoma Central 
District Plan 

The initial plan development process with the community ended with a 
public town meeting and a Citizen Working Group meeting in January 
2001. DC Office of Planning staff and the SmithGroup consultant team 
then worked through Summer 2001 to develop a draft Final Report 
document based on the concepts and strategies identified during the 
public process and input from appropriate government agencies. The 
Draft Final Report was released on September 27, 2001 and the 
community was briefed on its contents and the process for submitting 
comments at a Citizen Working Group meeting on October 1, 2001. 
Citizen comments regarding the report were heard at a public meeting on 
October 29, 2001 and a 30-day period for written comments ended on 
October 31, 2001. 

Over 265 specific suggestions were received from more than 45 citizens 
during the review and comment period. These suggestions were reviewed 
in consultation with Office of Planning staff, the SmithGroup consulting 
team, appropriate District of Columbia agencies, and the City of Takoma 
Park and Montgomery County, Maryland. The citizen input resulted in 
significant revisions to both the substance and organization of this Final 
Report document. A Public Hearing Record and Executive Summary of 
these citizen comments and the Office of Planning's response to this 
input will be prepared separately as required by the District of 
Columbia's Small Area Plan legislation. 

Place & Possibilities 

The Takoma Central District represents the heart of the Takoma 
neighborhood, located in the northeast corner of Ward 4 of the District 
of Columbia. The Takoma Central District Plan study area boundaries are 
generally defined by Chestnut Street to the north, Eastern Avenue and 
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Takoma Central District 
project boundaries ore 

defined by the oreo between 
Chestnut Street to the north, 

Eastern Avenue to the east. 
4"' & 5~ Streets to the west, 

ond Aspen & Laur'el Streets to 
the south. 

the DC/ MD boundary to the east, 4 th and 5th Streets to the west, and 
Aspen and Laurel Streets to the south (see Figure A). 

Figure A 
Project Boundaries 

The Takoma neighborhood is one of Washington, DC's most distinctive 
communities. In 1883, Takoma, DC was part of the Takoma Park 
community, established as a bucolic 100-acre. inter-jurisdictional. 
commuter suburb centered on the former Baltimore & Ohio Railroad 
station (formerly located just south of the current Takoma Metro 
station) and straddling the DC-Maryland border, far away from 
Washin.gton's central city. The suburb's livelihood depended upon the 
conveyance of its goods and its people via the train line. Today, Takoma, 
DC is one of twenty-five neighborhood historic districts within the 
greatly enlarged central city, yet a similar focus on transportation 
continues to define much about the community's current condition and 
future development. 

Takoma shares its history and its name with Takoma Park. Maryland. 
Both seamlessly embody classic pedestrian-scale streets, a mixture of 
well preserved, low to moderate density Victorian, Queen Anne and 
Bungalow style homes, as well as more modern housing types, and a 
diverse and active citizenry. Most notably, the area 's principle 
neighborhood business district along Carroll Street links the DC and 
Maryland portions of the community. While a drive or walk along Carroll 
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Carroll St. retail in Old 
Town Takoma Pork, MD 

4"' Street retail 

Street from DC toward Laurel Street in Maryland presents no obviously 
defined border, Takoma, DC's public streetscape and quality and mix of 
retail uses lack the ident ity and vitality of the Maryland side. Neither 
Carroll Street or nearby 4th Street in DC have developed the critical 
mass of retail, commercial and housing that their Maryland neighbor 
enjoys, despite being anchored by the most heavily used pedestrian 
Metro transit station in the District of Columbia. 

Many Takoma, DC residents find themselves shopping for basic goods 
and services across the border, even though their own commercial 
district has significant capacity to offer many of the same retail and 
service amenities. Similarly, daily Metro commuters enjoy few 
opportunities to shop in Takoma, DC and generally only pass through the 
business district on their way to and from the station. Inadequate 
parking accessibility and a lack of diverse and quality retail businesses 
contr ibute to the diminished potential of the area. Nonetheless, 
opportunities for revitalization are present, as many properties along 
Carroll Street and 4th Street are either underutilized or have become 
available for new development altogether. 

Over the last twenty years, at least two planning studies have analyzed 
and made recommendations about overcoming the revitalization issues 
faced by the commercial district. A 1977 plan was developed in 
anticipation of the Metro station opening. In 1999, Takoma Pork, MD 
and the Takoma, DC community partnered to outline strategies for 
improved linkages between the inter-jurisdictional commercial district. 
At the time of the development of those plans , however, the District of 
Columbia's economy was not in a position to support substantial public or 
private investment. Despite the opening of the Takoma Metro station 
and proximity to Downtown DC, few improvements were realized. 

With the start of the new century, DC' s overall economy is considerably 
stronger. As a result, the DC government is currently in a better 
position to respond and be on active participant in the revitalization of 
the city 's neighborhoods. Simultaneously, DC 's population is increasing, 
with new home starts and renovations reaching record levels over the 
last few years. Residents are reinvesting in their homes and their 
neighborhoods. Others are recognizing the advantages of central city 
living. DC's government is committed to retaining current residents and 
continuing to increase it resident base as part of the city 's economic 
renaissance. At the neighborhood scale, population growth and new 
opportunities for housing are critical components of strengthening the 
local economy and restoring the city's urban fabric and heritage. 

Neighborhoods like Takoma are beginning to feel the effects of 
economic growth in the city. Positioned around the city's most heavily 
used pedestrian Metro station with developable land surrounding it, the 
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Takoma Central District is well-positioned to realize some of its 
revitalization goals in the very near term. While the goals of previous 
planning efforts to protect the small-scale, residential character of 
Takoma are still valid, large new institutional tenants (such as the 
Washington Opera), increased vehicular commuter traffic through the 
area, and proposed private development projects slated for up to 140 
units of housing and neighborhood-serving commercial uses suggest that 
Takoma is destined for change. 

The present condition of the economy therefore requires an immediate, 
broader, more proactive revitalization strategy: one that leverages 
current market opportunities to foster positive change for the benefit 
of the entire community. However, the community is also very aware 
that if new development and the population it brings are not considered 
in a manner that is compatible with its surroundings, the changes will not 
contribute to the health and vitality of the neighborhood. 

Vision & Goals 

The desire for positive change and improvements to the Takoma Central 
District is strong within the Takoma community. Citizens who 
participated in the planning process agreed on many of the issues most in 
need of attention. These issues, which were defined and presented at a 
public meeting early in the process, include: 

Market Economics & Land Use 
• Improve neighborhood retail along Carroll Street and 4 th Street. 

Remove/redevelop vacant buildings, empty lots and industrial areas 
that have a negative impact on the community. 

• Add more infill housing of a scale that is compatible to the existing 
architectural character of the area. 

Transportation & Public Services 
Improve the intersection of Cedar Street, Blair Road and 4t11 Street. 

• Provide adequate parking for retail users and residents. 
• Mitigate commuter traffic to protect neighborhoods. 
• Improve street maintenance, trash removal and code enforcement. 

Urban Design 
• Improve and upgrade Metro open space area. 
• Improve Metro underpass and entrance; add amenities such as 

kiosks, bicycle parking, etc. 
• Improve pedestrian environment, access, safety and quality of 

streetscape, especially along Blair Road and to and from Metro. 

Opinions d iffer as to exactly how and to what degree Takoma should 
change to address these issues. However , through the initial kick-off 
town meeting, the neighborhood walk, the community design charette, 

TAKOMA CENTRAL DISTRICT PLAN I INTRODUCTION 6 



Signature open space 

the Citizen Working Group meetings, and other public town meetings, 
citizens developed a clear vision for the Central District's future. 

Vision for the Future 
Takoma's vision begins with the goal of strengthening the identity of the 
area's commercial district as a vibrant "town center" for residents of 
the surrounding neighborhood. Citizens debated the ways in which this 

goal could be realized, placing significant values and priorities on those 
community assets that already contribute to the area's identity. Top 
among these assets is the Metro station and the open space area that 
separates the station's surface parking lots from the adjacent 
residential community. There are varying points of view among residents 
about the preferred design and use of this space, ranging f r om a greer) 
buffer zone to a public park to mixed-use commercial and housing 
development. However. there is general agreement that this site marks 
a key "gateway" into the community and as such should be enhanced to 
contribute to the identity of the adjacent commercial district. 

It is from this Metro gateway site that much of the core vision for 
Takoma is derived. Residents envision a village-scale, mixed-use 
commercial district for Takoma, drawing inspiration and guidance from 
the area's historic character and architecture, and anchored by a high 
quality, signature open space at the Metro station that defines the town 
center. The existing historic buildings within the district are revitalized 
with quality retail businesses and complemented by new infill 

development of compatible scale and design on key opportunity sites. 
This critical mass of development hosts a mix of uses that inject vitality 

and activity into the area. The town center connects to the district's 
commercial corridors along Carroll Street and 4th Street, as well as 

adjacent residential neighborhoods, with safe and attractive streets and 
sidewalks, balancing the needs of pedestrians, transit and automobiles. 
Adequate parking is provided both on street and off-street to 
accommodate non-commuter transit users and commercial district 
patrons. In this vision, neighbors see an organized community of 
residents, property owners and merchants playing an active role in the 
upkeep and programming of the public space and maintenance of the 

overall district. 

Revitalization Goals 
Early in the planning process, the vision for a revitalized Takoma Central 

District was further defined and presented to citizens as eight goals 

intended to guide planning activities and direct future redevelopment: 
. . 

1. Preserve and enhance Takoma's small town/village charact er . 
The existing architectural character and scale makes Takoma DC 

and surrounding neighborhoods unique. An additional strength is 
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U Street, Washington, DC 

Park Avenue, Winter Park, Fl 

Mixed-use environment simulation 

Village scale, Mashpee Commons, 

Massachusetts 

the strong multi-cultural and ethnic base in the area, which should 
also be reflected in new development. 

2. Promote mixed-use development in existing commercial areas. 
A mixed-use plan for new development, including adding more housing 

at key opportunity sites, will support existing commercial uses and 
assist in creating a vital, pedestrian oriented environment in and 
around this important transit area. 

3. Encourage a neighborhood scale for new development. 
New commercial and residential development should be · ·~k: 
neighborhood-driven in scale and approach. New residential and -1.' 
commercial buildings should be no more than 2-4 stories in height to 

match existing neighborhood scale. 

4. Make major pedestrian corridors pedestrian-friendly. 
Improving the quality of the streetscape and repairing/upgrading 'f. building facades along important pedestrian corridors are significant ~ 
steps needed to improve the image of Takoma and enhance the ~ 
experience and safety of walking. 

5. Enhance and increase small businesses and community services 
that support the needs of the community. 

Provide quality local services for residents, as opposed to 
"undesirable" retail, such as liquor stores and bars, or regional 
destination-based retail. Commercial uses should be concentrated 
and continuous along existing, viable commercial corridors. 

6. Conserve existing resources and remove blight. 
Preserve and rehabilitate existing structures where possible, 

replacing particularly blighted buildings with new uses. Vacant and 
deteriorated buildings have an immense negative impact on the whole 
area and are a disincentive for redevelopment and investment. 

7. Leverage public and private sector opportunities. 
Coordinate neighborhood groups and business organizations in a 

focused partnership to take advantage of current economic health 
and marshal community, business and public sector resources to 
promote revitalization. 

8. Cross-jurisdictional planning. 

Improve the coordination of housing, commercial, transportation and 
streetscape programs and other planning issues broadly and across 

jurisdictional boundaries for the improvement and benefit of all 
surrounding DC and Maryla'nd neighborhoods. 
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Benjamin Franklin Gilbert, 1841 1907, 
founder of Takoma Park 
(Source: Takoma Pari<, Potlrah of a Victorian 
Suburo, J-6s10rlc Takoma, Inc., 1984) 

1888 B.F. Gilbert real estate brochure 
(Source: T81<cma Pari<, Potlrah of a Victorian SuburtJ, 
Historic Takoma, Inc., 198 

HISTORIC PRESERVATION 

Any study or plan for revitalization of DC's portion of the greater 
Takoma community must acknowledge and respect the history of this 
unique, inter-jurisdictional neighborhood. Takoma, DC is part of a proud 
and historic transit community and residents expect new development 
and revitalization efforts to maintain and enhance that character. 
Therefore, it is important for the Takoma Central District Plan to 
recognize and respect this rich heritage as an integral part of its 
revitalization, urban design and marketing strategies and initiatives. The 
following overview of the greater Takoma community's history and 
historic district, along with key preservation issues and strategies, is 
presented to help guide implementation of the plan's other 
recommendations in terms of this historic context. 

