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Art and culture:  
• Construct gateway improvements on both sides of the US Route 29 bridge, including public art features.  
• Construct complementary gateway/public art at MD 198 and Burtonsville Access Road. 
 
Social aspects:  
• Acquisition of property between the proposed Burtonsville Access Road and Burtonsville Elementary School for 

creation of a new village green for community gathering that may be used for special events, including a 
country market. 

 

 
 
 
 
 
Environmental sustainability:  
• Include green and low-impact design features within the proposed village green, at gateways, along pedestrian 

thoroughfares and in infrastructure improvements. 
• Enhance landscaping on the road sides and in the median, and install flowering plants on the bridge slope with 

an increased use of low-maintenance, native species (see illustration below) 
 
 

Façade improvements, as well as pedestrian and streetscape enhancements, can transform the image of existing buildings 
and businesses in the Burtonsville commercial area.  Wide sidewalks, landscaping, trees, signage and awnings can create 
the character and appeal of a village center. 
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• Encourage residential, commercial and private institutional property owners to improve stormwater runoff 
conditions on their property by using more natural drainage design techniques, including those supported 
through the Rainscapes Rewards rebate program of the Montgomery County Department of Environmental 
Protection. 

 
Economic development:  
• Provide funding to conduct an analysis of the redevelopment potential of properties to the north of MD Route 

198 consistent with the protection of the Patuxent Watershed.  The analysis should include an assessment of 
the current building condition useful life and provide options for redevelopment.  In addition, the analysis should 
include an estimate of costs associated with potential redevelopment and revenue loss during construction. 

• Provide funding for a market study to explore the demand for development of the Burtonsville employment 
center including the types of tenants this area would attract. This would be distinct from and complimentary to 
the commercially-focused Burtonsville Market Study completed in 2007. 

• Outreach to new and existing businesses.  
 
Housing 
• Encourage homeownership by promoting programs to assist renters in becoming financially prepared to 

purchase a home in Montgomery County.  
• Encourage construction of “move up” housing to retain residents within the community and to maintain a healthy 

range of socio-economic demographics. 
• Participate in Foreclosure Prevention programs. 
 

 
 
 
 
 

 
Economic viability is tied to both how readily customers can find businesses as well as how inviting those businesses 
appear.  Gateway treatments framing the Burtonsville commercial area will clearly signal a sense of arrival in a special 
place for customers arriving by automobile and on foot.  Landscaping and public art hint at the unique character of the 
Burtonsville commercial area, and invite the customer to explore the area. 
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Long-Term Recommendations (6-10 years) 
 
Short-term improvements set the stage for additional improvements and expanded opportunities for employment and 
homeownership in the long-term timeframe of 6 to 10 years.  Comprehensive enhancements including those related 
to design, transportation and parking, environmental sustainability, economic factors, and homeownership 
opportunities promote long-term vitality. 
 
Design of the public and private space:  
• Continue streetscape enhancements along MD Route 198 not previously covered in the first five years 
• Facilitate redevelopment opportunities and façade improvements to properties fronting on the south side of MD 

Route 198 between the southbound ramp to US Route 29 and Old Columbia Pike 
 
Transportation and parking:  
• Construct a new village scale street to the rear of the commercial area south of MD Route 198 along Tolsen 

Place.  The design of the new street should be similar to that of the Burtonsville Access Road.  The new street 
would improve enhanced access for local traffic to commercial businesses in the area. 

• Explore additional parking strategies to accommodate new development.  These strategies may range from 
shared parking to a parking structure.  

 
Environmental sustainability:  
• Encourage the use of green and low-impact design features in the design of new buildings and public spaces. 
• Provide landscaping treatment at gateways, along pedestrian thoroughfares, and within community gathering 

space 
• Enhance landscaping on the road sides and in the median and install flowering plants on the bridge slope with 

an emphasis on the use of low-maintenance, native species (see illustrations)  
• Protect and preserve the Patuxent Watershed. 
 
