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Takoma Park prides itself on its progressive values. It 
is a Sanctuary City, Nuclear Free Zone, is a nationally 
recognized Tree City (and Azalea City), and was among 
the first cities in the country to extend voting privileges 
for City elections to 16- and 17-year-old residents and 
non-US citizens. The city boasts an established rent 
stabilization program and a Tree Ordinance aimed at 
preserving and expanding the city's urban forest. Since 
its inception as a planned commuter suburb in 1883, it 
has remained an attractive and popular place to live,  

work, and play. It is noted as one of the most progressive 
municipalities in the region. 

It is home to Washington Adventist University, which was 
founded in 1904 by the Seventh-day Adventist Church. The 
diversity of the community is also reflected in the student 
body, who come from across the United States and from 
more than 45 countries. This plan is a minor amendment 
to the approved and adopted 2000 Takoma Park Master 
Plan and is a partnership between the Montgomery County 
Planning Department and the City of Takoma Park.

MAP 1: REGIONAL CONTEXT MAP

INTRODUCTION
CHAPTER ONE

The City of Takoma Park is 
an incorporated municipality 
located in Montgomery 
County, Maryland, bordering 
Prince George’s County to 
the east and the District 
of Columbia to the south. 
It is well-served by public 
transportation, providing 
e�icient access to major 
employment and activity 
centers within the region via 
Metrobus, the Takoma Park 
Metro Station, and the two 
planned Purple Line stations.

According to the 2020 
Census, the City of Takoma 
Park has a population of 
approximately 17,000 people. 
The population is diverse, 
with a sizeable immigrant 
population. This diversity 
is reflected in the culture, 
food, and businesses and in 
the languages spoken by its 
residents.   

INTRODUCTION 1
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MAP 4: PROPOSED LAND USE
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The Plan Area currently includes a mix of single- 
and multi-family residential zoning with a 
small amount of mixed-use zoning.  The multi-
family zoning is clustered along Maple Avenue 
and single-family residential zoning exists on 
the city’s municipal properties, the Adventist 
Campus, and on the edges of the Plan Area.  
The existing mixed-use zoning is limited to one 
retail building on Maple Avenue and a small 
number of retail and commercial properties at 
the intersection of Flower and Erie Avenues. The 
Community-Serving Retail Overlay Zone and 
the Takoma Park/East Silver Spring Commercial 
Revitalization Overlay Zone also cover portions 
of the Plan Area.  These overlay zones were put in 
place with the 2000 Takoma Park Master Plan to 
address needs not then addressed by the Zoning 
Ordinance. 

As shown below and discussed in greater detail 

in the District Recommendation Section, the 
Plan recommends rezoning the multi-family 
residential, municipal, and Adventist Campus 
properties from single-use residential zones 
to the mixed-use Commercial/Residential (CR) 
and Commercial/Residential Town (CRT) zone 
at su�icient densities to provide incentives 
for private reinvestment, to support new 
development compatible with the adjoining 
properties, and to create opportunities for new 
public amenities and needed public facilities.  
Since the CRT zone accommodates the intent 
and functions of the existing overlay zones in the 
Plan Area, the Plan recommends removing them.  

Along the edges of the Plan Area, the Plan 
recommends lower-density mixed-use 
Commercial/Residential Neighborhood (CRN) 
zoning, which has a simplified development 
review process compared with CRT as 

development is by-right and does not require 
the provision of Zoning-Code-defined “Public 
Benefits.”  Additionally, a small number of 
properties in the Plan Area currently do not 
conform to the existing densities mapped to 
those sites.  The Plan recommends rezoning 
those properties to make the existing buildings 
conforming and allow modest additional new 
development. 

The Commercial/Residential family of zones 
generally encourages minimizing parking in favor 
of promoting transit use.  

As discussed elsewhere in the Plan, this 
community has excellent connectivity, with good 
sidewalks and ready access to several bus lines to 
nearby transit centers including the Takoma and 
Silver Spring Metro Stations, planned Purple Line 
stations, and the Takoma Langley Transit Station.