A Historic Transit-Oriented Community 

From its founding in 1883 by Benjamin Franklin Gilbert as a commuter 

suburb and resort community cent ered on the Baltimore & Ohio Railroad 
station, development in Takoma Park has been driven by the area's 
attraction as a healthful, attractive and convenient place to live. With 
easy rail access to the employment and business center of Washington, a 

relatively high (and therefore healthier) elevation, and good sources for 
clean drinking water, Takoma Park possessed the critical elements for 

success as the capital city's first true suburb. 

The new community straddled the DC/ Maryland boundary on the B & O's 
Metr opolitan Branch, which had opened in 1873. Initial growth in 
Takoma Park focused on residential development. Gilbert platted 
streets and subdivided the community into large lots for single-family 
homes. In 1884 Isaac Thomas opened Takoma Park's first store, 
initiating the community's tradition of neighborhood-serving businesses. 

In 1886 a new railroad station was completed and the first church and 
public school arrived in 1888. By this time Takoma Park's fledgl ing 
business community around the train station included two general stores, 
a drug store, a carriage factory, coal and wood yards, and a blacksmith 
shop. Civic activism received a boost with the organization of the 

Takoma Park Citizens Association. The Maryland portion of the 
community was incorporated as a town in 1890, with Gilbert serving as 

the town's first mayor. In 1893 Gilbert completed his vision for the 

community with construction of a large resort hotel in North Takoma. 

Although Gilbert subsequently suffered serious personal financial 
setbacks, the Takoma Park community continued to develop into the 2otn 
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View west towards Cedar St . underpass 
and B & 0 station, 1918 
(Source: Takoma P811<. Pot1rait of 8 Victori8n Suburb. 
Historic Takoma, Inc., 1984) 

Takoma Hall , just east of railroad tracks, 
after 1912 construction of Cedar St . 
underpass 
(Source: Takoma P811<. Porrrah of 8 VICtOrian SubiiD, 
Historic Takoma, Inc., 1984) 

century. In the 1890's, a volunteer fire department was organized, new 
commercial, community and church buildings were erected, a water and 

sewage system was constructed, and streetcar service was established 
into downtown Washington, further enhancing the community's 
accessibility. The District of Columbia's first branch library opened at 
5th and Cedar Streets in 1911, erected with a $40,000 donation from 

Andrew Carnegie. Takoma Park's early Victorian homes were followed by 
Arts and Crafts, Bungalow, Classical and Colonial Revival style residences 
on smaller lots. The area around the railroad station area changed 
considerably with the construction of the Cedar St. underpass in 1912. 

By the early 1920's the community had developed two somewhat distinct 
commercial nodes linked by Cedar and Carroll Streets - the original 

business district located adjacent to the B & 0 station in DC and a 
separate Maryland district at the intersection of Carroll and Laur.el 
Streets (see Figure B). The DC side saw modern entertainment at'rive 
with the Takoma Theatre at 4tn and Butternut Streets in 1923. 

Figure 8 
Map of Takoma Park showing business and community buildings, 1922 

. " .. 
(Source: Takolfi(J Park, Portrait of a Victorian Suburb, Historic Takolfi(J, Inc., 1984) 

Although differences between Takoma Park's DC and Maryland sections 

became more defined in the 20th century, the community retained its 
historic identity, with both jurisdictions celebrating anniversaries of 

their 1883 founding together in 1933, 1958 and 1983. A difficult but 
ultimately successful fight to prevent extension of the proposed ten­

lane North Central Freeway project through the community also saw 
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Takoma Theatre, 4th & Butternut 
Streets 

residents from both jurisdictions working effectively together from 
1964 to 1970. 

With the opening of the Takoma Metrorail station in 1978, Takoma Park 
came full circle to its historic origins. With Metrorail's Red Line and 
Metro buses replacing B & 0 steam trains as the primary means of 
conveyance, Takoma Park could once again prosper as an historic rail and 

transit oriented community. 

Beginning in the 1970's, increased interest in historic preservation by old 
and new residents led to the renovation of many historic but neglected 
homes. Local and National Register historic districts were established in 
Takoma Park, Maryland in the 1970's and in Takoma, DC in the 1980's. 
Historic Takoma, Inc., organized in 1978 to promote historic 

preservation and community education and improvement, became an 
active and involved voice for Takoma Park's heritage. 

Today, the rich, inter-jurisdictional nature of Takoma's cultural and 
architectural heritage is a critical aspect of life in the community and 
continues to frame the priorities and vision of the neighborhood's 
residents into the 21st century. 

DC' s Takoma Park Historic District 

The District of Columbia's Takoma Park Historic District, named to 
reflect Takoma, DC's heritage as part of the original village of Takoma 
Park, was designated by the city in November 1980, with listing on the 

National Register in June 1983. Under the DC Historic Landmark and 
Historic District Protection Act, all new development and exterior 
alterations to existing structures within the Takoma Park Historic 
District must be reviewed and approved by the DC Historic Preservation 
Review Board. The district contains approximately 160 contributing 
buildings dating from 1883 to 1940, and is generally bounded by Aspen 
Street on the south, Piney Branch Road and rn Street on the west and 

Eastern Avenue on the northeast (see Figure C). 

In 2002, the DC Office of Planning's Historic Preservation Division and 
Historic Takoma, Inc. are jointly funding and conducting a historic 
survey of properties within the traditional Takoma, DC community that 

are not already included in the original historic district. An estimated 
1000 properties are located in the survey area,. which extends from the 

existing district west to Georgia Avenue and south to Van Buren Street 
(also see Figure C). About 80-100 of these will be selected for more 

detailed study, and approximately 40 properties will be documented and 

photographed to the standards of the National Register of Historic 
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Existing Takoma 

D Park Historic 

District 

2002 Historic •••••••• 
• • 

Survey Area • • • • ••••••• 

DC/MD Boundary - - -
Metrorail Line • •••••• 

Places. This survey may lead to eventual expansion of the Takoma Park 
Historic District and protection of additional historic resources. 

Figure C 
Takoma Park Historic District & 2002 Survey Area 

The entire Takoma Central District Plan area is located within the 
Takoma Park Historic District boundaries, with the exception of the CVS 

site on Carroll Ave. and the more modern structures between Willow and 

Laurel Streets. Therefore, in addition to required zoning and permitting 
approvals, virtually c:tll new construction and renovation of existing 
buildings in the plan area is subject to review and approval by the DC 
Historic Preservation Review Board. This review process will be a 
critical tool for ensuring that projects resulting from implementation of 
the plan's revitalization ideas, strategies and scenarios will be assessed 
for their compatibility with the community's historic character. 

Key Historic Preservation Issues 

Although Takoma's citizens are proud of their success in preserving and 
promoting the community's history and architectural heritage, 

participants in the planning process identified a number of historic 
preservation issues in need of attention within and around the plan area: 

• 

• 

Poorly maintained and deteriorating historic resources within DC's 

Takoma Park Historic District. 

Lack of citizen understanding of historic district designation and 
review processes. 
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• Lack of residential property tax credits for renovation of owner­
occupied historic residential properties. 

• Poor identification and marketing of the historic district. 
• Need for better use of historic character to enhance economic 

development. 
• Need for better inter-jurisdictional coordination on historic 

preservation issues. 

Historic Preservation Revitalization Strategies 

To address the issues identified by Takoma's citizens, the plan proposes 
basic strategies for preserving and enhancing the existing historic 
structures and character of the community and integrating historic 
preservation activities with revitalization efforts. Many of the 
strategies will require leadership from local residents and property 
owners. The strategies focus on specific actions related to historic 
resources: however, other strategies included elsewhere in the plan 
should also be implemented with Takoma's historic fabric as a guiding 
principle. Key historic preservation strategies include: 

1. Recognize and respect Takoma's rich heritage as an integral part 
of all revitalization, urban design and marketing strategies and 
initiatives. 

2. Preserve existing historic resources by completing a neighborhood 
property survey to investigate the historic potential of areas and 
individual properties surrounding the existing historic district (a 
one year survey is funded for 2002 as a partnership between DC 
Office of Planning's Historic Preservation Division and Historic 
Takoma, Inc.) 

3. Promote availability of Federal historic preservation tax credit 
program for certified rehabilitation projects and initiate 
legislative action to provide property tax credits for renovation 
of owner-occupied residential properties in the Takoma Park 
Historic District. 

4. Update design guidelines (Kresscox/Sulton Campbell, 1986) for 
the Historic District to better reflect today' s market conditions 
and rehabilitation techniques. 

5. Improve s ignage for DC's Takoma Park Historic District, 
coordinated with the adjacent historic district in Takoma Park, 
Maryland. 
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6 . Develop and market a joint DC/MD historic walking tour in 
coordination with other historic preservation and cultural heritage 
programs (such as DC Heritage Tourism Council). 

7. To enhance economic development in the area, develop and 
implement a marketing plan that emphasizes the historic charm, 
cultural heritage and history of the Takoma Park community. 
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MARKET ECONOMICS 

A first step towards revital ization of the Takoma Central District is 
understanding what type of viable development is possible to support 
community goals for the area. The following review of market economics 
for the Takoma Central Distirct basically concludes that the 
revitalization program for the area should rely not so much on adding 
substantial new retail space, but should instead encourage a more 
diverse quality of retail uses in ex isting space, with limited new space in 
targeted locations. To strengthen and support this retail market, and 
support increased transit use, the program also calls for more people 
living within and in close proximity to the district and t he Metrorail 
station. 

Market Opportunities 

Retail Market Demand 
The retail market demand model provides a method for identifying the 
amount and type of viable retail space within Takoma's .Central District. 
The following preliminary demand model assesses the potential support 
provided by two key market segments: local residents and non-resident 
Metro users. 

A trade area has been defined to include those residents living within a 
two-mile radius of Takoma (see Figure D), an appropriate trade area for 
neighborhood-oriented retail (a regional mall typically pulls residents 
from a 10-15 mile radius). Neighborhood-oriented retail is consistent 
with the community's revitalization goals and is appropriate in Takoma 
given the existing large retail center being developed in nearby Silver 
Spring. Maryland and the lack of a major arterial road through the 
community, a typical requirement for large-scale retailers. Small-scale 
retail space is a lso consistent with the neighborhood-oriented and 
specialty type retail character in the Old Town Takoma Park, MD 
business community, and. such space will accommodate the potential 
development of similar specialty retail uses on the DC side as 
revitalization in itiatives strengthen the attraction for visitors from 
outside the local trade area. 

The resident trade area for Takoma includes approximately 45,883 
households with an average househo ld income of $58,117. Total 
expenditure potential for the resident market is based on the number of 
households, average disposable household income, and a typical spending 
pattern for goods (apparel, general merchandise and furniture) of 21'Yo 
of disposable income (per spending surveys conducted by the US 
Census). 
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Source: Economics Research 
Associates 

FigureD 
Trade Area Map 

Based on data provided by the Washington Metropolitan Area Transit 
Authority (WMATA), approximately 1.6 million riders exit the Takoma 
Metro station annually. It is assumed that a portion of these individuals 
live within the two-mile resident trade area and are thus already 
accounted for within the resident market area. The total expenditure 
potential for both market segments (local residents & non-resident 
Metro users) is approximately $445 million, as shown in Table A. 

Table A 
Retail Market Demand 

Resident Market (2 mile radius) 

Households 

Average Household Income* 

Total Annual Spending Potential 

Non-Resident Metro Riders 

Annual Exits at Takoma Station 

Adjustment for Residents living within 2 mile radius 

Total Annual Spending Potential @ $5 avg. per capita 

Total Market Demand 

45,883 

$58,117 

$442,291,436 

1,567,540 

627,016 

$3,135,080 

$445,426,516 
*Source: CACI, 2000 (demographtcs software program based on U.S. Census) 
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Source: Economics Research 
Associates 

Table B below highlights the total expenditure potential for each market 
segment, as well as the amount of expenditure potential which can · 
realistically be "captured" in Takoma. The capture rates are based on 
rates in similar neighborhood-oriented, retail districts near large urban 
areas. A range of capture rates has been included so that the amount of 
supportable space is not over or understated. An inflow factor of 10'7o 
has also been included to acknowledge that some spending will occur 
from individuals located outside of the trade area (such as visitors to 
the district). By dividing the total expenditure potential with average 
sales productivity figures of $175 to $200 per square foot, it is 
therefore determined that the Takoma retail market (DC & MD) can 
support approximately 100,000 to 150,000 sq. ft. of retail space. 

An inventory of the Takoma retail market area reveals that there 
currently exists about 120,000 sq. ft. of retail space, well with in the 
100,000-150,000 sq. ft. range that is supportable by the community 
from a market perspective. Approximately 20'7o (24 ,000 sq. ft.) of the 
existing space is vacant, and other retail uses appear over-allocated 
(such as auto-related tenants). Thus, at a very minimum, 24,000 sq. ft. 
of retail space can be added in existing vacant space in order to better 
satisfy market demand and create a more attractive retail environment. 
At a maximum, new retail uses of up to 30,000 sq. ft. may also be viable 
in targeted locations. 