Economic development:  
• Support the preservation of small businesses in Burtonsville. 
• Support the assemblage of smaller properties to facilitate a comprehensive redevelopment of the commercial 

area along MD Route 198. A comprehensive redevelopment may require the demolition of the existing 
structures. 

• Encourage opportunities for new businesses and commercial development, and expansion of the Burtonsville 
employment center with new buildings and associated employment 

 
Housing: 
• Recommend consideration of mixed use development in the Burtonsville Village Center.  Housing is permitted 

in the current C-2 zone by special exception and is specifically recommended along the Burtonsville Access 
Road that wraps around the village center greenspace.  These units would be appealing to young professionals, 
independent seniors and those interested in home-based occupations near an established commercial node.    

• Encourage and maintain a wide choice of housing types and neighborhoods for people of all incomes, ages, 
lifestyles, and physical capabilities at appropriate densities and locations within the Community Legacy Area. 
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Section 5. Implementation 
 
A strong plan meets community goals, offers practical 
and specific implementation strategies, and provides 
potential for the realization of broad-based benefits to 
the community.  The Burtonsville Community Legacy 
Plan’s implementation program assumes the 
partnership of public implementation entities and 
community members, including private property and 
business owners. 
 
Several themes remain constant throughout the 
implementation program.  These include: 
 
• A focus on improvements to image, character, 

and cohesiveness of design to realize a vibrant 
Village Center 

• Inclusion of green features (including green/low-
impact design, recreational spaces, and new 
vegetation as part of streetscape creation and 
design) 

• Promotion of new employment opportunities in the 
Burtonsville employment center to the east of US 
Route 29 through incentives for new construction 
of commercial facilities in this area 

• Establishment of conditions that will support the 
addition of new home-ownership opportunities in 
the long-term consistent with maintaining the 
character and scale of the area. 

 
Implementation elements have been divided into two 
broad timeframes: 1) the short-term (e.g. within 5 
years) and 2) the long-term (e.g. within 10 years). 
 
The following table provides a summary of the 
suggested short- and long-term recommendations: 
 
 
 

Burtonsville Community Legacy Plan 
Recommendations and Timeframe 

Elements of Short-Term Recommendations 
1.  Design of public and private space 
a.  Streetscape enhancement 1-5 years 
b.  Façade enhancements 1-5 years 
c.  Community greenspace   2-5 years 
d.  Greenways, Bicycle & Pedestrian Linkages continuous 
e.  Community Signage 2-5 years 
f.   Directional Signage on highways 1-5 years 
2. Transportation and parking 
a.  Burtonsville Access Road, traffic signal   1-5 years 
b.  Parking lot design north of MD Route 198 2-5 years 
c.  MD Route 198 improvements 1-5 years 
d. Walkways and Bikeways   2-5 years 
3. Art and culture 
a.  Gateway improvements east   2-5 years 
b.  Gateway improvements west   2-5 years 
4.  Social aspects 
a.   Village green property acquisition 2-5 years 
5.  Environmental sustainability 
a.  Stormwater management   1-5 years 

b.  Inclusion of green &  low-impact features   2-5 years 
c.   Landscaping improvements   2-5 years 
6.  Economic development 
a.   Analysis of redevelopment potential   1-5 years 
b.   Outreach to new & existing businesses   1-5 years 

7. Housing 
a.  Encouragement of homeownership 1-5 years 

b.  Prevention of foreclosures 1-2 years 
Elements of Long-Term Recommendations 
1.  Encourage appropriate  housing  6-10 years 
2.  Revitalization south of MD Route 198 6-10 years 
3.  Continued application of green standards 6-10 years 
4.  Continued expansion of employment center 6-10 years 
5.   Community linkages 6-10 years 
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Short-Term Recommendations Sorted by Element Area 
 
The short-term recommendations set the stage for a healthy, sustainable Burtonsville community with safe streets 
and walkways; secure neighborhoods and a strong vibrant economy through design standards, plans and programs, 
and the initiation of physical improvements.  Short-term elements can be planned and implemented within a five 
year period. 
 