IMAGES: VARIED BUILDING TYPES IN TAKOMA PARK
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FIGURE 3: ZONING ORDINANCE COMPATIBILITY DIAGRAM FOR NEW DEVELOPMENT CONFRONTING RESIDENTIAL PROPERTIES (ACROSS THE STREET)
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FIGURE 12:  MAPLEWOOD AVENUE - MAPLE AVENUE TO FLOWER AVENUE, LOOKING EAST (ULTIMATE)





49

FIGURE 14: MAPLE AVENUE - PHILADELPHIA AVENUE TO HILLTOP ROAD, LOOKING EAST (ULTIMATE)
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3.2.6	 POLICY AREA-LEVEL 
TRANSPORTATION ANALYSIS

As required by the 2020-2024 Growth and 
Infrastructure Policy (GIP) approved by the 
County Council, Master Plans must assess 
transportation impacts at the larger “policy area” 
level.  The process of this analysis is discussed 
in detail in the appendix.  The geography used in 
the determination of this finding is the area of the 
County located south of the Beltway (I-495) and 
east of Rock Creek Park (formerly referred to as 
the Silver Spring/Takoma Park policy area). 

The policy-area-level transportation system 
performance analysis performed in support of 
the 2022 Silver Spring Downtown and Adjacent 
Communities Plan (SSDACP), which included the 
Takoma Park Minor Master Plan Amendment 
(TPMMA) plan area, indicated that that Plan is 
forecasted to achieve transportation adequacy 
at buildout.  Based on this finding, the TPMMA 
area is also forecast to achieve transportation 
adequacy at buildout due to the Plan Area’s 
relatively small portion of the geography of the 
larger policy area and the modest scale of the 
land use and transportation recommendations 
associated with the TPMMA, which would not 
have a significant impact on the results of the 
policy area-level transportation system analysis 
performed in support of the SSDACP. 

3.2.7	 NON-AUTO DRIVER MODE SHARE
To encourage reduction of single-occupant 
automobile use for trips to work in the County, 
the 2020-2024 Growth and Infrastructure Policy 
set context-sensitive goals to increase Non-
Auto Driver Mode Share (NADMS). The NADMS 
is the percentage of drivers using a mode of 
transportation other than a single-occupant 
vehicle. The Plan confirms the goals of the GIP for 
the Plan Area by setting a NADMS goal of 48% for 
residential and commercial development.  This 
recommendation will guide private development 
during the development review process and a�er 
the projects are built.

3.3	 RESILIENT  

3.3.1	 ENVIRONMENT 
Climate resiliency can reduce the vulnerabilities 
and ecological threats in the face of climate 
change. This plan recognizes climate threats and 
addresses existing site conditions, impacts, and 
local climate stressors to embrace the concept of 
climate-forward planning and design. 

The County’s and Takoma Park’s top 
climate hazards are extreme heat, increased 
precipitation, and severe storms. Climate 
Resiliency is the capacity to anticipate, cope, 
and manage anticipated climate impacts. 

Climate Adaptation refers to actions to prepare 
for, mitigate, and adjust to projected impacts. 
Addressing both is essential to strengthen the 
capacity of communities to thrive in the face of 
climate change.

The Plan supports the strong climate actions the 
County and Takoma Park have already instituted 
under the County’s Climate Action Plan, Thrive 
Montgomery 2050, Green Building Construction 
codes, and the City’s Sustainability and Climate 
Action Plan (SCAP) and the Climate Emergency 
Response Framework. All aim to reach net-zero 
carbon emissions by 2035 and mitigating impacts 
to improve climate resiliency and adaptation.
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The overall tree canopy cover for the Plan Area is 
43% while developed properties overall have a 
lower tree canopy of 26%. The City has established 
a goal of 60% tree canopy coverage throughout 
the entire city. Shaded surfaces can have a UTCI 
di�erence as much as 10–30°F cooler than the 
unshaded impervious surface areas. Trees and 
stratified shrubs and vegetation provide the most 
heat mitigation benefits when planted strategically 
to create linear, connected canopy cover, and 
in larger clusters around buildings, roadways, 
sidewalks, play and gathering spaces, and parking 
lots.

To address these issues, the Plan recommends:

	¶ Tree Canopy

	o Consistent with the City’s goals of 60% tree 
canopy throughout the entire city, achieve 
60% tree canopy coverage for the overall plan 
area on both public and private property.  

	o All new street and landscape tree plantings 
should have a minimum of 1,000 cubic feet 
of soil volume per tree. This shall not apply to 
forest mitigation and forest restoration areas. 