Table 8 
Supportable Retail Space 

Total Capture 
Annual Rate 

Spending 
Potential Low High 

Resident Market $442,291,436 4'Yo 5'Yo 
(2 mile radius) 

Non-Resident $3,135,080 40'Yo 45'Yo 
Metro Riders 

SUBTOTAL $445' 426' 516 

Inflow at lO'Yo* 

TOTAL 

Supportable @ $200 
Retail Sq.Ft.- PSF 

@$175 
PSF 

*Accounts for visitation from outside of the area. 

**Includes DC & MD portions of Takoma retail market 

Captured 
Spending Potential 

Low High 

$17,691,657 $22,114,572 

$1,254,032 $1,410,786 

$18,945,689 $23,525,358 

$1,894,569 $2,352,536 

$20,840,258 $25,8n,894 

104,201 129,389 

119,087 147,874 
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Retail Market Summary 

• Small commercial sites such as those in Takoma are not conducive to 
regional retailers, who typically require large floor plates and 
locations along major arterial streets. 

• A competitive environment (most significantly from Silver Spring) 
limits the amount of additional retail space that can be supported in 
Takoma. 

• Neighborhood-oriented retail is the most appropriate type of retail 
use for the Takoma Central District. Such retail implies smaller 
floor spaces (1,500 to 4,000 sq. ft.) that support uses such as food 
service (bakeries, deli's, coffee shops), cleciners, book 
stores/newsstands, barber/beauty shops, repair shops, bicycle shops 
and florists. 

• There is potential for additional specialty type retail uses (such as 
those in Old Town Takoma Park, MD) as revitalization efforts 
progress. 

• 

• 

• 

• 

• 

• 

• 

When viewed as an aggregate retail market with Takoma Park, MD, 
the Takoma Central District has sufficient capacity and space to 
accommodate the market generated by local neighborhood 
demographics and non-resident customers. 

The aggregate Takoma retail market can support total retail space 
of approximately 100,000 to 150,000 sq. ft. 

An inventory of retail space revealed that 120,000 sq. ft. of retail 
space currently exists in the Takoma retail market area, an amount 
that is within a supportable range from a market perspective. 

Roughly twenty percent (24,000 sq. ft.) of existing retail space is 
vacant and certain retail uses appear over-supplied (such as auto­
related tenants). 

At a minimum, 24,000 sq. ft. of retail space can be added within 
existing space in order to better satisfy market demand and enhance 
the retail environment. 

At a maximum, up to 30,000 sq. ft. of new retail space may also be 
viable in targeted locations. 

Strong emphasis should be placed on enhancing and attracting 
desired retail services near the Metro station and along 4th, Cedar 
and Carroll Streets. 
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Single-family homes in Takoma 

Watkins apartment building on Cedar St. 

Source: 
Me tropolitan Washington Council of 

Governments 

Housing Market Demand 
The strengthening of the District of Columbia as a healthy, viable urban 
community requires new opport unities for creating diverse housing 
choices and increasing the city's residential popu lation. According to the 
Metropolitan Washington Council of Governments, for the first time in 

several years the District of Columbia is projected to gain population (at 
least 36,600 new residents are projected over the next t en years) and 
housing supply is severely constrained throughout much of the District. 
To help achieve the citywide goal of accommodating new residents, 
leverage strong market demand for housing and promote the traditional 
residential charact er of much of t he Takoma community, new housing is 
encouraged within the Takoma Central District. Adding to Takoma's 
existing housing supply will enhance the neighborhood's market potential 
t o attract the desired quality of retail services, as well as improve 

existing underperforming or underserving retail uses in t he area. 

To assess demand for housing with in the Takoma area, various demand 
indicators were analyzed, including population projections, resale value of 
existing homes and the residential rental market. Housing demand 

indicators within the area are posit ive. Resale values of homes in the 
Takoma area have been escalating over the past several years. Local 
municipal sources indicate that the resale value of single-family 
detached homes increased from $157,500 in 1990 to $170,300 in 1999, 
and resale values have continued to increase significantly since 1999. In 
order to project demand for new housing, it is assumed that, given the 
size, scale and largely built-out character of the Takoma community, the 
area will capture a relatively small percentage (1~o-1.5~o) of the net new 
growt h forecast for the District. As shown in Table C below, based on 
future market demand, approximately 183 to 275 new housing unit s can 
be accommodated within the st udy area t hrough t he year 2010. 

Table c 
Housing Mar ket Demand 

DC Population Growth Projections"' 
2000 
2005 
2010 
Net New Growth 2000-2010 

Takoma Captlre of New Population Growth 

@1% 
@ 1.5'Yo 

Averaqe Household Size of Study Area 

Future Housing Market t>emand 2000-2010*"' 

@1% 
@1.5'Yo 

518.100 
523,500 
554,700 

36,600 

366 
549 

2 

183 
275 

Economics Research Associates ,. Based on forecasts from Metropolitan Washington Council of Governments 

'"'"Not including approx. 140 units proposed as of 2000 under existing market demand. 
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Office/ mixed-use building on 
Willow Street 

The normal market forces that are indicating a demand for new housing 
in Takoma are further reinforced by the presence of the Metro station. 
Transit service promotes a well-integrated residential and commercial 
hub and encourages pedestrian activity and fewer automobile trips. 

The projection for future housing demand does not include the 
approximately 140 units of new housing proposed as part of the Eakin 
Youngentob and Eichner projects in the Central District. These projects 
were already proposed in 2000 and determined to be economically 
feasible by their developers based on existing market conditions rather 
than future housing demand. Therefore, they were part of existing 
market demand as of 2000 rather than projected 2000-2010 future 

market demand. 

Housing Mar ket Summary 

• The citywide market for single-family homes is relatively strong­
resale prices of existing homes are increasing, residents are moving 
back to the District, and the rental market remains strong. 

• Takoma's future market demand can accommodate 183 to 275 new 
housing units; this does not include 140 housing units currently 
proposed as part of existing market demand. 

• The proximity of the Metro station promotes a well-integrated, 
mixed use hub with strong pedestrian activity and reduced vehicle 
trips. This reinforces the normal market forces that are indicating a 
demand for new housing within the Takoma area 

Office Market Demand 
Discussions with various local brokers and property owners were 
conducted to most accurately depict demand for office space within the 
smaller Takoma market. A brief summary of comments from such 
discussions is included in TableD below. As with the retail market, large 
office space users in the Takoma market area generally locate in Silver 
Spring. There also exists a large inventory of older, obsolete office 
buildings in the eastern part of Takoma Park, MD along New Hampshire 
Avenue. 

The majority of existing office space in the immediate area of Takoma is 
concentrated within the Takoma Professional Building on Carroll Street, 
and includes tenants such as small private businesses, non-profits, and 
professionals (such as lawyers and accountants). Other office space is 
scattered throughout the study area, including uses such as a contract 
lighting company and a real estate company. It is estimated that there 
is currently 140,000 sq. ft. of office space within the Takoma Park, 
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Maryland area, including the Takoma Professional Building, and an 
additional 50,000- 75,000 sq. ft. scattered throughout the greater 
Takoma office market area. 

Given the proximity of Silver Spring and current trends in the market, 
the strongest office market demand in Takoma is projected to be small­
scale (3,500- 5,000 sq. ft.) professional space, with lease rates in the 
range of $18/sq. ft. Representative tenants could include foundations 
and local service businesses (such as graphic designers). Demand for 
new office space should not exceed 40,000 to 50,000 sq. ft. 
(approximately ten new small-scale office tenants), and can be 
accommodated in buildings with existing office space and within new 
mixed use developments c lose to the Metro station. 

TableD 
Office Market : Takoma/Takoma Park Region 

Summary Comments from 
Local Brokers & Pro~erty Owners 

Takoma Fully leased, current lease rate of $18.50 per sq. ft.; 
Professional building was only 50% occupied for some time; 
Building average space leased is 3,500 sq. ft; took ten years 

to lease up the space after Seventh Day Adventists 
vacated 

2nd Floor Office Demand for space for graphic companies, 
Space- Old Town professionals, web designers, foundations, small 
Takoma Park space users 

Old Town Takoma Kidney Dialysis moving out; $18 psf +electric; 
Park on demand is moderate; mostly nearby residents looking for 
Westmoreland office space (psychiatrists, non-profits, attorneys) 

Office Market Summary 

• Demand for new office space in the Takoma study area does not 
exceed 40,000 to 50,000 sq. ft . (approximately ten new small-scale 
office tenants), and can be accommodated in existing buildings and 
new mixed-use projects. Office users best suited for the Takoma 
market include small space users (3,500-5,000 sq. ft.) such as local 
professionals, business services and foundations. 

Industrial Market Demand 
Industria l space in metropolitan Washington is comprised primarily of 
warehouse/distribution, flex-tech and research and development 
properties. The metropolitan area's inventory of industrial space totals 
145 million sq. ft., of which nine percent was vacant in 1999. 
With a significant amount of new industrial space under construction 
(virtually all in suburban sub-markets), vacancy levels are expected to 
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Industrial area along Spring 
Street 

increase slightly over the coming year. Due to the availability of vacant 

industrial space throughout the metropolitan area, and the amount of 
existing occupied space, the demand for new industrial space in Takoma 

is limited. 

Industrial space within the study area is currently concentrated along 

Blair Road/Spring Street and along Vine Street, and includes 
approximately 37,000 sq. ft. of space. With limited sites available in the 
Takoma neighborhood for redevelopment, and given the presence of the 
Metro station, mixed use commercial and residential uses are more 
appropriate since they will encourage pedestrian activity and enhance 
retail viability within the area. Industrial uses such as those found 
within close proximity to the Metro station are not preferred transit­
oriented uses. Therefore, new industrial uses should be discouraged 

within the Central District and strategies shou ld be implemented for 
eventual transition of existing industrial sites to other preferred uses. 

Industrial Market Summary 

• The demand for new industrial space (including warehouse, 
distribution and research and development properties) within the 
Takoma study area is limited given industrial space availability 
elsewhere in the District and surrounding suburban areas. 

• With limited sites available in the Takoma neighborhood for 
· redevelopment, and given the presence of the Metro station, 

industrial uses such as those found within the Takoma Central 
District are not preferred transit-oriented uses. New industrial 
uses should be discouraged within the Takoma Central District and 
strategies should be implemented for eventual transition of existing 
industrial sites to other preferred uses. 

General Market Issues 

A number of general market issues were identified for the Takoma 
Central District during the market assessment process. These include: 

• Fragmented land ownership, such as that found in much of the 

Takoma Central District, can make it difficult for diverse owners to 
reach consensus on development strategies, or for larger developers 

to aggregate and redevelop existing buildings for new projects. 

However, this condition can be a key factor in supporting renovation 
of existing buildings for small-scale, neighborhood-oriented retail 

revitalization. 
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• To help retain and reuse existing building stock that is suitable for 
small-scale renovation, new mixed use projects such as those 
supported by the retail and residential market demand should be 
encouraged to locate on key opportunity sit es that are cont rolled by 
one or two landowners. These include properties on the west s ide of 
4t h Street, those west of the Metro site, the Metro sit e itself and 
selected parcels north and sout h of Carroll Street. 

Market Economics Revitalization Strategies 

To respond to t he unique market opportunities and constra ints of the 
Takoma Central Distr ict, the following strategies are recommended (and 
summarized with projected market demand in Table E below): 

1 . Target init ial public and private investment in the Takoma Central 
District towards projects and locations that can encourage and 
leverage other new private development. Public investment could 
include streetscape, green space and pedestrian improvements, 
parking fac ilities, and intersection improvements. 

2. Use the relatively large , available and publicly owned parcel at 
the Metro station site as a key location to accommodate 
substantial new near- term investment in the Takoma Central 
District. A public/private partnership to redevelop t his site for 
transit, mixed use and public space can be implemented relatively 
quickly and can provide a significant incentive for attracting other 
new invest ment into the area. 

3 . Organize a business management group or non-profit community 
development corporation (preferably inter- jurisdictional) to deal 
with issues such as beautification, tenant recruitment, property 
owner negotiations and marketing. Non-profits can be funded 
t hrough a variety of mechanisms, including municipal appropriations, 
special assessments on properties, and membership contributions. 
Main Street designation and management for the district may be a 
preferred approach for coordinating such act ivities. 

4 . Investigate a zoning overlay district that ensures retention and 
establishment of small to moderate scale ground floor retail uses 
in a continuous pattern along Carroll Street, thus providing a 
better connection to Old Town Takoma Park, MD. Transit­
oriented overlay dist ricts are often used to encourage pedestrian 
oriented development and encourage a mix of uses (such as 
neighborhood shopping) in close proximity to t ransit stops. Such 
districts can also discourage expansive land uses such as storage 
yards and warehouses. 
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5. Investigate incentives to improve/develop key parcels and 
determine which incentives provide the largest pay-off . 
• Historic tax credits for substantial rehabilitation of income­

producing propert ies that are eligible for, or listed on, the 
National Register of Historic Places. 