The keys to implementation of short-term elements are:  
 

• Successful coordination between the private sector (e.g. property and business owners) and public sector 
(in particular, Montgomery County departments and the State Highway Administration) 

• Effective public awareness 
• Early creation of the public green space 
• Implementable design standards and plans 

 
Design of public and private space: 
 
Design standards capture the community vision of a Village Center that is reminiscent of Burtonsville’s rural past.  
Plans and Programs are recommended to incentivize business development, construction activities, alternative 
transportation improvements and public art. Streetscape improvements will contribute significantly to improving the 
public image of Burtonsville’s commercial core and the safety of pedestrians.  The following are recommended:  
 
• Streetscape Design Standards: Develop streetscape design standards for sidewalks, landscaping, lighting, 

street furniture, banners, bike racks, curb and gutter, crosswalks, gateways, way finding, community signage 
and advertising, and other items as appropriate.  The standards should incorporate green elements to protect 
the natural environment.  

• Façade Enhancements: Develop conceptual façade designs for building façade improvements.  The concepts 
may include covered walkways (awnings), business signage, roof lines, preferred architecture styles, and other 
items as appropriate to the village theme.  

• Façade Improvement Program: Develop a Burtonsville Façade Program providing incentives for property and 
business owners to undertake visual improvements to the street-facing facades of buildings. Incentives may 
include a matching grant program, fast track permitting and/or Montgomery County property tax abatement.  

• Community Greenspace: Acquire property between the proposed Burtonsville Access Road and the 
Burtonsville Elementary School - potentially through the use of the County’s Legacy Open Space Program.  
This property should be developed as a greenspace amenity for the community.  The space is large enough to 
support small- to medium-sized community events such as a country market, concerts, cultural performances 
and other events.  The greenspace should include an open structure that can enhance and expand greenspace 
use.  

• Greenways, Bicycle and Pedestrian Linkages:  Build upon the bikeways and sidewalk recommendations 
contained within the Fairland Master Plan (1997), and the Countywide Bikeways Functional Master Plan (2005) 
to promote safe and convenient bikeways that connect the Village Center to the residential area and expand 
recreational and commuting opportunities for biking and pedestrian movement.  
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• Community Signage: Plan, design and 
implement a community signage 
program to include way finding and 
business signage. 

• Relocation and/or addition of highway 
signage: Partner with SHA to identify 
locations for new signage indicating 
directions to Burtonsville along US 
Route 29 and MD Route 198. 

 
 
Transportation and Parking 
 
Transportation and parking are critical issues within the Burtonsville commercial area.  Since substantial traffic 
moves through the commercial core daily, access to businesses must be maintained while controlling access and 
providing for the safe passage of pedestrians and vehicles.  The following four recommendations together address 
these issues: 
 
• Burtonsville Access Road: proceed with implementation of the Burtonsville Access Road as previously 

designed and negotiate with the State Highway Administration regarding a traffic signal at the intersection of 
the new Burtonsville Access Road and MD 198. 

• Parking Lot Design North of MD Route 198: The planned widening of MD Route 198 could result in the removal 
of some parking in front of businesses in the northwest quadrant of the focus area.  To help mitigate the 
potential loss of this parking, a redesign of the parking is recommended. It is suggested to maintain one row of 
parking along the front of businesses and to relocate the remainder to the rear in a new, organized shared 
parking area. 

o Conduct an analysis of current parking requirements and potential for shared parking.  Develop 
shared parking scenarios for the commercial area to the north of MD 198. Design may include rain 
gardens, landscaping, pedestrian paths, and clearly marked spaces.  

o Funding for Relocation and Construction: The relocation of parking spaces carries with it 
construction costs.  To encourage property owners to relocate parking, the Community Legacy 
Plan suggests that funding be provided to mitigate the cost of construction.  