	¶ Heat Island

	o Reduce urban heat island temperatures 
using Nature-Based Design Examples, 
which are sustainable planning, design, and 
engineering practices that integrate natural 
features into the landscape to mimic nature 
in the built environment, such as trees, 
shrubs and native plantings, bioretention 
facilities, gardens, vegetated open spaces, 
and green roofs. 

NATURE-BASED DESIGN EXAMPLES
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	o Implement Cool Street elements into the 
streetscape, including but not limited to:
	Á street tree canopy and other shading 

devices;

	Á high-albedo surfaces on sidewalks, parking 
spaces, parking lots, pathways, open spaces, 
courtyards, and other impervious surfaces; 

	Á planted areas, linear street tree plantings; 

	Á shaded seating/respite areas; and

	Á working water fountains and/or water refill 
stations.

	o On City streets, plant native canopy trees no 
farther apart than 40 feet on center within the 
right-of-way. Target tree plantings in the hottest 
areas shown below.  

	o new construction projects over 5,000 square 
feet should provide a minimum of 35% of the 
site’s impervious area as green cover, to reduce 
thermal temperatures and provide ecological 
benefits. 
	Á The 35% shall exclude existing forest cover 

on the property.

	Á Site area for green cover may be reduced to 
accommodate on-site energy generation, 
other environmental site amenities, or 
where desirable to achieve other Plan 
objectives. 

	Á New roo�op areas not covered in green 
roof, or alternative or renewable energy 
generation, should be cool roofs or active 
roo�op uses.

FIGURE 17: PRIORITY TREE-PLANTING AREAS
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	¶ Preserve existing, naturally occurring 
and regulated a�ordable housing where 
practicable, striving for no net loss 
of a�ordable housing in the event of 
redevelopment.

County and City agencies responsible for code 
enforcement and property maintenance of 
residential properties should continue to ensure 
consistent enforcement of residential property 
maintenance standards, building codes, fire codes, 
and parking standards to improve resident safety, 
health, and comfort. 

3.4.2	 PARKS, TRAILS, AND OPEN SPACE 
Parks, trails, and open spaces enhance the 
quality of community life by o�ering visual relief 
from the built environment, a sense of place, 
an opportunity to connect with nature, and 
space to gather, play and socialize. In addition, 
parkland contributes to the natural environment 
by providing wildlife habitat, improving 
air quality, and protecting water quality. 
Successful community design is anchored by 
a well-functioning open space network, which 
includes parks, trails, and open space, as well 
as the public realm. The public realm is broadly 
defined as those spaces where civic interaction 
can occur, such as publicly owned parks, trails, 
plazas, streets, and sidewalks. It also includes 
privately owned, publicly accessible spaces, like 
plazas and seating areas adjacent to residential, 
commercial, and institutional buildings. Parks 
also help to protect cultural resources, such as 
historic buildings or archaeological sites. 

3.4.2.1	 Policy Guidance and Hierarchy for Parks, 
Trails, and Open Spaces 

Park Planning in Montgomery County is 
principally guided by the following key planning 
documents. See the appendix for additional 
information. 

	¶ Thrive Montgomery 2050, the County’s 2022 
General Plan update; 

	¶ The 2022 Parks, Recreation and Open Space 
Plan (PROS), which is the Montgomery Parks’ 
policy plan that focuses on how the parks and 
recreation system should be designed to meet 
the needs of a growing population; 

	¶ 2018 Energized Public Spaces Functional 
Master Plan (EPS), which analyzes the 
supply and demand of active, social and 
contemplative experiences in urbanizing areas 
of the county. 

3.4.2.2	 Existing Parks, Trails, and Open Spaces

This Plan Area contains a sizeable amount of 
public parkland.  Approximately 13 acres of Sligo 
Creek Stream Valley Park is located within and 
bisects the Plan Area; this park contains valuable 
natural resources including more than 1,600 
linear feet of Sligo Creek and associated forested 
stream bu�er, as well as recreational amenities 
including Sligo Creek Parkway and hard surface 
trail.  Sligo Creek is constrained by historical 
land-use changes, as well as a fish-blockage at 
the historical Sligo Creek Waterworks dam. The 
Plan Area also includes the 12.7-acre Takoma 

Piney Branch Local Park that includes athletic 
fields (operated and managed by the City of 
Takoma Park), playgrounds, basketball courts 
and a skate park. Immediately adjacent to this 
park is the 2.2-acre He�ner Park, which is owned 
and maintained by the City of Takoma Park 
and includes a dog park. In the southern part 
of the Plan Area is the 2.2-acre Opal A. Daniels 
Neighborhood Park, which features a playground, 
a picnic shelter and an unprogrammed grassy 
play area.
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3.4.2.3	 Park History and Cultural Resources 
	 on Parkland