• Low interest loan pools funded by consortium of local banks to 
help cover costs for renovations or expansions. 

• Tax abatements, often used by local governments as an incentive 
for property owners to rehabi litate deteriorated buildings 
(exemptions are often in place for 5-10 years). 

• Regulatory rel ief such as reduced or shared parking and 
increased densities. 

6 . Address vacant or abandoned properties through targeted code 
enforcement. This could include verifying the structural integrity 
of buildings and ensuring that yards are maintained and vehicles are 
not abandoned on properties. 

Table E 
Mar~et Demand & Revitalization Strategies Summary 

Retail Housing Office Industrial 
Market Min. 24,000 sq. ft. 183-275 new Small-scale No new 
Demand of new retail uses in units"' uses, up to industrial 

existing vacant 50,000 sq. space; 
space; max. 30,000 ft. in phose out 
sq. ft. of retail uses mixed-use existing 
in new space projects space 

Revitalization •Public •Public • Low 
Strategies improvements improvements interest 

(streetscape,et~) (streets cape, loan pool 
• Use of publicly etc.) • Zoning 
owned sites •Use of over lay I 

• Business mgt. Group publicly owned regulatory 
I Main St. s ites relief 

•Zoning overlay I • Historic tax •Historic 
regulatory relief credits tax 

• Special assessment credits 
districts 

•Historic tax credits 
•Low interest loan 
pool 

• Tax abatements 
• Code Enforcement 

* Not mcludmg approxm~tely 140 umts planned as of 2000 under ex1st1ng market demand 
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Community Business I C-2-A I 
Center/Medium Density · · 

Low Bulk Commercial/Light 

Manufacturing 

Low-Density Apartment 

House 

One Family Detached 

Dwelling 

I C-M-1 I 

I R-5-A I 

R-1-B 

Plan Area Boundary I -- I 
Current zoning designations effective May 12, 

1958, with amendments through Apri l 1, 1996. 

LAND USE 

Land Use Concept 

To address underutilized parcels and inappropriate uses, and encourage 

an appropriate mix of preferred land uses, the land use concept for the 
Takoma Central District recommends targeted land use strategies and 
specific adjustments to current zoning and land use designations. 

Existing Zoning 
Existing zoning in the Takoma Central District includes a mix of 
designations (see Figure E): C-2-A (medium density community business 
center/medium density residential) in the core area around the Metro 
station; R-5-A (low-density multi-family) in areas south of Carroll 
Street, north on Eastern Avenue and west on Cedar Street; C-M-1 {low 
bulk commercial/light manufacturing) along Blair Road and Spring Street; 
and R-1-A/R-1-B in adjacent single-family residential neighborhoods. 

Figure E 
Existing Zoning 
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Community Business 
C-2-A 

Center/Medium Density 

Low-Density Apartment 
R-5-A 

House 

One Family Detached 

Dwelling 
R-1-B 

Plan Area Boundary 1-·-

Preferred Zoning Concept 
Proposed revisions to the Central District's zoning map are shown in 
Figure F. The proposed zoning concept reaffirms the basic, current 
zoning designation of C-2-A as an appropriate classification for the 
Central District's core area. C-2-A supports development of a mixed-use 
neighborhood, including apartments, townhouses and retail and office 
uses. However, the concentration of retail activities along Carroll 
Street and 4th Street should be enhanced by also establishing a zoning 
overlay district along these corridors to encourage retention and 
establishment of viable ground floor retail uses. The current C-M-llight 
manufacturing district along Blair Road and Spring Street should be 
incorporated into the core revitalization area by rezoning t hese parcels 
to C-2-A. Additional housing development should be encouraged on these 
properties as a more appropriate, long-term use of land located 
adjacent to a transit facility, as well as to phase out existing 
incompatible uses in this area. 

Figure F 
Preferred Zoning Concept 

.•. 

... 
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Industrial use (B&B Catering) along 
Blair Road 

Preferred Land Use Concept 
With few vacant, unconstrained and assembled sites in the Takoma 
Central District, the refined land use concept proposes strategies that 

maximize market potential at key opportunity sites. The intent of the 
land use concept is to strengthen existing commercial corridors and 
expand residential uses of an appropriate scale and character onto these 
key sites. Summary approaches for each type of land use are presented 
below, followed by a preferred land use concept map (see Figure C). 

Housing 
To leverage the strong market demand for housing, facilitate increased 
transit ridership and promote Takoma's traditional residential character, 
increased housing is encouraged within the Takoma Central District. 
New housing areas are proposed on both sides of the Metro station at 
densities that are compatible with the surrounding mix of residential 
types. Recommended building heights are generally 3-4 story garden 
style apartments and townhomes. Green space and other amenities to 
support additional housing should be provided within new projects, along 
with enhancements to existing open space in the area. 

Retail 
Since the market assessment suggests only a moderate absorption of 
new retail space within the district (minimum 24,000 sq. ft. in existing 

vacant space and maximum 30,000 sq. ft. in new space), retail 
development is targeted in key areas to help strengthen and extend 
retail activity along Carroll Street and 4 tn Street. 

Office 
The relatively small demand for office space should be primarily 
accommodated east of the Metro station in smaller, mixed-use infill 
redevelopment projects along Carroll Street. Additional areas suitable 
for some office and small service businesses include areas just south of 
Carroll Street near the existing concentration of office use. 

Industrial 
No new demand for industrial uses is anticipated. Since current light­
industrial businesses present some of the area's most unattractive and 
incompatible properties, existing light industrial uses should be 

significantly enhanced or phased out of the Takoma Central District. 

Institutional/Cultural 
With the arrival of the Washington Opera practice facility in Takoma, 

DC's only major existing office/commercial building at Carroll and Willow 
Streets, it is likely that this area could attract related uses. Co-location 

of such uses within existing and new mixed-use buildings in the Carroll 

Street/Willow Street area is therefore encouraged. 
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Takoma Metro station entrance 

Single Family Housing 

Garden Apartments & Townhomes 

Office 

Mixed Use- Residential/Office/Retail 

Mixed Use- Residential/Office 

Ground Floor Retail 

Institutional 

Open Space 

Plan Area Boundary -··-

Open Space 
As described in the plan's Urban Design section, a public open space at 

the Metro site is proposed as a Village Green for the Takoma community. 

This open space will enhance the gateway function of the station and 

establish a "town center" as a focal point for the area. Given the density 

of surrounding areas, this space should be approximately 0.8-1.2 acres in 

size, facilitate both pedestrian and vehicular circulation along its edges 

and be framed by buildings of no more than 3-4 stories in height. 

Transit 
The Metro station represents a significant public investment, and the 

site's ability to enhance transit use and promote private investment 

should be leveraged for the community's benefit. As the major public 

asset in the Central District, the station can help create an integrate~, 
transit-oriented residential and commercial hub, encouraging pedestrian 

activity and reducing vehicle trips. The station should also be enhanced 

with amenities and access improvements, including multiple station 

entries to better serve transit users and nearby development sites. 

Figure G 
Preferred Land Use Concept 
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Opportunity Site A 

Opportunity Site B 

Land Use Revitalization Strategies 

There are numerous vacant parcels, underutilized lots and deteriorated 
areas within the Takoma Central District, many of which have potential 

for redevelopment with housing, retail and office projects. To ensure 
that available property is used effectively to support the Central 
District's revitalization goals, specific land use strategies are 
recommended for these targeted opportunity sites and areas. The 
following review of these sites and areas presents strategies for their 
revitalization, including a summary of five Priority Redevelopment Sites 
where initial near-term actions should focus. 

1. Accommodate near-term housing demand at key opportunity sites 
that are most appropriate for residential and mixed use 
development (see Figure H). 

• Opportunity Site A: Encourage new housing as a primary element 
of Metro site redevelopment, ensuring that new development 

supports community revitalization goals and includes appropriate 
green space. The proposed redevelopment concept maintains 
green space as a 0.8-1.2 acre "Village Green", similar in size to 

the existing open space, and proposes a density of approximately 
22-32 dwelling units per acre (DUA), or 65-95 total residential 

units on three acres of the site. Limited retail/service uses are 
incorporated into this development along the proposed Village 
Green, possibly in live/work units. Specific site development 
guidelines and transportation issues related to this site are 
described in the plan's Urban Design and Transportation sections. 
The proposed Eakin Youngentob townhome and live/work project 
is consistent with this land use strategy. 

• Opportunity Site B: Encourage new mixed use retail/residential 
development at the northeast corner of Cedar Street and Blair 
Road to offer housing choices adjacent to the Metro station, and 
as a first step in support of future development of housing 
opportunities to the north along Blair Road and Spring Street. 
Retail space on this site will also help provide continuous active 
ground floor uses along Carroll/Cedar Streets to Blair Road/4th 

Street. No zoning changes are recommended for these 
properties since current zoning allows approximately 72,000 sq. 

ft. of development, including approximately 50 residential units. 

The proposed Eichner/New Legacy Partners mixed use retail and 
residential project is consistent with this land use strategy. 

• Opportunity Site C: Encourage redevelopment of this site with 
mixed retail/residential uses to help provide continuous active 
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Opportunity Site D 

Opportunity Site E 

Existing Single-family Housing WE] 

Existing Apartment/Townhouse -

ground floor uses along Carroll/Cedar Streets to Blair Road/4th 
Street and offer new housing choices in close proximity to the 
Metro station. The pr oposed Katz mixed use retail/residential 

project is consistent with this land use strategy. 

• Opportunity Site D: Encourage redevelopment of this auto 
service site on the corner of Carroll and Maple Streets as a 
mixed-use development accommodating approximately 30 
residential units above two floors of retail/office space. This 
type of new development would help provide continuous active 
ground floor activity along Carroll Street and offer new housing 
choices in close proximity to the Metro station. . 

• Opportunity Site E: The area's largest privately owned 

development site should remain designated for residential 
development to help accommodate additional housing choices in 
the Takoma Central District. At current zoning (R-5-A), this site 

could yield approximately 80 residential units in 3-4 story garden 
style apartments at 36-40 DUA. At 24-36 DUA this site could 
yield approximately 50 townhouse units. 

Figure H 
Near-Term Housing Opportunity Sites 
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2. Encourage redevelopment of light industrial areas and key vacant 
sites to accommodate additional longer-term housing 
development. Three sites present longer-term revitalization 
opportunities for additional housing (see Figure I): 

• Opportunity Site F: Areas currently designated C-M-1 (light 
manufacturing) and adjacent commercial areas along Blair Road 
and Spring Street should be redeveloped with housing. 

• Opportunity Site G: Areas north and south of Vine Street 
should be redeveloped with housing or mixed-uses. 

• Opportunity Site H: The corner parking lot at Butternut and 4th 

Streets should be redeveloped with housing or mixed use. 

Figure I 
Longer-Term Housing Opportunity Sites 

3. Enhance the Metro station site with a signature open space as a 

focal point for the Takoma Central District. The plan for a 
revitalized Central District focuses on an enhanced ~Village Green" 
at the Metro site, which is discussed in more detail in the plan's 
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Retail Opportunity Site 

Existing Retail Act ivity 

Retail Opportunity Area 

• ~ ,.., 
\_, 

Urban Design Section. This new green space will provide a strong 
identity for the distr ict, visual relief and buffering from Metro 
uses, a gat hering place for residents and visitors and a focal point of 
civic life for t he surrounding mixed use community. 

4 . Concentrate retail activities in key opportunity sites and areas 
along Carroll Street and 4tt. Street by establishing a zoning 
overlay d istrict along these corridors to require retention and 
establishment of ground floor retail uses . Since the market 
assessment suggests that a moderate amount of new retail uses are 
viable wit hin t he district, t hese uses should be sited t o strengthen 
Carroll Street and 4th Street as the t wo major retail corridors 
within the Takoma Central District (see Figure J). Active ground 
floor retail frontage, at or near t he property line with few gaps, 
curb cuts or blank walls, should be encouraged in t hese areas. 

Figure J 
Retail Opportunity Sites & Areas 
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Exist ing Office/ 
Commercial Use • ,, 

Off ice / Mixed Use Opportunity \ J 
Ar e4 

5 . Retain and st rengthen the Takoma Central District as a mixed­
use neighborhood . The prevailing C-2-A zoning designation is 
intended for mixed-use development. a llowing both residential uses 
with a 2.5 floor area ratio (FAR) and commercial uses (including 
retail) with a 1.5 FAR. Presently, market demand for housing is high 
and demand for office space is relatively low. However. mixed-use 
development with housing and/ or office above one f loor of retail may 
be appropriate in specific areas (see Figure K). 

