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The project is focused on primarily suburban communities in transition along the Branch Avenue 
(MD Rt. 5) corridor between the Terminal Blue Line Metro Station and Southern Maryland Hospital in 
prince George’s County, Maryland.  These communities, and their existing commercial centers, share 
common opportunities and constraints and are part of an important commuter corridor.  Future BRAC 
growth at the adjacent Air Force Base, the planned expansion of services and medical office space at 
Southern Maryland Hospital, and a planned BRT transit line on the corridor, create opportunities for 
reshaping growth and revitalization within existing communities along the corridor.  The new station 
area plans provide a strategic framework for redeveloping and retrofitting aging strip retail centers 
into moderate density compact mixed-use, pedestrian friendly transit-oriented places, each with a 
unique identity and sense of place, informed by the communities they serve.  

The corridor is broken down into several station plan focus areas:  an aging commercial area on 
Allentown Road adjacent to the Air Force Base’s official redevelopment areas’ new pedestrian and 
shuttle entrance; Camp Springs – the historic former agricultural center of the area; Coventry Way 
– an older suburban neighborhood shopping and auto repair/ industrial center; Woodyard Road 
– one fading and one more recent late 20th century regional shopping area; and Southern Maryland 
Hospital – an expanding regional medical center. Each location possesses their own character, 
providing a foundation for shaping the future growth of each new station plan.

Redevelopment and revitalization recommendations by the urban design team (generated through 
intense research, study and an extensive public outreach and community engagement process of 
close to 20 community and stakeholder meetings) include: encouraging a mix of uses at key locations 
to create vibrant places with a range of quality housing; expanded job opportunities and better 
retail options; concentrating neighborhood-serving retail in appropriate locations around transit 
and repurposing obsolete commercial buildings to better serve the community’s needs; ensuring 
that new development is well-designed to complement and enhance nearby neighborhoods; and 
reducing reliance on automobiles by providing enhanced and expanded access to transit, wide 
pedestrian sidewalks, trails, and a bike network in order to create better connectivity and a healthier 
environment.  Additional recommendations include creating a gridded system of walkable streets 
with short block lengths to improve access to neighborhoods in each station area; building new 
community facilities and activity centers; creating a green network of streetscapes, central gathering 
spaces - village greens and regreening natural areas that enhance the public realm, expanding 
recreational opportunities that preserve valuable open space;  providing a range of housing types 
and affordability to attract a diverse population and encourage transit ridership; and providing new 
business and housing opportunities to capitalize on the presence of the base.
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• Rising energy prices and increasing congestion will 
increase the demand for locations and real estate 
developments that offer live-work options, less driving, or 
enhanced opportunities to work at home

• Multi-family development demand will focus around 
public transit stations and near suburban centers

• Baby boomers downsizing out of larger suburban homes 
and into locations with convenient urban lifestyles

• Boomers will seek walkable places, with accessibility to 
grocery stores and medical offices

• As Gen Y and Boomers seek more urban living options, 
many gentrifying close-in neighborhoods and low-income 
households will be pushed into the weakening outer 
suburban rings requiring transit and housing

• Urban redevelopment shifting to the suburbs, where 
developers and planners will need to re-purpose dying 
retail strips and the suburban fringe areas
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One of the most critical components of a successful 
and sustainable development plan is an open and 
inclusive public participation process.  During the 
course of the 12 month project, the team led five (5) 
community-wide charrette workshop meetings and 
conducted over fourteen (14) individual stakeholder, 
property owner and citizen advisory committee 
meetings. At each workshop meeting after an initial 
presentation of information, the community was 
divided into group tables to discuss concerns and 
brainstorm ideas about transportation, land use, 
streetscape, the pedestrian realm, development infill 
opportunities and vacant sites/buildings.  The local 
citizens of Allentown Road, Camp Springs, Coventry 
Way, Clinton/Woodyard Road, and around Southern 
Hospital proposed many insightful and creative ideas, 
many of which were documented, illustrated and 
designed into the framework plan.

coMMunitY outreach
EXTENSIVE COMMUNITY ENGAGEMENT

Community members report back ideas at Charrette Workshop



existinG Plan  |  under-PerforminG striP retail ProPosed Plan  |  base foCused neW mixed-use neiGHborHood and CiViC sPaCe

allentown road
A NEW MIXED-USE NEIGHBORHOOD SUPPORTING THE BASE

The Allentown Road study area is located adjacent to a formerly closed 
vehicular access gate for the Air Force Base.  The area is populated by 
under-performing large-format retail, strip retail and pad sites, many of 
which are vacant or obsolete.  