Sligo Creek Parkway

The first parkway established in Montgomery 
County was Sligo Creek Parkway. M-NCPPC 
acquired the land for this new parkway under 
the direction of sta� members, led by Charles 
Latimer and H. Edson Rogers, who focused 
on properties between Sligo Avenue and the 
Prince George’s County line. At the time, these 
specialists were directed to seek only donations 
of stream valley lands of 80 to 100 feet wide. 
In Takoma Park, the town council decided in 
January of 1930 to transfer all their existing 
municipal parks within the Commission’s 
newly approved jurisdiction and “the roadway 
known as Sligo Avenue for improvement and 
maintenance as a park driveway.” At the time, 
Sligo Avenue was little more than a dirt road. 

This decision was made because the town 
recognized when Sligo Avenue was improved, it 
would provide “a picturesque drive through the 
naturally beautiful region.” By making the trees, 
the rocks, and the flowers the focal point of the 
driving experience, there was a hope of raising 
awareness to the issues of conserving these 
natural resources despite the fact that these 
roads were constructed in floodplains. By 1935, 
M-NCPPC had acquired 20 separate parcels of 
land that then made up the unit’s total 32 acres. 
The remaining acreage was added in the mid-
20th century bringing it up to its current size of 
36.7 acres.

MAP 12: PLAN AREA PARKS AND TRAILS
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Takoma Park (Sligo) Waterworks 

Prior to 1895, no home in Takoma Park had 
indoor plumbing. That quickly changed in 
1897 when the town of Takoma Park took a 
progressive step toward modernizing their 
community by initiating a plan to construct a 
centralized water works and sewage system. A�er 
the town approved the plan, engineer Henry 
A. Pressey recommended using Sligo Creek as 
the public water supply. The waterworks facility 
consisted of an intake dam at Geneva and 
Niagara Avenues along with a filtration plant, a 
gas-engine pumper, and a 140-foot steel water 
tower located on Ethan Allen Avenue and a 
50,000-gallon steel tank. It became one of the 
earliest public water systems in the area. 

In 1919, Washington Suburban Sanitary 
Commission (WSSC) acquired the Takoma Park 
plant. WSSC used the station to supply water 
to Silver Spring, Kensington, Chevy Chase, and 
Bethesda areas. It was eventually phased out 
with the new WSSC plant at Burnt Mills in 1924, 
and the Sligo Waterworks remained on standby 
until it was abandoned in July 1930. 

In September 1935, M-NCPPC took title of the 
pumping station, and the facility was partially 
dismantled in 1941 during the development of 
Sligo Park when M-NCPPC removed the above-
ground sections of the pumping station.

Sligo Creek Archaeological Site

Located within the stream valley, archaeological 
site 18MO538 is a low-density quartz flake 
scatter and represents an indigenous use of the 
Sligo Creek Stream Valley. Indigenous groups 
frequented stream valleys for hunting and for 
access to naturally occurring quartz outcrops, 
which provided the raw materials for stone tool 
production.

3.4.2.4	 Park Planning Analysis

The parks located within and near the Takoma 
Park Minor Master Plan Amendment Area are 
adequate for urbanizing areas, as defined by the 
PROS Plan. 

For example, there are several parks within or 
adjacent to the Plan Area that fulfill the need 
for active recreation destinations, as they 
provide opportunities for so�ball and baseball, 
basketball, soccer, picnicking, and playgrounds. 
This Plan Area also includes a significant 
regional trail—Sligo Creek Trail—that enhances 
connectivity between parks and open spaces. 
The Sligo Creek Stream Valley Park also o�ers 
opportunities for nature-based recreation. The 
Level of Service (LOS) and EPS analysis for this 
area identifies several park and recreation needs, 
including pickleball courts, soccer courts, and 
athletic fields.