Figure K 
Mixed Use Office/ Residential Opportunity Areas 

: ·. . .. 

.. , . :.. ~ 
t· ' : 

6 . Focus initial near-term actions on f ive priority redevelopment 
sites. Among the Takoma Central District's key opportunity s ites 
and areas identif ied above, five sites are relatively unconstrained 
and are owned or controlled by a s ingle landowner or developer. 
These parcels have been ide-ntified as Priority Redevelopment Sites 
(see Figure L) and should be the primary focus of initia l efforts to 
attract new near-term investment to the Central District. The 
proposed development mix for t hese prior ity sites is reviewed to the 
left of Figure L. The proposed mix is based on exis ting zoning, 
current ly proposed projects, and preferred scale and .int ensity per 
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Priority Redevelopment Site 1 
(C-2-A} 

Preferred use: Residential & 

Retail/Service 
Total/at area: +/-6.8ac 

Metro Facilities: +/-2.3ac 
Village Green/Buffer: +/- 1.5 ac 

Developable Areo: +/- 3.0 ac 

Proposed Mix: +/-65-95 townhomes@ 
22-32 units/acre with +/-lO,OOOsf 

ground floor retail/service space 
fronting upon Village Green 

Priority Redeve lopment Site 2 
(C-2-A} 

Preferred use: Residential/Retail 
Total/at area: +/-0.7ac 

Proposed Mix: +/-50 apartments with 
+/10,000sf ground floor retail 

Priority Redeve lopment Site 3 
(C-2-A} 

Preferred use: Residential/Retail 
Total lot area: +1-0.Bac 

Proposed Mix:+/- 50 apartments with 
+/5000sf ground floor retail 

Priority Redevelopment Site 4 
(C-2-A) 

Preferred use: Residential & 

Retail/Office 
Total/at area: +1-0.Bac 

Proposed Mix: +1-30 units above 2 
floors of retail/office with 

+/lO,OOOsf each) 

Priority Redevelopment Site 5 
(R-5-A) 

Preferred use: Residential 
Total/of area: +/-2.2ac 

Proposed Mix: +/-80 garden 
apartments @ 36 units/acre or 

+/-50 townhomes@ 22 units/acre 

plan recommendations. As shown, these sites are could yield up t o 
305 new housing unit s and 45,000 sq. ft. of new retail/office space. 

Figure L 
Priority Redevelopment Sites 

:7. 

. ·. : :' 

.,;: 

····· i I. 

. .... ,., 

::~ I . 
·-~ .::~· 

' ' .. ·~. 
' ' 
,' . 

: . .. ::.. ... ......... ::;;v 
• •••• ······ - .... ~ J 

Limit negative activit ies and inappropriate uses through targeted 
rezoning, a zoning overlay district , and coordination with DC's 
Neighborhood Services Initiative . Inappropriate uses include: 
storage yards; auto sales, repair and storage; warehouses; parking 
lots (except behind buildings); truck/trailer rentals; and car washes. 

Encourage development of shared parking with Metro and other 
key landowners in locations t hat can better support the overall 
commercial district. The proposed Metro site parking structure 
should be located to better serve both transit and business 
customers. 
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TRANSPORTATION 

Transportation has always been a defining factor in the historical 
development of the Takoma community. From its origins as a B & 0 
Railroad village to its modern day role as a transit-oriented, urban mixed 
use neighborhood, Takoma's economic health and overall quality of life 
have been closely linked to the community's transportation facilities. As 
the Takoma community advances plans for continued development and 
revitalization, its transportation system presents both obstacles and 
opportunities for near-term and long-term economic viability. 

The existing road system through Takoma, largely designed for local 
needs, is now accommodating substantial pass-through commuter traffic 
from outside the area. The resulting congestion presents challenges for 
the establishment of viable businesses and produces negative side 
effects on surrounding residential neighborhoods. The roots of this 

congestion go far beyond Takoma and will require long-term regional 
solutions. However, near-term actions can and should be undertaken to 
better manage· traffic cond itions within Takoma's core area to help 
ensure that new investment and revitalization in the local community can 

be advanced. 

While traffic issues present significant challenges for Takoma, the 

community's transit facilities are a wonderful asset that can be 
leveraged to overcome vehicular congestion and attract new investment. 
The Metrorail station and its associated bus services present the 
opportunity to continue with revitalization efforts and new projects in 
Takoma even as near and long-term actions are initiated to deal with 

traffic concerns. The following transportat ion assessment and 
strategies are intended to set the stage for such traffic solutions whi le 
ensuring that transit services are maintained and strengthened. 

Transportation Assessment 

To assist with development of practical revitalization strategies for the 
Takoma Central District, the planning team conducted a preliminary 
transportation assessment for the study area, including: 

• Existing traffic performance in and around the Central District 
• Projected traffic volumes from proposed Priority Redevelopment 

Sites in the Central District 
• Existing and projected needs for transit services and facilities 

located in the Central District 
This assessment helped identify issues related to Takoma's current 
roadway network and transit infrastructure. Key information from this 

assessment is summarized below. 
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Traffic Performance 
In order to identify the most significant traffic problems affect ing the 
Takoma Central District, a preliminary analysis of existing traffic 
performance in the district and surrounding area was completed as part 
of the planning process. This analysis reviewed peak hour traffic 
volumes to determine the current Level of Service (LOS) for the area's 
road system and identify the most significantly congested locations. The 
results of this assessment for three key intersections in the Central 
District's core area are summar ized in Table E below. A LOS of A 
indicates free flowing traffic during peak travel times. A LOS of F 
indicates severe traffic congestion during peak travel t imes. 

Table E 
AM/PM Peak Hour Traffic Volumes & Levels of Service (LOS) 

Intersection AM/PM Pea k Hour AM/PM 
Traffic Volume LOS 

Carroll St/ Eastern Ave/ Willow St 1138/ 1206 C/F 
Carroll St/Cedar St 992/1096 B/A 
Blair Rd/ 4th St/ Cedar St/Carroll St 1794/1728 C/ F 
Source: Gorove/ S iade 10/04/00 

Within the Central District, t he intersection at Blair Road and 
4th/Cedar/Carroll Streets carries the greatest volume of peak hour 
traffic and, along with the Carroll Street/Eastern Avenue/Willow 
Street intersection at the DC/MD boundary, is one of the most 
congested points in the community's road system with LOS F during peak 
travel periods. This intersection will therefore be a primary focus for 
improvement in t he transportation strategies that follow. 

Traffic Volumes for Priority Redevelopment Sites 
The plan's Land Use section identifies five Priority Redevelopment Sites 
that should be the focus of initial efforts to attract new investment in 
the Takoma Central District. To help understand the potential traffic 
impacts of development proposed for these sites, the planning team 
assessed the maximum likely amount of AM/PM peak hour vehicle trips 
that would be generated by the mix of uses described in Figure L. The 
results of this assessment are summarized in Table F below. 

New development on the Priority Redevelopment Sites will generate 
additional vehicle trips in the Takoma Central District, alt hough the 
traffic impacts of such development will be significantly mitigated by 
project phasing and transit's projected share of trips. The dispersal of 
the remaining trips throughout the area's road network, and potential 
impacts on the key intersections reviewed above, will require further 
area-wide analysis and specific assessments of projects on each site as 
they proceed through the District of Columbia's development review 
processes. However , given the broad scope and regional roots of 
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Takoma's traffic congestion discussed above, and the importance of 
attracting new investment to achieve community revitalization goals, the 
projected traffic volume from Priority Redevelopment Site projects 
should not be a deterrent to initiating strategies for their eventual 
development with preferred uses at projected intensities. Additionally, 
as discussed later in this section, the District Division of Transportation 
(DDOT) has committed to undertake a comprehensive transportation 
study to further analyze traffic issues affecting the Takoma community. 

Table F 
AM/ PM Peak Hour Trip Generations for Pr iority Redevelopment S ites 

Deve lopment Type Maximum AM PM 
Mix Projected Peak Hr Peak Hr 

Size Trips Trips 

Prior ity Site 1 
Residential townhomes 95 du 25 25 
Retail local retai I 10,000 sf 0 26 
Subtotal 25 51 

Prior ity Site 2 
Residential ap<:~rtments 50 du 31 36 
Retail local retail 10,000 sf 0 26 
Subtotal 31 62 

Priority Site 3 
Residential apartments 50 du 31 36 
Retai l local retail 5000 0 13 
Subtotal 31 49 

Pr iority Site 4 
Residential apartments 30 du 20 23 
Retail local retail 10,000 0 26 
Office general office 10,000 34 170 
Subtotal 54 219 

Pr iority Site 5 

Residential garden apartments 80 du 46 55 

Residential Subtotal 153 180 
Retail Subtotal 0 91 
Office Subtotal 34 170 

% Trip Reduction due Residential: 50'ro 
to Transit Station Retail: 30% 
Proximity Office: 20% 

Residential Trip Total 77 90 
Retai l Trip Total 0 64 
Office Trip Total 27 136 
Grand Total 104 290 

Source: Gorove/Siade (1/02) per standardardized vehicle trip calculation methodologies 
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Exist ing & Projected Transit Services & Facilities 
Approximately 1.6 million r iders exit the Takoma Metrorail station 
annually. At least 220 WMATA Metro and 325 Montgomery County, 
Maryland Rid~-On buses pass through the station each weekday. Transit 
service begins as early as 4:30am and ends as late as 2:00am. 

Metro and Ride-On buses currently use the existing Carroll Street 
entrance as the primary point of entry and exit to the Metro station 
site. Approximately 15-20'Yo (48-65) of Ride-On buses use the existing 

access on Eastern Avenue, primarily for exit only. The station's bus 
facility currently includes nine bus bays for loading/unloading 
passengers, with Metro and Ride-On each using four bays and one bay 
not assigned. Most bus stacking/idling occurs on-site near the existing 
bus turnaround. Although Ride-On officially proh ibits the practice, the 
agency's buses have at t imes been observed stacking and idling along 
Cedar Street on the eastern side of the station site. 

Parking for transit users at the Takoma station is provided in a surface 

lot accessed from Eastern Avenue with approximately 158 spaces, 
including approximately 10 Kiss & Ride spaces. Permitted parking hours 
and durations are limited to discourage all-day commuter use. These 
restrictions were a result of strong citizen action during the station's 
design that was intended t o strengthen the station as a pedestrian and 
transit hub rather than an automobile-oriented commuter station. 

Future bus needs at the Takoma station have been confirmed with each 
transit provider during the planning process as follows: 

• Metro does not anticipate t he need for any additional bus bays or 
access to accommodate current and future bus service at the 
station, although some additiona l stacking/idling space is desired. 

• Ride-On has requested from WMATA one addit ional bus bay and one 
stacking/idling space to accommodate current and future service to 
the station. 

• Ride-On requires retention of a bus exit to Eastern Avenue to avoid 
costly bus rerouting from the station. 

• The City of Takoma Park, Maryland has indicated that Prince 
Georges's County's ·The Bus" service intends to initiate bus service 

to the Langley Park/Takoma Park area. However, Prince George's 

County has not determined actual bus routes and has not requested 
use of a specific WMATA Metro station. Ride-On has confirmed 

that such a bus route to the Takoma Metro station can be 
accommodated at Ride-On's assigned bus bays through schedule 

adj ustments and will not require an addit ional bay. 
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Key Transportation Issues 

Based on traffic performance, field observations, and discussions with 
participants in the planning process, several key transportation issues 
were identified and are addressed as part of this plan. These include: 

• 

• 

• 

• 

Vehicular Circulation & Pedestrian Safety. The plan recognizes a 
need to improve key intersect ions and roadways that current ly 
operate at capacity during the peak commuter hours and create 
significant congestion and safety issues. The improvements should 
include measures to mitigate commuter traffic congestion and should 
explore broader traffic calming opportunities fo r the neighborhood. 
The plan also recognizes an immediat e need throughout the area for 
adequate sidewalks, improved pedestrian direction at the Metro 
station and bet ter pavement markings and crosswalk delineation at 
major intersections. 

Parking. There is generally an adequate parking supply in the Central 
District, although its location and design does not effectively serve 
the community. Institutional peak hour usage from Strayer 
University causes parking infringements in the residential 
neighborhoods along Willow and Laurel Streets, located in the 
eastern section of the district. There is also a need to make parking 
more readily available and convenient for retail businesses on 4th and 
Carroll Streets. The parking facility at the Metro s t ation sit e 
should also be relocated to a more strategic and convenient location 
to serve both commuters and retail shoppers. 