• MD Route 198 Improvements:  Montgomery County 
Government request SHA to upgrade the priority for the 
reconstruction of MD Route 198 in the Burtonsville community.  

• Greenways and Bikeways: Implement recommendations. 
contained within the Fairland Master Plan (1997), and 
Countywide Bikeways functional Master Plan (2005) to 
promote safe and convenient bikeways that connect the Village 
Center to the residential area and expand recreational and 
community opportunities for biking and pedestrian movement. 
Design should incorporate green/environmentally sensitive 
methods. 

 

Functional 
elements to 
improve bicycle 
and pedestrian 
access and ease 
of use can be 
created in a 
unique and artful 
manner, as 
illustrated by this 
County-owned 
bike rack in 
Silver Spring. 

Montgomery 
County offers 
numerous 
examples of 
high-quality, 
unique 
streetscape 
elements, such 
as this kiosk in 
Kensington. 
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Art and culture 
 
In order to satisfy the community’s vision for enhancing the character of a Village Center, increasing pedestrian 
safety, and broadening the appeal for private investment in the Burtonsville Community, streetscape, gateway, and 
bicycle/pedestrian improvements are recommended. 
 
• Gateway Enhancements: Gateway enhancements 

are an integral recommendation of the Community 
Legacy Plan.  Gateway elements reinforce the 
sense that one is entering or leaving an 
identifiable community. Gateway enhancements 
are recommended for both sides of the US Route 
29 overpass and at the traffic signal at MD Route 
198 and the School Access Road.  The gateway 
enhancements may include public art and colorful 
landscaping to define arrival in Burtonsville. 

 
Social 
 
A village green provides a community gathering space, a physical center and lends to a sense of place.  The 
Community Legacy Plan concurs with the Fairland Master Plan (1997) that recommends a village green be located 
between the Burtonsville Access Road and Burtonsville Elementary School. 
 
• Village green: Acquisition of property between the Burtonsville Access Road and Burtonsville Elementary 

School for creation of a new village green for community gathering that may be used for special events, 
including a country market. 

 
Environmental sustainability 
 
The Burtonsville Community Legacy area includes parts of the Paint Branch, Little Paint Branch and Patuxent 
Watersheds.  The Burtonsville Commercial area lies within the Patuxent Watershed environmental preservation 
area.  The Master Plan recommends limiting expansion of high impervious uses in the commercial area.  The 
Community Legacy Plan recommends inclusion of green and low impact design features in any redevelopment or 
community enhancements. 
 
• Stormwater management: Encouragement of private installation of natural drainage projects to improve storm 

water runoff conditions on private property.  The Montgomery County Department of Environmental Protection 
offers a RainScapes Rewards Rebate for participants until annual funding is depleted. 

• Green and low impact design: Inclusion of green and low-impact design features at gateways, along pedestrian 
thoroughfares and within the proposed community greenspace and infrastructure improvements. Use of green 
and low impact design features is encouraged in the design of new buildings and public spaces. 

• Landscaping Improvements: Enhanced landscaping on the road sides and in the median and flowering plants on 
the bridge slope with an increased use of low-maintenance, native species (see illustrations).  

Contextually distinctive 
signage is a key aspect of 
the Burtonsville Legacy 
Plan.  Unique signage 
improves way-finding for 
visitors and contributes to 
the enhancement of an 
area’s character.  Signage 
in Kensington is uniquely 
designed to invoke the 
area’s historic character. 
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Economic development 
 
Private sector investment and involvement should be encouraged as a means to expedite the implementation of the 
Burtonsville Community Legacy Plan.  
 
• Outreach to Business and Commercial Property Owners: Conduct outreach meetings with the business and 

commercial property owners highlighting programs available from the Montgomery County Department of 
Economic Development including the Small Business Revolving Loan Fund, Economic Development fund, 
Technology Growth Fund, Microenterprise Funds and mentoring.  These meetings offer an opportunity to 
provide regular updates concerning projects and progress and facilitate community partnerships. 