During community outreach and engagement, 
planners heard from the community that the 
following improvements and recreational uses 
are most needed/desired (additional detail is 
available in the Community Engagement Update 
Report) in this Plan Area:

	¶ Sligo Creek restoration and improvements

	¶ community garden

	¶ nature play space

	¶ unprogrammed open space

	¶ outdoor performance space

We also received numerous comments during 
the engagement process about the need for the 
following:

	¶ food forest

	¶ adult fitness equipment

	¶ protecting natural and cultural resources in 
the stream valley 

	¶ improving access to Sligo Creek Trail

While this Plan Area is generally well-served 
by parks and trails, there are opportunities to 
enhance existing parks, including new access 
points, and to add new facilities or amenities that 
are needed in this area of the County. Specific 
recommendations can be found in the Districts 
chapters.
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4.2.1	 BACKGROUND 
The Maple Avenue District is the primary 
residential center of the Plan Area and is 
characterized by mid- to high-rise residential 
development with large surface parking lots. 
Trees, sidewalks, and wide streets provide an 
attractive environment along Maple Avenue. 
Additionally, a small commercial center exists 
to serve walk-up customers and has limited 
parking.

4.2	 MAPLE AVENUE DISTRICT

IMAGES: VIEWS OF MAPLE AVENUE. 
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4.2.2.1	 Land Use and Zoning

MAP 15: MAPLE AVENUE DISTRICT SITES ZONING MAP KEY
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	¶ Rezone Site 23, currently occupied by 
Washington Adventist University buildings and 
the former Washington Adventist Hospital, 
from R-60 to CR-1.25 C-1.25 R-1.25 H-120 
to allow for potential future development 
flexibility. The maximum building height 
should transition to a maximum height for 
buildings fronting Flower Avenue of 70 feet 
for a horizontal distance of 20 feet.  Along 
Maplewood Avenue, the maximum building 
height should conform to the compatibility 
requirements of the Zoning Ordinance.

Redevelopment on site should:

	o Be addressed under a single Sketch 
Plan application, including the required 
preliminary assessment of tra�ic impacts, 
to the greatest extent practicable to 
ensure the site as a whole meets the 
recommendations of this Plan.

	o Include a primary central open space of 
at least half an acre that is open to Flower 
Avenue and provides reasonable access to 
the community. Design flexibility should 
be considered at the time of development 
review, retaining the central commons 
as an organizing feature of future 
development.

	o Retain, to the maximum extent practicable, 
the existing open space along Maplewood 
Avenue, known as “Hospital Hill.”

	o Minimize environmental impacts to the 
Sligo Creek and the associated stream 
valley.

	o Ensure Montgomery Parks can e�iciently 

and e�ectively implement improvements 
in Sligo Creek Stream Valley Park, 
and to formally identify the land as 
M-NCPPC parkland, provide dedication 
to Montgomery Parks of the wooded 
slope portion of this property adjacent 
to the stream valley park, currently under 
Montgomery Parks’ operations and 
management via Assignment of Rights in a 
1933 deed, in a manner that supports the 
redevelopment of the larger Washington 
Adventist site, including capturing the 
density from the area, and utilizing 
the tree stand area to meet the Forest 
Conservation requirements, utilizing 
the area to meet tree canopy and other 
regulatory requirements.  Dedication shall 
occur with the completion of adjacent 
development and a�er accommodating 
existing and proposed utilities within the 
dedication area.

	o Consider feasibility of location/co-location 
of public or community-serving uses.

	o Establish a network of streets, bicycle 
facilities, and sidewalks that actively 
connect the campus to the surrounding 
community.  New private streets should 
conform to the Complete Streets Design 
Guide, including appropriate pedestrian 
facilities on both sides of the street. 

	o As discussed in 3.2.4, provide a variable 
width right-of-way of up to 50 feet from 
the centerline on the north side of Carroll 
Avenue along a portion of the site frontage 

as needed to accommodate an SHA 
project to realign Carroll Avenue.

	o Consider the creation of a mobility hub to 
provide:

	Á A map of nearby transit stops;

	Á A micro-mobility corral to 
accommodate electric scooters and 
electronic bicycles and other micro-
mobility vehicles.

	o Provide a publicly accessible pedestrian 
path at the western edge of the site 
overlooking Sligo Creek Stream Valley 
Park. 

	o Provide a significant covered bike parking 
area for student, resident, and community 
use.

	o Evaluate adaptive building reuse to reduce 
embodied carbon emissions associated 
with demolition and new building 
construction, while retaining the culture of 
the community and campus history. Even 
though all buildings should be evaluated, 
preserving the campus gymnasium (715 
Maplewood Avenue) should be particularly 
considered.