Metro & Ride-On Bus Service. Redevelopment planning must 
recognize that the primary fun(:tion of the Metro s tation site is to 
provide transit services. Secondary functions accommodating t he 
needs of the local business community or potential new development 
must be designed in a manner that continues to support current and 
future transit needs at the station. Even if redesigned to better 
accommodate new development opportunities, the current station 
site contains sufficient capacity to meet current and projected 
transit needs for Metrorail , Metro buses and Ride-On buses. In 
order to develop and use the Metro site most effectively, vehicular 
access should be separate from transit access, Met ro and Ride-On 
buses should be required to use on-site boarding and stacking 
facilities, short-term curbside parking for kiss-and-ride functions 
should be provided and sufficient parking should be included to serve 
transit patrons, existing businesses and new development. 

Metropolitan Branch Trail. The Metropolit an Branch TraiJ is a 
regiona l bike path proposed to pass through t he Takoma Central 
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District. The trail provides an opportunity for residents in the area 
to take advantage of this regional transportation and recreation 
resource and connect with other parts of DC and Montgomery 
County, Maryland. As t he District Division of Transportation 
(DDOT) continues to develop the preferred alignment of the trai l, 
proposed routes should be considered in light of the revitalization 
proposals included in the plan. 

Transportation Revitalization Strategies 

The strategies recommended below respond to transportation issues and 
opportunities identified for the Takoma Central District: 

1 . Under DDOT direction a nd in partnership wit h a cit izen 
transportation task force, init iate a comprehensive traffic study 
f or the Takoma Central District and surrounding neighborhoods t o 
identify methods for reducing adverse impact s f rom 
commut er /cut- t hrough t raffic , reducing congestion and improving 
parking and pede strian safety. A major concern for the area and 
for communities throughout the city relates to encroachment of 
commuter-related traffic on neighborhood streets. As a supplement 
to this plan, it is recommended that a comprehensive, community­
wide study be performed to identify how commuter-related 
encroachment can be reduced on the area's neighborhood streets. 

This study should identify specific roads for accommodating major 
north-south and east-west through-traffic movements in the 
community. Guidelines should be established to identify streets 
el igible for traffic calming improvements. The study should be 
coordinated with the upgrad ing of the signal system to determine 
signal timings that would help facilitate traffic diversion strategies. 
The study's recommended actions should be consistent with DDOT 
and WMATA goals and guidelines for Metro station areas throughout 
the city. Coordination with neighboring communities wi ll also be 
essential to generate consensus for needed changes to traffic 
patterns. 

In anticipat ion of this plan recommendation, DDOT has already 
funded and scheduled the Takoma Transportation Study in fiscal 
year 2002. Up to $200,000 has been budgeted for the study, which 
should be completed in six months. The study will examine existing 
traffic conditions in the proposed area and make recommendations 
to improve mobility, parking and traffic safety. The selected 
contractor will investigate current and future needs regarding 
vehicular, transit, pedestrian and bicycle mobility and safety and 
parking issues. Work will involve affected community stakeholders 
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to address their specific concerns and those identified in this plan. 
The contractor's recommendations will include short and long term 
strategies to improve neighborhood parking, address traffic 
management and infrastructure improvements to reduce congestion, 
especially during peak hours, provide adequate transit services, 
improve traffic and pedestrian safety and protect surrounding 
residential streets from traffic impacts. 

Although major recommendations for transportation improvements in 
the Takoma area will be derived from the DDOT study, revitalization 
strategies in the Central District should be initiated as outlined in 
this plan. With much of Takoma's congestion generated by outside 
commuters passing through the community, efforts to enhance the 
quality of life for neighborhood residents can and should be 
advanced. 

Pending the more detailed analysis to be conducted with the DDOT 
study, the Central District's planning team identified a range of 
additional strategies for addressing specific transportation issues. 
These strategies are reviewed below. Implementation of these 
strategies will support and facilitate the continued revitalization of 
the Takoma Central Distd ct even as the more detailed DDOT 
transportation assessment is completed and acted upon. 

2. Mitigate intersection and corridor congestion on Blair Road and 
Carroll Street. Based on DDOTs Classification of Roadways, there 
are two minor arterial roadways serving the plan area: Blair Road and 
Carroll Street. These streets have been identified as roadways that 
are to be maintained to serve significant traffic destined to and 
from this area and from one part of the city to another. 

The traffic volumes through both of these corridors are high since 
they serve commuter traffic, Metro station traffic and local traffic 
in and through the Takoma community. As a result, the intersections 
at Blair Road and Carroll/Cedar/4th Streets west of the Metro 
station and Carroll Street/Eastern Avenue/Willow Street at the 
eastern gateway to the Central District operate at capacity during 
the peak commuter hours and lines of traffic hinder the progression 
of vehicles in both the Blair Road and Carroll Street corridors. In 
addition to heavy commuter traffic, significant delay in the Blair 
Road corridor can be attributed to its narrow two-lane cross-section, 
conflicting turns causing delays for through movements, and 
conflicts with pedestrian traffic headed to and from the Metro 
station. 

Other intersections outside the Central District that. contribute to 
the inefficiency of traffic through the Takoma community include 
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Commuter traffic olong Blair Road 

Intersection of Blair Road/ Carroll 
Street/Cedar Street/ 4th Street 

those at Piney Branch and Blair Roads and Piney Branch Road and 
Eastern Avenue. 

Several options are proposed to address the Blair Road and Carroll 
Street corridor congestion, includ ing: 

• Restrict peak period left turns from Blair Road to Piney Branch 
Road. Because of the existing narrow cross-section of Blair 
Road, turns performed at intersections along this corridor add to 
through delays, especially for vehicles waiting to turn left from 
Blair Road. An improvement to this situation would be to restrict 
all left turns from Blair Road to Piney Branch Road during the 
commuter peak periods. 

• Reduce use of Blair Road as a commuter route. This can be 
achieved by modifying the signal timing at the intersection of 
Blair Road and Georgia Avenue that currently encourages left­
turns southbound from Georgia Avenue onto Blair Road at the 
DC/Maryland border. Another measure that can improve Blair 
Road conditions would be to restrict left turns from Piney 
Branch Road southbound to Blair Road during the AM peak hour. 
These diversion elements would be geared to discourage Blair 
Road as a commuter route, but may create the undesired impact 
of d iverting some traffic to local neighborhood streets. 

• Improve traffic light coordination. As DDOT continues to 
upgrade the existing traffic signal system, it is recommended 
that the existing signal timing patterns along the Blair Road and 
Carroll Street corridors be reviewed and changed as needed to 
better coordinate the signals from intersection to intersection 
and to employ an appropriate signal timing diversion plan. 

• Explore major design changes to the intersection of Blair Road 
and Carroll/Cedar/4th Streets west of the Metro station. Such 
changes should reduce the number of vehicular entry points into 
the intersection from the current five to four, and provide for 
better traffic signal efficiency, better pedestrian safety 
measures and new parking opportunities to support potential 
retai l uses. 

A preliminary design alternative for further study and 
consideration by DDOT is to modify 4th Street for southbound­
only operation for one block between Blair Road and Butternut 
Street. This change will remove one approach from the 
intersection while still allowing vehicular circulation along 4th 

Street. A one-way 4th Street would also allow for approximately 
20-25 short-term, angled parking spaces on at least one side of 
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Drop off and parking along Carroll Street at 
the Metro station 

the roadway to support adjacent retail uses in this key 
commercial area. 

The one-way alternative for 4th Street will require the 
northbound routes of three existing Metro bus lines to be 
altered from 4th Street to Blair Road. Southbound buses will 
continue to use 4th Street. Metro is receptive to such a bus 
rerouting as long as any necessary reconstruction of the Blair 
Road/Butternut Street intersection is completed by DDOT to 
accommodate northbound left turns. Further study may also be 
required to determine the need for and feasibility of a new 
traffic signal at this location. 

3. Improve pedestrian safety in the Takoma Central District with a 
coordinated program of physical improvements. An inventory of 
existing pedestrian facilities and observations of peak pedestrian 
movements through the study area have identified several 
pedestrian issues in Takoma, including the need for adequate 
s idewalks, controlled pedestrian activity at the Metro station, 
better pavement marking and crosswalk delineation at major 
intersection, and adequate timing for pedestrians to cross major 
streets. Proposed improvements include: 

• Construct and/or improve sidewalks in key locations: 
- Blair Road between Piney Branch Road and Cedar Street 
- Maple and Willow Streets south of Carroll Street 
- Sandy Spring Road near Aspen Street 
- Aspen Street under the rail line 

• Upgrade crosswalks with special pavement treatments at 
significant pedestrian crossing locations, including the 
intersection of Blair Road and Carroll/Cedar/4th Streets west 
of the Metro station and the intersection of Cedar and Carroll 
Streets east of the Metro station. 
Revise signal timing to allow for safe pedestrian crossings at key 
locations, including the intersection of Blair Road and 
Carroll/Cedar/4th Streets west of the Metro station and the 
intersection of Cedar and Carroll Streets east of the station. 

• Develop a safe and appropriate design solution for the area 
under and adjacent to the Carroll Street Metro underpass to 
address mid-block pedestrian crossings and Metro patron drop 
off and pick up in this area. 

4 . Serve transit needs first and accommodate all Metro and Ride­
On services on the Takoma Metro station site. Planning for the 
Metro station site must first accommodate the site's current and · 
future transit functions, with the needs of the local business 
community and potential new development as a secondary 
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Transit services at the Takoma 
station include Metrorail and Metro 
and Ride-On buses 

4"' Street retail parking 

consideration. In order to redevelop the Metro site effectively to 
serve confirmed transit needs, as well as achieve development goals 
and address community concerns, the following guidelines are 
recommended for the Metro s ite: 

• Separate vehicular access from bus access. 
• Provide sufficient bus bays and maneuvering space for current 

and projected Metro/Ride-On buses to board and stack on-site. 
• Provide curbside areas for Kiss & Ride and Taxi functions, along 

with short-term retail parking. 
• Provide sufficient and better-located on-site parking to 

accommodate both Metro patrons and retail customers. 

To comply with these guidelines and accommodate the confirmed 
needs of each service provider, specific design solutions for the 
Metro station site are proposed and reviewed in the plan's Urban 
Design section that follows. 

As the approval and redevelopment process for the Metro site 
evolves, it is important that interagency coordination is maintained 
between WMA T A, Ride-On and DDOT, and is facilitated with a 
community committee to assist in the development approval process 
and the implementation of Metro site development guidelines. 

It is also important for redevelopment of the Metro site to provide 
flexibility for the incorporation of the Metropolitan Branch Trail 
because of the trail 's importance in providing an alternate means of 
connectivity to the Metro s tation. An example of such 
accommodation at a Metro station can be seen at the New York 
Avenue station currently under development. 

5. Improve parking for neighborhood residents . Existing parking 
issues related to the Takoma area include institutional peak hour 
usage, parking enforcement and shared parking opportunities. As a 
Metro station community, residential permit parking has been 
instituted to prevent commuter parking in residential neighborhoods. 
It is important to stress rigorous enforcement as a mechanism to 
help protect parking for residents in the Takoma community. The 
effect of parking infringement is also related to institutional uses 
such as Strayer University located in the eastern section of the plan 
area along Willow and Laurel Streets. Parking restrictions should be 
extended later in the evening to protect residences in these areas 
from parking associated with these uses. 

6 . Improve parking for local retail businesses. Approximately 20-25 
additional parking spaces could be provided along 4th Street as part 
of the one-way southbound option previously identified. This parking, 
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coupled with parking at the Metro site, which currently appears to 
be underutilized at times, can be promoted as additional parking for 
retail uses in the area. There are also approximately 12 private 
parking lots in the study area that can help address parking needs. 
However, because these lots are privately owned, their use for 
additional public parking for the community will require negot iation. 

7 . Support and incorporate Metropolitan Branch Trail options into all 
transportation improvements for the area to ensure good access 
and connect ions to this regional resource . The trail provides an 
opportunity for residents in the area to take advantage of this 
regional transportation and recreation resource and connect with 
other parts of DC and Montgomery County, Maryland. As DDOT 
continues to develop the preferred alignment of the trail, a number 
of route options have been identified as potential configurat ions for 
the trail through Takoma, as shown in Figure M below. All of the 
potential trail alignments originate south of Takoma at Union Station. 
The route options are provided here for information only and do not 
constitute an endorsement of any particular choice. A final decision 
on the preferred trail alignment will be made as part of a separate 
DDOT process to include community involvement and input. 

Figure M 
Metropolitan Branch Trail Route Options 
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URBAN DESIGN 

To build upon the revitalization str.ategies reviewed in the Historic 
Preservation, Market Economics, Land Use and Transportation sections, 
the planning team has also developed the following urban design 
recommendations. The urbart design concept and strategies proposed 

for the Takoma Central District are intended to help ensure that t he 
policy, program and operational solutions proposed in the previous 
sections are implemented in a manner that embraces and complements 
the community's goals for the physical character of the district. 