• Analysis of Redevelopment Potential:  Provide funding to conduct an analysis of the redevelopment potential of 
properties to the north of MD Route 198.  The analysis should include an assessment of the current building 
condition and useful life and provide options for redevelopment consistent with protecting the watershed.  In 
addition, the analysis should include an estimate of costs associated with redevelopment and revenue loss 
during construction. 

• Market Study: Provide funding for a market study specifically to explore the demand for development of the 
Burtonsville employment center including the types of tenants this area would attract.  This would be distinct 
from and complimentary to the commercially-focused Burtonsville Market Study completed in 2007. 

 
 
Housing 
 
The strength and vitality of a community is expressed not only in the commercial areas but also in the health of the 
neighborhoods which comprise the community.  The Community Legacy Plan encourages the preservation of the 
current housing stock and maintenance of a wide choice of housing types and neighborhoods for people of all 
incomes, ages, lifestyles and physical capabilities at appropriate densities and locations. 
 
• Homeownership: Encourage homeownership by promoting programs to assist renters in becoming financially 

prepared to purchase a home in Montgomery County.  These programs offer below market interest rates, 
homeownership Seminars, a home buying education Certificate of Completion, Closing Cost Assistance and 
Federal Housing Administration (FHA) Loans. 

• Foreclosure Prevention:  Outreach to the community highlighting the availability of foreclosure counseling and 
other resources to prevent foreclosure. 
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Long-Term Recommendations 
 
The long-term recommendations of the Community Legacy Plan continue the vision for Burtonsville.  These 
recommendations will help the community adapt to changing market demands by setting the stage for new 
homeownership opportunities in the commercial area, continuing to focus on attracting employers to the Burtonsville 
employment zone, and stimulating retail and restaurant growth on the south side of MD Route 198. 
 
Encourage Housing Development: Encourage a variety of housing options in the Community Legacy area at 
appropriate densities and locations.  Explore townhouse development between the retail area along the north side of 
MD Route 198 and the new community greenspace.  These units would be appealing to young professionals, 
independent seniors and those interested in home-based occupations near an established commercial node.  In 
addition, these new residents would contribute to a 24-hour presence and to the security of the Village Center. 
 
Facilitate Revitalization and/or Redevelopment South Side of MD Route 198: Facilitate revitalization along the south 
side of MD 198 by assisting with improvements to both aesthetics and vehicular/pedestrian access. The 
development of a village-scaled street behind the commercial properties similar to the Burtonsville Access Road is 
recommended. The street would provide access to the businesses from the rear which, in turn, will decrease the 
amount of traffic on MD Route 198 and increase safety.   
 
Continued Application and Implementation of Green Design Standards: Promote green elements (e.g. low-impact, 
environmentally-sensitive design) in building design, parking lot design, and site features of new and existing 
development.  Indirect incentives could be offered, such as reductions in required parking or enhanced density for 
new developments.  Direct incentives could include matching grants for green improvements to existing buildings, or 
assistance with the up-front cost of construction for new development. 
 
Continued Expansion of the Burtonsville Employment Center: Attracting and retaining businesses is crucial for the 
expansion of employment opportunities within the Burtonsville employment center.  Consistent with the short-term 
recommendations, the long-term recommendations include the promotion of existing incentives for small businesses 
to locate to this area. 
 
Community Linkages (sidewalks/bikepaths) are recommended to connect the employment center to neighboring 
residential areas.  Flex development is initially recommended in the Employment Center to achieve a higher density 
of employment than traditional industrial development.  The results of the Target Market Study of industrial and flex 
development opportunities will further guide recruitment of new uses to this area. 
 