	¶ Rezone Site 24, currently occupied by 
Washington Adventist University buildings 
and the Sligo Seventh-Day Adventist Church, 
from R-40 to CRT-1.25 C-1.25 R-1.25 H-70 
to allow for potential future development 
flexibility.   

	¶ Rezone Site 25, currently occupied by 
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MAP 
NUMBER EXISTING ZONING RECOMMENDED ZONING JUSTIFICATION

23 R-60 CR-1.25 C-1.25 R-1.25 H-120 Increase flexibility for future development

24 R-40 CRT-1.25 C-1.25 R-1.25 H-70 Increase flexibility for future development

25 R-40 CRT-1.25 C-1.25 R-1.25 H-70 Increase flexibility for future development

26 R-40 CRT-0.75 C-0.75 R-0.75 H-55 Increase flexibility for future development

27 R-30 CRN-1.0 C-1.0 R-1.0 H-50 Increase flexibility for future development

28 R-60 CRN-1.0 C-1.0 R-1.0 H-50 Increase flexibility for future development

29 R-30 CRN-1.0 C-1.0 R-1.0 H-50 Increase flexibility for future development

30 CRT-0.75 C-0.75 R-0.25 H-50 CRT-1.0 C-1.0 R-1.0 H-50 Increase flexibility for future development

31 R-30 CRN-1.0 C-1.0 R-1.0 H-50 Increase flexibility for future development

32 R-30 CRN-1.0 C-1.0 R-1.0 H-50 Increase flexibility for future development

33 CRT-0.75 C-0.75 R-0.25 H-50 CRT-1.0 C-1.0 R-1.0 H-50 Increase flexibility for future development

TABLE 6: RECOMMENDED FLOWER AVENUE DISTRICT ZONING
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4.3.2.2	 Parks and Open Space

	¶ Implement the Green Promenade, as described 
in Section 3.2.1. In the Flower Avenue District, this 
also includes improving the bicycle and pedestrian 
connection between the Sligo Creek trail and the 
Long Branch trail, through the establishment of a 
sidepath that extends along the east side of Maple 
Avenue and the south side of Maplewood Avenue 
between Sligo Creek Parkway and Flower Avenue 
and a new trail connection from Maplewood 
Avenue (west of Flower Avenue) to Maplewood 
Avenue (east of Greenwood Avenue to connect the 
Sligo Creek trail to the Long Branch trail). 

	¶ Implement the Carroll Avenue Gateway concept 
described in Section 3.3.1 through building and site 
design and materials that reflect the history and 
character of the Adventist Campus.

	¶ Implement the Flower Avenue Gateway concept 
described in Section 3.3.1 through building and site 
design that emphasize the connection between the 
Adventist Campus and the Erie Center.

	¶ These gateways should not detract from or 
cause confusion with identifying the Washington 
Adventist University.

DISTRICT RECOMMENDATIONS84

IMAGE: CHILD PLAYING IN MONTGOMERY COUNTY STREAM 
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4.3.2.3	 Design

The area surrounding the Washington Adventist 
University campus has been shaped by the 
presence of Seventh-day Adventist institutions 
since the early twentieth century. This legacy can 
still be seen in the landscape, even where once-
prominent buildings such as the Washington 
Sanitarium have been demolished. The retention 
of key existing features would promote a sense of 
place and distinct local character. The Adventists 
were drawn to Takoma Park for the pristine 
quality of the natural environment and its ability 
to promote overall health and wellness, which 
remain priorities for the Plan Area today.

Recommendations:

	¶ Retain the central Commons as the organizing 
feature around which the campus historically 
developed.

	¶ Renew the site's historic physical and visual 
connection to the Sligo Creek stream valley. 

	¶ Retain the crenellated stone retaining walls 
that line Carroll Avenue. The grade on both 
the north and south sides of Carroll Avenue 
necessitate a retaining wall of some type, and 
these existing features lend visual character 
that helps to define the community. Plat maps 
show that these walls were likely constructed 
in the 1930s. If new retaining walls are 
required for road widening or other projects, 
the crenellated stone design should be 
replicated, and the stones reused if possible. 

	¶ Evaluate opportunities for the adaptive reuse 
of existing campus buildings. In addition 
to the placemaking opportunities tied to 
these historic features, the ongoing climate 
emergency necessitates the consideration 
of all available strategies for reducing 
greenhouse gas emissions. Conservation of 
the embodied carbon in existing campus 
infrastructure would reduce the emissions 
associated with new materials and building 
debris going into landfills.