Urban Design Concept 

The overall concept for a small scale, mixed-use, pedestrian oriented, 
neighborhood business district and many of the specific design features 
of previous Takoma planning efforts still remain valid today. Creating a 
community open space on Carroll Street, linking existing commercial 
areas, siting buildings close to streets, maintaining sight lines, minimizing 
large parking lots and improving the Metro underpass will all contribute 
to creating an active, pleasant, "people" place for Takoma. However, in 
order to ach ieve t his desired community character, t he underlying urban 
design framework must be reinforced and improved: 

• As discussed previously, a signature open space should be developed 
as a town center and gateway for the community. This Village Green 
environment should be of high quality design and provide an 
extension of pedestrian activities along Carroll Street, and 
connection to, from and through the Metro station site. As part of 
any proposed development at the Metro site, the station itself 
should be enhanced with improved community amenities to better 
service its many transit users. 

• The overall quality of streets and streetscape treatments in t he 
Central District must be enhanced in order to provide pedestrian 
safety, comfort and interest and make the area more attractive and 
inviting to residents, visitors and private investors. Continuous, safe 

and adequate sidewalks and crossings to and from important area 
destinations are also critical to achieving an active, pedestrian­

friendly public realm. Areas in particular need of improvements 
include the Metro station and underpass, Carroll Street, 4th Street , 

Blair Road and Chestnut Street. 

• Infill development of compatible scale and use to the neighborhood 
should replace vacant lots and underutilized properties and help form 

continuous, active build ing edges that invite pedestrian movement. 
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Existing Met ro station open space 

Neighborhood gathering at William 
J. Bowman Square, Vermilion, NC 

• The residential communities east and west of the Metro tracks need 
to be better linked. This can be achieved through improved 
development patterns and one .or more additional entrances on the 

western side of the Metro station. 

Urban Design Revitalization Strategies 

Revital ization of Takoma's Central District requires renewing the area as 
a vibrant, well designed and attractive mixed use community. The 
strategies recommended below review how this vision can be achieved 
through better urban design, including a detailed summary of site 
guidelines for potential new development at the Metro station site. 

1 . Create a Village Green as the Central District's Signature Open 
Space. Many residents of the Takoma community have strong 
feelings about the existing Metro station open space area. Although 
this plan calls for new development at the Metro site, it also 
recommends creation of a major new open space area on Carroll 
Street adjacent to the Metro station entrance to help define this 
site as a focal point for the Central District and better serve 

residents as a community space and gathering place. This Village 
Green should include a variety of uses, including passive and active 
areas and features for more formal community gatherings. The 
green should be an extension of the public realm and activities along 

Carroll Str:eet and help form a continuous connection to, from and 
through the Metro station area (see Figure N). 

Figure N 
Illustrative Sketch of Villa e Green 
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Existing Metro entrance 

Metro wall along Blair Road 

Existing pedestrian crossings at 4'~~> St 

intersection 

2. Provide western entrances to Metro station in order to reknit 
communities east and west off the tracks. While the Metro 
station successfully links the Takoma community to the greater 
Washington Metro area, its large, unbroken, retaining walls and 
elevated rails constitute both a physical and psychological barrier 
between areas east and west of the Metro tracks. In a district with 
an otherwise finely grained urban pattern, the elevated Metro 
features many of the negative attributes of a large impenetrable 
"super-block". Additionally, the single, east side entry to the Metro 
station on Carroll Street creates the impression that Metro mainly 
serves areas east of the tracks. To counteract the perception of 
Metro as a barrier to pedestrian access and to help reinforce the 
continuity of the urban fabric on both sides of the tracks, at least 
one additional western entrance to the Metro station is should be 
provided. Opening up the station to the Cedar Road/Blair St/ 4th St 
area with easy pedestrian access will also help activate deserted 
areas along the Metro and boost the retail potential of 4th Street. 

3. Enhance the Metro station as a community gateway. Even though 
Metro typically uses an understated form of architecture to define 
its stations, a more activated and prominent station design is 
recommended for Takoma. The station site is a principle gateway 
into the neighborhood for Metro riders. In addition to encouraging 
pedestrian access to and from the Metro, the site should enhance 
the experience of arriving in the neighborhood. The Metro station, 
station amenities, routes to the station, and especially the underpass 
along Carroll Street should be improved for comfort, pedestrian 
safety and community use. Kiosks should be added near the station 
entrance, the Metro underpass should be enhanced with streetscape 
treatment and public art and the number of bicycle racks should be 
increased to accommodate additional bike riders, especially those 
anticipated from the proposed Metropolitan Branch Trail. 

4. Improve overall streetscape quality. Streetscape design guidelines 
and a streetscape enhancement program should be developed for the 
primary streets in the Central District. Areas that need immediate 
improvement and upgrade include: Carroll Street, 4th Street, Blair 
Road, Chestnut Street, Aspen Street (especially the Metro 
underpass area), Sandy Spring Road/Maple Street and Willow 
Street. The streetscape program should be designed and 
coordinated with the City of Takoma Park and Montgomery County, 
Maryland to create seamless and transparent connections across the 
DC/ MD boundary. Streetscape design standards and treatments 
should include street sections, key intersection treatments, street 
tree plans, paving materials, light fixtures, signage, benches, bicycle 
racks, and other features. 
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Example of consistent street wall and 
reta il frontage a long Laurel Street in 
Takoma Park, MD 

4111 Street retail frontage in Takoma, DC 

Building frontages along Carroll Street 
in Takoma, DC 

5 . Increase pedestrian safety. Streets should provide comfort and 
safety for pedestrians. Continuous, safe and adequate sidewalks and 
crossings connecting important area destinations are critical to 
achieve an active pedestrian-oriented public realm. Streets that 
need immediate improvements and upgrades include Blair Road, 
Carroll Street, 4th Street, the Metro underpass, and others as 
outlined in the Transportation section. 

6. Improve built edges, public frontages and ret ail storefront s along 
major commercial corridors and pedestrian connect ors . 

• Create consistent street walls and setbacks along primary 
corridors: Current regulation of building location, definition and 
setback does not achieve the goal of an active, engaging 
pedestrian-oriented public realm. This deficiency is exemplified 
by the relatively recent CVS building on Carroll Street. In order 
to achieve compatible revitalization in the district, buildings 
along Carroll Street, 4th Street and sections of Blair Road are 
encouraged to be built to the property line at densities 
supported by current zoning up to four stories in height. 

• Create continuous, active street frontage and retail storefronts 
along major commercial corridors: While all streets in the 
district should comfortably accommodat e pedestrians, certain 
streets should have a distinctly act ive, pedestrian-oriented 
character. Carroll Street should be the primary retail, shopping 
and east-west connector street, with continuous, high quality 
retail frontage on the ground floor , transparent storefronts, 
tasteful signage and limited curb cuts (see Figure 0). Blank 
walls, service areas and parking should not be permitted to front 
on the street. Active ground floor uses should be required along 
Carroll and 4tn Streets and at the Cedar Street/Blair Road 
corner, with facade improvements along 4th Street. 

Figure 0 
I llustrative Sket ch of Retail Frontage , South Side of Carroll Street 

, .. ···- , _._ ·- ... ··· 
-.. _ .. --.. __ -... _ ... 
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7. Establish specific redevelopment guidelines for the Metro station 
site. The Takoma Metro station represents a significant public 
investment in mass transit . It is imperative that the Metro site 
continues to serve transit needs first , and the revitalizat ion goals of 
the community second. It is equally important to acknowledge 
community concerns regarding preservation of open space on the site 
and protection of nearby residents most directly impacted by Metro 
functions. However, Metro is actively considering a development 
proposal for the Takoma station site as part of the agency's Joint 
Development Program, and will consider others if the current project 
does not move forward. Private development of a portion of the 
station site is therefore highly likely in the next several years. 

As Metro's consideration of development proposals progresses, it is 
critical that the agency reviews such projects in terms of the overall 
objectives and planning goals that the community has put forward 
through the Takoma Central District planning process. Site-specific 
guidelines are therefore proposed for the Metro station site to help 
ensure compatible development density, coherent architectural 
character, buffering of impacted residences, adequate transit 
faci lities and overall design of the highest quality. Specific site 
objectives, basic planning goals and specific redevelopment guidelines 
for the Metro station s ite are recommended as follows: 

• Site Objectives 

- Meet current and future transit operational requirements. 
- Provide open space for the community. 
- Accommodate development that furthers revitalization goals, 

achieves compatible architecture and scale and implements 
"smart growth" policies. 

Basic Planning Goals 

Operational Requirements: 
- The Takoma station has the highest percentage pedestrian use 

in the Metro system- 43 'Yo of riders arrive and leave by foot. 
Easy, safe and direct station access for pedestrians, bicyclists, 
vehicles and buses should be accommodated f irst. 

- Planning and design should accommodate the current and 
projected needs of both Metro and Ride-On buses. 

- Transit operations and related functions (including bus idling) 
should be accommodated on the Metro site to minimize adverse 
impacts on nearby residential neighborhoods. 

Open Space and Buffers: 
- A range of 0.8 to 1.2 acres of open space should be provided 

and enhanced as the community's Village Green. 
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Community park & gathering place defined 
by townhouse development, Will iam J . 
Bowman Square, Vermilion, NC 

Proposed Community Green- Son J ose, CA 

Building front s that relat e to and 
address streets and pedestrian 
routes - Alexandria, VA 

- An appropriate buffer should be provided adjacent to areas on 

Eastern Avenue directly impacted by station operations. 

Development Capacity: 
- Development at the Metro station site should provide an 

appropriate transition to the existing garden apartments and 
single-family homes on Eastern Avenue. 

- The suggested development threshold for the Metro station 
site is approximately 65-95 townhomes at 22-32 units/acre. 

• Red.evelopment Guidelines 

Village Green: 
- Provide a community open space of 0.8 to 1.2 acres. 

Locate and design to provide visual continuity. 

Design as a public green with a park-like environment (as 
opposed to an urban plaza). 
Strengthen the pedestrian character of the urban edge of 
Carroll Street and extend pedestrian access eastward towards 
Old Town Takoma Park and into adjacent residential 
neighborhoods. 
Be part of the public realm and not restricted as part of 
private development. 

Provide an appropriate degree of comfort and amenity, 

including special pavement materials, image features/focal 
points, landscaping, lighting and seating. 

Consider the incorporation of historic components, including 
maps, date markers, interpretive signs and other components in 
appropriate design elements, such as sitting areas. 

Community Connections: 
- New development should be responsive to and relate to the 

surrounding community. 
New development should address and front upon existing 
neighborhoods and streets to increase pedestrian safety and 
activity. 
A minimum front yard setback of ten feet is strongly 

encouraged along Eastern Avenue and Cedar Street to provide a 
transitional community frontage with existing residential uses 
on the east side of these streets. 

A landscaped buffer of no less than fifty feet should be 
provided between the Metro station's transit functions and 

existing residential uses, such as the multi-family structures to 
the north along Eastern Avenue. 

New development should include direct public pedestrian 

access to the Metro station and incorporate thru-streets that 
connect to the existing street system . 

The new Metro parking faci lity should be located so that it is 
convenient for both commercial d istrict and Metro users and 
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massing to adjacent single-family homes -
Alexandria, VA 

min imizes impacts to adjacent residential properties, 
particularly those along Eastern Avenue. 

- Access to the new Metro parking facility should be designed as 
an integral part of the site's road system, possibly wit h 

additional on-street metered parking. 
- New development adjacent to the Metro station should seek to 

promote transit use by minimizing development of parking 
spaces (encourage a 1 to 1 unit/parking space ratio and on­
street parking). 

- New development should allow for views and access to and from 
the Metro station. 

- New development should be sited to reinforce the clarity of 
public spaces, including clear boundaries with public areas such 
as the Village Green. 

- Live/work units fronting upon the Village Green should offer 
active ground floor retail and personal service uses that will 
advance the district's revitalization goals. Service areas 
should be located or screened to minimize adverse impacts on 
surrounding residential neighborhoods and public spaces. 

Scale & Massing: 
- New development should provide an appropriate design 

transition to the garden apartments and single-family homes on 
Eastern A venue. 
Focus taller structures (up to four storie.s) along edges that 
front upon the Village Green and Metro transit functions. 
For townhouse development, a break in the street wall and 
facades should occur after every 6-8 units to provide visual 
relief and discourage large, solid unbroken walls. Breaks should 
occur even more frequently along edges facing existing single 

family homes. 

Quality: 
- New development should be of high quality, high-energy 

efficiency materia ls and design; "greenH and non-toxic 
materials (for good indoor air quality) should be used where 
feasible. 

- Porches, bays and dormers as well as other design elements are 
encouraged to relate to existing architectural styles in the 

community. 