Other recommendations include streetscape enhancements, façade improvements, and bike/pedestrian connections 
not completed under the short-term improvement efforts along MD Route 198.  Care must be taken to design this 
street so as to discourage cut-through traffic in adjoining residential areas. 
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Implementation Matrix 
 
A strong blueprint for future revitalization in Burtonsville requires the identification of an implementation structure 
that clearly identifies roles and responsibilities for all agencies, organizations and individuals involved in this effort.  
This structure might include the identification of: 1) lead entities that will be responsible for action, 2) supporting 
partners, 3) potential funding source(s), 4) order-of-magnitude cost, and 5) timeframe for completion.  The following 
pages provide such details for key elements in the short-term (5-year) and long-term (10-year) futures.   
 
Order of magnitude costs have been estimated by element, and are primarily based on costs of similar elements in 
other communities in the region.  Order of magnitude costs should not be used for budgeting purposes, but rather as 
a ballpark figure for beginning implementation work and comparing implementation items.  All cost information is 
provided in 2008 dollars. 
 
Key entities identified for lead and/or supporting roles include, in alphabetical order by their abbreviated name, as 
used in the matrix: 
 
• County Arts & Humanities Council: Arts and Humanities Council of Montgomery  
• County DED: Montgomery County Department of Economic Development 
• DEP: Montgomery County Department of Environmental Protection 
• DHCA: Montgomery County Department of Housing and Community Affairs  
• DHCD: Maryland Department of Housing and Community Development 
• DOT: Montgomery County Department of Transportation 
• DPS: Montgomery County Department of Permitting Services 
• HOC: Montgomery County Housing Opportunities Commission 
• M-NCPPC: Montgomery County Planning and Parks Departments of The Maryland-National Capital Park and 

Planning Commission 
• MWCOG: Metropolitan Washington Council of Governments 
• SHA: Maryland State Highway Administration 
 
Preliminary funding sources for the implementation elements include: 
 
• National Capital Region Transportation Planning 

Board (TPB) Transportation/Land-Use 
Connections Program 

• Community Legacy Funds 
• MSAC Grants 
• County Capital Improvement Program (CIP) 
• MD SHA Funds 
• County Legacy Open Space Program 

• Maryland Department of Natural Resources 
(DNR) Community Parks & Playgrounds Program 

• MWCOG Transportation Improvement Program 
(TIP) 

• County Housing Initiative Fund 

 
These public sector funding and financing sources are meant to leverage private sector investment and result in 
broad-based benefits to the community. 
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Short Term Elements 
 
# Priority Recommendation Description/ 

Location 
Lead 
Entity 

Supporting 
Partners 

Potential 
Funding 
Source(s) 

Order of 
Magnitude 
Cost 

Time-
frame 

 1 Design of Public and Private Space 
1 a  Streetscape 

Design 
Standards 

Recommend the development of streetscape design 
standards for sidewalks, landscaping, lighting, street 
furniture, banners, bike racks, curb and gutter, crosswalks, 
gateways, way finding, signage and other items as 
appropriate.  Standards should incorporate 
green/environmentally sensitive elements. Streetscape 
improvements recommend for the commercial area of MD 
Route 198 and along the old US Route 29, initially focused 
along the north where enhancements are likely in the near 
term.  Consider reducing travel lanes along old US Route 
29, creating a boulevard appearance. 

DHCA M-NCPPC; 
SHA; DOT; 
DPS; 
commercial 
property 
owners 

National Capital 
Region 
Transportation 
Planning Board 
(TPB) 
Transportation/ 
Land-Use 
Connections 
Program; 
Community 
Legacy Funds; 
County CIP; 
SHA 

(design) 
$40,000 - 
$50,000  
 
 
(implement
-ation) 
$4.5 million  

1-2 years 
 
 
 
 
 
2-5 years 
 
6-10years 

1 b  Façade 
Enhancement  

Develop conceptual façade designs for building 
improvements that may include covered walkways, awnings, 
business signage, roof lines, preferred architecture styles 
and other items as appropriate. 
 
Implement a program to incentivize property and business 
owners to undertake improvements.  Incentives could 
include: matching grant program, fast-track permitting, and 
County property tax abatements. 

