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by M-NCPPC with the assistance of the community, this plan contains a comprehensive 
development vision, development review process requirements, and form-based development 
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Foreword

Sincerely,

Samuel J. Parker, Jr. , AICP 
Chairman 
Prince George’s County Planning Board 

The Prince George’s County Planning Board of The Maryland-National Capital Park and Planning Commission is pleased to 
make available the 2008 Approved Capitol Heights Transit District Development Plan and Transit District Overlay Zoning Map 
Amendment. The approved transit district overlay zoning map amendment creates a new transit district overlay zone (TDOZ) 
for the Capitol Heights Metro Station area. The approved transit district development plan contains recommendations for 
future land use and development in the new TDOZ.

Policy guidance for this plan came from the 2002 Prince George’s County Approved General Plan, land use and transportation 
studies conducted by the Prince George’s County Planning Department, and county functional area master plans, including 
the 2005 Approved Countywide Green Infrastructure Plan and the 2008 Approved Public Safety Facilities Master Plan. The 
Capitol Heights Metro Station area is designated as a community center by the 2002 General Plan and represents an untapped 
opportunity to create a pedestrian- and transit-friendly, mixed-use community in central Prince George’s County.

Three workshops, including a four-day planning charrette, were held October 2005 through January 2006 to provide the 
community with the opportunity to share visions and proffer feedback on planning issues. During the planning process, we 
asked area residents to envision how the Capitol Heights Metro area would develop over time into a more urban form while 
remaining sensitive to the existing single-family residential character of the Town of Capitol Heights. We are continuing this 
effort countywide through the Envision Prince George’s initiative to engage a broad cross section of stakeholders in developing 
a shared vision for the county’s future direction and growth. We invite you to visit the Envision Prince George’s website at www.
mncppc.org/Envision to learn more about how to participate in this exciting initiative.

On October 9, 2007, the District Council and the Planning Board held a joint public hearing on the preliminary transit 
district development plan and transit district overlay zoning map amendment. The Planning Board adopted the plan with 
modifications per PGCPB Resolution No. 07-219 in December 2007. The District Council approved the plan with additional 
modifications per CR-66-2008 (DR-2) in July 2008.

The Planning Board appreciates the contributions of the community and stakeholders throughout the plan development phase 
and at the public hearing. We look forward to this plan providing the foundation for the creation of a vibrant, mixed-use, 
transit-oriented community around the Capitol Heights Metro Station that will benefit Capitol Heights and Prince George’s 
County citizens and residents for years to come.
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The goal of the Capitol Heights Transit District Development 
Plan (TDDP) is to provide for Transit-Oriented Development 
(TOD) within the Capitol Heights Transit District Overlay 
Zone (TDOZ). The 2002 Prince George’s County General 
Plan (page 44) defines TOD as development that actively seeks 
to increase transit use and decrease automobile dependency 
by:

•	 Locating homes, jobs, and shopping closer to transit 
services

•	 Locating the mix of critical land uses (live/work/shop) in 
closer proximity to one another

•	 Establishing land use/transit linkages that make it easier 
to use transit (rail and bus)

The Capitol Heights TDDP envisions a new community 
of up to 1,500 housing units; 290,000 square feet of retail/
office space; an extensive system of civic, park, and open 
spaces; and an efficient street and circulation network. Within 
the TDOZ, pedestrians and vehicular traffic will share the 
public rights-of-way. Development in the community will 
be moderate- to medium-density and located within an easy 
walk of the Capitol Heights Metro Station.

TOD at Capitol Heights has four key elements: character 
areas, environmental infrastructure, transportation systems, 
and low impact development (LID) features.

•	 Character Areas are essential components of the plan. 
Their distinctive and attractive physical appearance is 
designed to encourage walkability. Walkability is an 
essential feature of the pedestrian-friendly environments 
that are characteristic of TOD. Definable character areas 
also encourage citizens to take responsibility for their 
maintenance and development. These areas, whether 
residential or mixed use, should be compact and pedestrian 
friendly so that many activities of daily living are within 
close proximity. They are safe, comfortable, and interesting; 
and are defined as much by the quality of their open spaces 
as by the quality of their buildings.