The Air Force Base is a regional economic driver with a high-income 
workforce and a specialized local economy.  Military base planners have 
proposed large scale future development inside the access gate, and 
the plan seeks to capitalize on these changes by opening up the gate for 
pedestrians and cyclists.  The proposed new mixed-use neighborhood 
development is tailored to the needs of both the military community 
and also the local residential community, with neighborhood-serving 
restaurants and retail, as well as civic spaces. The base plan is to open 
a pedestrian access only gate to receive a shuttle from the new BRT 
transit line and to allow access to the new neighborhood proposed 
across Allentown.Corridor Plan
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ProPosed Plan Vision: allentoWn road - VieW from base Gate to neW infill and multi-WaY bouleVard

existinG: VieW to under-PerforminG striP retail Center neW CiViC sPaCe orGaniZes tHe street and 
bloCK redeVeloPment Pattern

ProPosed Plan
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existinG Plan  |  striP retail and industrial sites ProPosed Plan  |  neiGHborHood retail, residential, oPen sPaCes & innoVatiVe industrial

coventrY waY
A NEW TRANSIT NEIGHBORHOOD CENTER

Coventry Way is centrally located along the corridor, and is well suited 
for a highly visible transit station and adjacent development.  Most of 
the plan area is located within a 5 minute walk distance from the new 
station, creating the ideal framework for mid-rise Transit-Oriented-
Development.  The plan envisions scaling up density near the station 
and creating a critical mass of retail and housing for a public plaza and 
other civic amenities.

A large percentage of land parcels in  the southern portion of the Coventry 
Way study area are industrial or pDR (production, Distribution and Repair) 
sites.  The plan proposes to redevelop this area into a new mixed-use 
neighborhood (West), to restore and daylight an underground stream 
(Central), and to reposition the east side warehouses into creative pDR 
uses that faciliate artist spaces, new technology companies requiring 
large spaces, and traditional pDR uses. 

Corridor Plan
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ProPosed CoVentrY WaY transit station and CiViC PlaZa

existinG: CoVentrY WaY station area

reClaiminG a GreenWaY in Post-industrial land sites daYliGHtinG a CreeK and reClaiminG a GreenWaY

existinG: industrial site WitH CulVerted CreeK beloW
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existinG Plan ProPosed Plan  |  WoodYard east and West

woodYard east/west
CREATING A REGIONAL CIVIC CORE

Woodyard Road East is a large site developed in the 
mid-twentieth century containing several large big-
box retail stores.  Many of the stores have since been 
downsized or bankrupted, leaving behind large vacant 
retail buildings and parking lots. Our economic analysis 
suggested a severe land use imbalance - too much 
retail and not enough residential and office uses.  The 
plan proposes establishing Woodyard East as a new 
central gathering space for the greater community. It 
will re-establish an urban grid in-filled by residential 
and office mixed-use buildings - helping balance the 
overabundance of retail.

A new civic green is located at the center of the site 
adjacent to a new hybrid civic / transit center and 
station.  

Today, Woodyard Road West is a large strip center 
containing several big-box and inline retail stores 
centered around a vast parking lot with scattered 
pad sites.  The land parcels are connected by divided 
highways with little pedestrian connectivity.  

The plan proposes redeveloping the parcels into a 
street and block gridded pattern, connected with 
pedestrian-friendly complete streets.  Woodyard 
Road, with its wide right-of-way, is re-imagined as a 
multi-way boulevard to allow direct storefront parking 
and a pedestrian streetscape adjacent to the existing 
road network. The design will be carefully phased 
so that existing retail (a regional economic driver) 
can continue to function and transition during land 
redevelopment.Corridor Plan
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woodYard east
CREATING A NEW REGIONAL CIVIC CORE

inteGrated deVeloPment anCHored bY CiViC 
and oPen sPaCe ComPonents

ProPosed Plan Vision: WoodYard east - VillaGe Green, neW CiViC buildinG and transit station WitH mixed-use infill

existinG: WoodYard east - VaCant retail and emPtY ParKinG lots ProPosed Plan  |  neW Central PlaCe
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woodYard west
CREATING A NEW REGIONAL CIVIC CORE

ConVertinG striP mall & retail Pads into a 
CoHesiVe street/bloCK urban Pattern

ProPosed Plan Vision: WoodYard West - VieW looKinG east  |  neW multi-WaY bouleVard and Pedestrian/biKeWaY

existinG: WoodYard West - VieW looKinG east ProPosed Plan  |  neW reGional toWn Center
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