IMAGE: AERIAL OF HISTORIC WASHINGTON ADVENTIST CAMPUS  SOURCE: SLIGO SEVENTH-DAY ADVENTIST CHURCH 
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Most properties in the Plan Area are 
recommended for the CRT zone for greatest 
flexibility. The Adventist Campus Property is 
recommended for CR to ensure that potential 
future redevelopment is addressed holistically in 
a single Sketch Plan under the Optional Method 
of Development.  Select properties north of the 
Adventist Campus are recommended for CRN, 
which allows a simplified development review 
process that does not include a Sketch Plan.

Recommendation: 

	¶ The Plan recommends adding “Dormitory” as 
a limited use in the CR and CRT zones, subject 
to Site Plan approval.  Currently, dormitories 
are only allowed in the Life Science Center 
Zone.

5.1.2	 OBSOLETE OVERLAY ZONES
The Plan recommends deleting two obsolete 
overlay zones from the Plan Area: the 
Community-Serving Retail Overlay Zone and the 
Takoma Park – East Silver Spring Commercial 
Revitalization Overlay Zone.  The recommended 
CR zoning will accommodate the same goals in a 
non-duplicative manner.

5.1.3. 	PUBLIC BENEFITS 
Optional method development under the CR 
Zones must also provide public benefits in return 
for increased density and height above the 
standard method maximums. 

The Plan prioritizes the following Public Benefits:

	¶ Major Public Facilities 

	o For location/co-location of public or 
community-serving uses (e.g., school, 
recreation, library, police station) 

	o Brashears Run Restoration
	¶ Connectivity and Mobility

	o Advance Dedication: For recommended 
additional right-of-way along Carroll 
Avenue to accommodate an SHA project to 
reconfigure the street and its intersection 
with Flower Avenue

	o Streetscape: For o�-site improvements 
consistent with the Green Promenade

	¶ Diversity of Uses and Activities

	o Dwelling Unit Mix
	o Additional MPDUs

	¶ Protection and Enhancement of the Natural 
Environment

	o Energy Conservation and Generation
	o Habitat Preservation and Restoration
	o Tree Canopy 

	¶ Building Reuse

5.1.4.	 ON-SITE PUBLIC OPEN SPACE 
The CR Zones can require Public Open Space 
based on the gross tract area of a development 
site and number of frontages. Public Open space 
must be easily and readily accessible to the 
public, and contain amenities such as seating, 
landscaping, and walkways. 
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PROJECT NAME CATEGORY LEAD AGENCY COORDINATING AGENCY

Green Promenade Design and 
Implementation, on City Street Frontages 
Without Redevelopment

Parks and Open Space, 
Transportation City of Takoma Park M-NCPPC 

Maple Avenue Bridge Reconstruction Transportation City of Takoma Park, 
M-NCPPC Parks M-NCPPC

Preservation of Sligo Waterworks Parks and Open Space, 
Environment M-NCPPC Parks M-NCPPC

Wayfinding Signage for Sligo Creek Parks and Open Space, 
Transportation M-NCPPC Parks M-NCPPC

Brashear’s Run and Outfall Restoration Parks and Open Space, 
Environment

M-NCPPC Parks, City 
of Takoma Park M-NCPPC, Private

Sligo Creek Stream Valley Park Acquisition 
and Upgrades Including New Trail 
Crossing

Parks and Open Space, 
Environment M-NCPPC Parks M-NCPPC, Private

Community Gardens Parks and Open Space, 
Environment

M-NCPPC Parks, City 
of Takoma Park M-NCPPC, Private

Upgrades to Takoma-Piney Branch Local 
Park

Parks and Open Space, 
Enhanced Access M-NCPPC Parks City of Takoma Park, M-NCPPC, Private

Upgrades to Opal A. Daniels Park Parks and Open Space, 
Enhanced Access M-NCPPC Parks City of Takoma Park

Provide for New Co-located Public 
Facilities Public Facilities Private, City of 

Takoma Park City of Takoma Park, Private

Gateways Parks and Open Space, Public 
Art, Environment and Design

Private, City of 
Takoma Park M-NCPPC, Private

Maple Avenue Improvements Transportation City of Takoma Park M-NCPPC

TABLE 7:  CAPITAL IMPROVEMENTS PROJECTS
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