•	 Environmental Infrastructure consists of natural features 
and processes, wildlife, habitat, parks, recreation and open 
spaces. Well-designed environments combine natural 
and built elements in a manner that encourages people 
to experience them close-up; i.e., on foot or bicycle. This 
pedestrian- and bicyclist-friendly orientation is an essential 

feature of successful TOD. It also improves the quality of 
life for people and the other living creatures with which 
we share these spaces. Successful communities typically 
provide a range of natural areas, parks, and open spaces 
such as tot lots, ball fields, and gardens, as neighborhood 
amenities that define edges and provide connections.

•	 Transportation Systems elements, such as streets, 
pedestrian pathways, and rail transit rights-of-way, help 
organize community structure. When these elements are 
properly planned and designed, they promote the use of 
walking, bicycling, and public transit. This is the prime 
objective of TOD. A properly planned and balanced 
transportation system also allows all residents to enjoy 
independent mobility. Such independence is especially 
important for the young and the elderly, who are unable 
or unwilling to drive. The best streets are places of shared 
use that balance the needs of pedestrians, bicycles, and 
vehicles. Well-designed streets are beautiful as well as 
functional, and provide a graceful setting for a community’s 
architecture.

•	 Low Impact Development (LID) Features mitigate 
potential environmental impacts associated with excess 
stormwater runoff from paved and other impervious 
surfaces. Well-designed LID features permit more 
compact development and minimize environmental 
impacts. Compact development is another essential feature 
of TOD. LID features include techniques such as green 
roofs, rain gardens, bioswales, and other creative uses of 
open space.

The development review process for the Capitol Heights 
TDOZ is the result of local communities and regulatory 
agencies working together to make it easier for interested 
developers to help implement the vision contained in the 
Capitol Heights TDDP. Following the TDDP can result in 
a streamlined approval process that takes approximately two 
to three months. Deviating from the TDDP will require a 
lengthier design review process that could take four to six 
months to complete. 

The TDDP’s development plan standards and guidelines 
are codified as design-based code. Design-based code shifts 
the focus of development controls from permitted uses to 
building form (heights, bulk, build-to lines) and streetscape. 
The design-based standards are broken down into four areas: 
building envelope and site standards and guidelines—open 
space and streetscape standards and guidelines—parking 
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facility standards and guideline—architecture standards and 
guidelines. Each set of development standards is accompanied 
by guidelines that further explain the plan’s vision for future 
development within the Capitol Heights TDOZ.

•	 Building Envelope and Site Standards and Guidelines: The 
Building Envelope and Site Standards govern the location 
of buildings on their sites, their bulk, their heights, and 
the location of required parking for all new development 
within the TDOZ. The Building Envelope and Site 
Standards are intended to ensure the development of 
attractive and lively urban places within the TDOZ. 

•	 Open Space and Streetscape Standards and Guidelines: 
The Streetscape Standards control the functional design 
and visual appearance of open spaces and streetscapes 
within the TDOZ. These standards promote pedestrian 
activity at the street level by requiring primary building 
entrances to face public streets. The standards also 
encourage the creation of public open spaces that provide 

an appropriate and attractive transition between onsite 
uses and the adjacent public streetscape.

•	 Parking Facility Standards and Guidelines: The Parking 
Standards are intended to ensure on-street parking and 
off-street surface/structured parking facilities that are safe 
for pedestrians, bicyclists, and motorists. The standards 
also ensure that off-street parking facilities will be well 
lit without subjecting neighboring residential areas to 
excessive glare; and visually integrated into the surrounding 
built environment.

•	 Architecture Standards and Guidelines: The Architecture 
Standards ensure that building architecture shall be 
attractive, durable, and supportive of the distinctive 
appearance of the character areas where buildings are 
located. The standards require building facades to be 
designed in a manner that provides visual interest while 
promoting a sense of public safety and security.