A Conceptual Redevelopment Plan incorporating the recommendations 

described above is shown in Figure P below. This plan is presented as 

a visual guide for redevelopment of the Metro station site. Any final 

redevelopment proposal for the site will be required to undergo all 
applicable development review processes required by Metro and DC 
Government, including design review by the DC Historic Preservation 

Review Board. It is also recommended that the site development 
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Conceptual diagram showing 
transit functions, Village Green, 
potential development envelope, 

parking & vehicular access, 
pedestrian connections and public 

street frontage 

plan for such a project be reviewed as a Planned Unit Development 

(PUD) to ensure appropriate public involvement and review. 

For an overview of the specific components of the Conceptual 
Redevelopment Plan, please see the description of the Illustrative 

Redevelopment Scenario for the entire Central District that is 
presented in the following section. 

Figure P 
Conceptual Redevelopment Plan for Takoma Metro Station Site 

i .. - . .i Redevelopment Area ~---> Pedestrian Connections 

D Village Green ~ Bus access 

- Live/Work- Retail/Services ~ Automobile Access + 
[. I Potential Development Envelope c=:::> Kiss & R1de I Taxi Drop-Off 

North 

C.:J Parking Garage 
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Illustrative Redevelopment Scenario 

The Takoma Central District Plan includes a variety of revitalization 
strategies and approaches that can be applied to current development 
proposals and future decisions about development in the area. To help 
visualize how a revitalized Takoma Central District may develop based on 
the plan's key strategies, t he planning team developed the Illustrative 
Redevelopment Scenario shown in Figure Q below. This scenario is 
presented here simply to illustrate a potential redevelopment 
outcome and is not intended to represent a predetermined 
development plan. The actual redevelopment of properties in the 
Takoma Central District will be subject to private market decisions, 
public regulatory and review processes, and ongoing input and 
guidance from the citizens of the Takoma community. 

The Illustrative Redevelopment Scenario showcases the Village Green as 
the Takoma community's new focal point and gateway, providing the area 
with a high quality, signature open space. The Village Green is bordered 
by public sidewalks and streets with short-term parking, Kiss & Ride and 
taxi space, and framed by new development and renovated buildings with 
ground floor retail and service uses. Small scale, mixed-use infill 
development has transformed Carroll Street into a coherent commercial 
corridor with a seamless transition between activit ies in Takoma, DC and 
Takoma Park, MD. 

Parking for retail users is provided behind buildings, and parking for 
both shoppers and transit use.rs is provided in a two- level parking garage 
located on the Metro site, close to the Village Green and above the 
Metro and Ride-On bus facility. A new street with short-term, metered 
parking spaces, bordering the north side of the Village .Green, provides 
parking garage access from Cedar St reet. A redesigned and expanded 
bus facil ity, partially covered by the parking garage, includes ten bus 
bays for boarding, additional stacking spaces and a turnaround loop. The 
bus facility is s ited immediately adjacent to the Metrorail station to 
improve rail/bus transfers and provide appropriate space on the site to 
accommodate new private investment. Primary bus access remains on 
Carroll Street, with a secondary Ride-On exit-only to Eastern Avenue 
adjacent to an intensive landscaped buffer area on the s ite's northern 
border. Additional western points of pedestrian entry are also provided 
at the both the main and elevator entrances to the Metro station. 

Several new housing and mixed use developments are sited to maximize 
the benefit of the area's proximity to transit , with development 
patterns that encourage pedestrian activity, reinforce the continuity of 
the existing urban fabric and link communities on both s ides of the 
Metro tracks. 
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Figure Q 

Illustrative Redevelopment Scenario 

Redes,gned Metro bus 
foclllty w/parking 

garage above 

4t" Stree1 
one-way 

southbound 

New 
apartment/ 
townhome 

development 

Existing Building C=:J 
Potentia l .. 

Redevelopment /Infi II + North 

The Metro site itself includes a new neighborhood of townhome5 with 
streets and pedestrian walks interconnected to the Metro station and 
surrounding neighborhood. Units fronting on the Village Green include 
live/work space t o provide active ground floor retail and service uses in 
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this busy pedestrian area. New apartment projects with ground floor 
retail space circle the main station entrance to the east and west. 
Additional townhome and apartment developments replace the industrial 
uses along Blair Road and Spring Street to the west and the large vacant 
area between Maple and Willow Streets to the east. Moderate-scale, 
mixed use office/residential projects take the place of industrial 
buildings a long Vine Street. 

Pedestrian enhancements and traffic improvements throughout the area, 
inc luding street scape, sidewalks, crosswalks and changes to the infamous 
intersection at Blair Road and 4th/Cedar/Carroll Streets, make the 
district a safer and more enjoyable place to walk, bike and drive. 
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IMPLEMENTATION SUMMARY 

The Takoma Central District Plan is a practical starting point, not the 

final word, for revitali zing the Central District. As the community and 
city begin implementation, the plan will require the continued involvement 
and responsiveness of community residents and commercial, institutional 
and government partners - and a willingness to make things happen. All 
partners must actively participate to achieve positive change. 

Revitalization Implementation Plan 

A Revitalization Implementation Plan has been developed to initiate 
action on the revitalization strategies outlined in the Takoma Central 
District Plan (see Table G below). To achieve consistency and easy 
reference to the plan document, the Implementation Plan is organized 
according to the five revitalization components described in the plan: 

• Historic Preservation 
• Market Economics 
• Land Use 
• Transportation 

• Urban Design 

Each of the five revitalization components contains all of the 

revitalization strategies included in the plan document. The 
revitalization strategies have been further divided into Guidelines and 

Action Items: 

• Guidelines are revitalization strategies that will direct the planning 
and implementation of public investment and the review of private 
development proposals on specific sites throughout the Central 
District. These guidelines will be used as an important tool for 
District-initiated enhancements and in the city's development review 
processes. 

Action Items are those specific revitalization strategies that can be 
acted upon and implemented by various city agencies and other 

community partners. Proposed timeframes for implementation of 

these action items are included to help direct and gauge progress. 

The Office of Planning will provide general coordination of plan 
implementation in partnership with Takoma citizens and other 

stakeholders. 
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Table G 
Revitalization Implementation Plan 

1. Historic Preservation 
0 

Guidelines 
La • Recognize and respect Takoma's rich heritage as an integral part of all revitalization, urban design and 

marketing strategies and initiatives 
Action Items Partners & Timeframe 

Resources Ye4r 1 YeQr 2 Ye4r 3 Long 
(FY02~ jFY03l (FY04) R4nge 

1.1 • Complete a neighborhood property survey to OP, Historic X 
investigate the historic potential of areas and Takoma 
individual properties surrounding the existing historic 
district 

1.2 • Promote availability of Federal historic preservation OP, Historic X X 
tax credit program for certified rehabilitation Takoma 
projects and initiate legislative action to provide 
property tax credits for renovation of owner-
occupied residential properties in the Takoma Park 
Historic District 

1.3 • Update design guidelines (Kresscox/Sulton Campbell, OP X X 
1986) for the historic district to better reflect 
today's market conditions and rehabilitation 
techniques 

1.4 • Improve signage for DCs Takoma Park Historic OP, Historic X X 
District, coordinated with the adjacent historic Takoma, 
district in Takoma Park, Maryland CTP 

1.5 • Develop and market a joint DC/MD historic walking OP, Historic X 
tour in coordination with other historic preservation Takoma 
and cultural heritage programs (such as DC Heritage 
Tourism Council) 

1.6 • Develop and implement a marketing plan that DCMC, OP, X 
emphasizes the historic charm, cultural heritage and Historic 
history of the Takoma community Takoma 

2 . Market Economics 
0 

Guidelines 

2.a • Target initial public and private investment in the Takoma Central District towards projects and 
locations that can encourage and leverage other new private development 

2.b • Use the relatively large, available and publicly owned parcel at the Metro station site as a key location 
to accommodate substantial new near-term investment in the Takoma Central District 

Action Items Partners & Timeframe 
Resources Ye4r 1 Ye4r 2 Ye4r 3 Long 

(FY02~ _(_FY03) (FY04) R41'1Qe 
2.1 • Organize a business management group or non-profit Businesses, X X 

community development corporation (preferably inter- DMPED, OP, 
jurisdictional) to deal with issues such as CTP 
beautification, tenant recruitment, property owner 
negotiations and marketing 
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2.2 • Investigate a zoning overlay district that ensures OP, OZ, X X 
retention and establishment of small to moderate property 
scale ground floor retail uses in a continuous pattern owners 
along Carroll St reet 

2.3 • Investigate incentives to improve/ develop key DMPED, OP X X 
parcels and determine which incentives provide the 
largest pay-off 

2.4 • Address vacant/abandoned properties through· Ward 4 X 
targeted code enforcement NSI Core 

Team 

3.0 Land Use 

Guidelines 

3.a • Accommodate near-term housing ~emand at key opportunity sites that are most appropriate for 
residential and.mixed use development 

3.b • Encourage redevelopment of light industrial areas and key vacant s ites to accommodate addit ional 
longer-term housing development 

3.c • ·Enhance the Metro station ·site with a signature open space as a focal point for the Takoma Central 
District 

3.d • Retain and strengthen the Takoma Central District as a mixed-use neighborhood 
. 3.e • Focus init ial near-term act ions on f ive priority redevelopment s ites 
3.f • Encou~age development of shored parking with Metro and other key landowners in locations that con 

better support the overall commercial district 
Action Items Partners & Timeframe 

Resources Ye4r 1 Year 2 Ye4r3 Long 
(FY02) (FY03) (FY04) Range 

3.1 • Concentrate retail activities in key opportunity sites OP, OZ, X X X 
and areas along Carroll Street and 4th Street by property 
establishing a zoning overlay district along these owners 
corridors to require retention and establishment of 
ground f loor retail uses 

3.2 • Limit negative ·activities and inappropriate uses OP, OZ, X X X 
through targeted rezoning, a zoning overlay district, property 
and coordination with the Mayor's Neighborhood owners, Wd 
Action Neiqhborhood Services Initiative 4NSI Team 

4 .0 Transportation 

Guidelines 

4.a • Serve transit needs first and accommodate all Metro and Ride-On services on the Takoma Metro 
station s ite 

4.b • Support and incorporate Metropoli tan Branch Trail options into all transportation improvements for 
the area to ensure good access and connections to this regional resource 

Action ·Items Partners & Timeframe 
Resources Year 1 Ye4r 2 Yeo.r3 Long 

(FY02) (FY03) (FY04) Range 
4.1 • Under DDOT direction and in partnership with a DDOT, X X 

cit izen transportation task force , init iate a Mont. Co. 
comprehensive traffic study for the Takoma Central DPWT, CTP, 
District and surrounding neighborhoods to identify citizens 
methods for reducing adverse impacts from 
commuter/ cut-through traffic, reducing congestion 
and improvi ng parking and pedestrian safety 
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4.2 • Mitigate intersection and corridor congestion on DDOT X X X 
Blair Road and Carroll Street 

4.3 • Improve pedestrian safety in the Takoma Central DDOT, DPW X X X 
District with a coordinated program of physical 
improvements 

4.4 • Improve parking for neighborhood residents DDOT, DPW X X X 
4.5 • Improve parking for local retail businesses DDOT, X X 

DPW, 
businesses 

5.0 Urban Design 

Guidelines 

5.a • Create a Village Green as the Central District's Signature Open Space 
5.b • Improve built edges, public frontages and retail storefronts along major commercial corridors and 

pedestrian connectors 
Action Items 

5.1 • Provide western entrances to Metro station in order 
to reknit communities east and west of the tracks 

5.2 • Enhance the Metro station as a community gateway 

5.3 • Improve overall streetscape quality 

5.4 • Increase pedestrian safety 
5.5 • Estab lish specific redevelopment guidelines for the 

Metro station site 
Note: This action item has been accomplished within 
the Urban Design section of this plan document 

ACRONYMNS 

CTP = City of Takoma Park, MD 

DCMC = DC Marketing Center 

DDOT = DC District Divis io n of Transportation 

DMPED = Deputy Mayor for Planning and Economic Development 

DPW = DC Department of Public Works 

Partners & 
Resources 

WMATA, 
DDOT 
WMATA, 
DDOT, DPW 
DDOT, 
DPW, Mont. 
Co. DPWT, 
CTP 
DDOT, DPW 
OP, 
WMATA, 
DDOT 

Mont. Co. DPWT = Montgomery County Department of Public Works and Transportation 
NSI = DC Neighborhood Services Initiative 
OP = DC Office of Planning 
OZ = DC Office of Zoning 
WMAT A = Washington Metropolitan Area Transit Authority 

Timeframe 
Year 1 Year 2 Year 3 Long 
(FY02) (FY03) (FY04) RanQe 

X X 

X X 

X X X 

X X 
X 
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