DHCA DHCD; 
commercial 
property 
owners 

Montgomery 
County 
Community 
Legacy Funds; 
County CIP 

$50,000 
 
 
 
$200,000 

1-2 years 
 
 
 
2-5 years 
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# Priority Recommendation Description/ 

Location 
Lead 
Entity 

Supporting 
Partners 

Potential 
Funding 
Source(s) 

Order of 
Magnitude 
Cost 

Time-
frame 

 1 Design of Public and Private Space (Continued) 
1 c  Greenspace/

Village 
Center 

Acquire Property between Burtonsville Access Road and 
Burtonsville Elementary School.  The purchase could occur 
through the County Legacy Open Space program.  Design 
an amenity and implement strategy to use the space for 
community events, including perhaps a country market (by 
special exception). 

County  County Legacy 
Open Space 
Program; 
Community 
Legacy Funds; 
County CIP; 
Maryland DNR 
Community 
Parks & 
Playgrounds 
Program 

(acquisit-
ion) 
$525,000  
 
(design) 
$250,000 
 
(construct-
ion) TBD 
 

2-5 years 

1 d  Bicycle and 
Pedestrian 
Linkages 

Build upon recommendations contained within the Fairland 
Master Plan (1997), and Countywide Bikeways functional 
Master Plan (2005) to promote safe and convenient 
bikeways that connect the village center to the residential 
area and expand recreational and community opportunities 
for biking and pedestrian movement. Design should 
incorporate green/environmentally sensitive methods. 

DOT; M-
NCPPC 

County 
DHCA; 
MWCOG; 
SHA; DHCD 

National Capital 
Region 
Transportation 
Planning Board 
(TPB) 
Transportation/ 
Land-Use 
Connections 
Program 

TBD 
 

continuou
s 
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# Priority Recommendation Description/ 

Location 
Lead 
Entity 

Supporting 
Partners 

Potential 
Funding 
Source(s) 

Order of 
Magnitude 
Cost 

Time-
frame 

 1 Design of Public and Private Space (Continued) 
1 e  Community 

Signage 
Plan, design and implement a community signage 
program to include wayfinding and business signage.  

DHCA M-NCPPC; 
SHA, DOT 

County CIP; 
Community 
Legacy 

(plan 
design) 
$60,000 
 
(construct-
ion) 
$200,000 

 

  Relocation 
and/or addition 
of Highway 
Signage 

Partner with SHA to identify locations for new signage 
indicating directions to Burtonsville along US Route 29 
and MD Route 198.   

MD SHA DOT; DHCA SHA; County 
CIP;  

$5,000 1-5  years 
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# Priority Recommendation Description/Location Lead 

Entity 
Supporting 
Partners 

Potential 
Funding 
Source(s) 

Order of 
Magnitude 
Cost 

Time 
Frame 

 2 Transportation and Parking 
2 a  Burtonsville 

Access Road 
Proceed with implementation of the Burtonsville Access 
Road as previously designed and negotiate with the State 
Highway Administration regarding a traffic signal at the 
intersection of the new Burtonsville Access Road and MD 
198. 
 

DHCA; 
DOT 

DHCA; 
MWCOG 

County CIP; 
MWCOG TIP 

$6.5 million 
(currently 
in CIP) 

2-5 years 

2 b  Parking Lot 
Design  

Analysis of current parking requirements and potential for 
shared parking.  Develop shared parking scenarios for 
commercial area to the north of MD Route 198. 
Maintain one row of parking along the front of businesses 
and remainder relocated to the rear in a new, organized 
shared parking area. 
Develop design to include trees, pedestrian paths, clearly 
marked spaces, pervious surfaces and facilities such as 
rain gardens for capturing and treating run-off. 
The relocation of parking spaces carries with it 
construction costs.  To encourage property owners to 
relocate parking, suggest funding be provided to mitigate 
the cost of construction. 

DHCA; 
SHA 

M-NCPPC; 
DHCD 

Community 
Legacy Funds 

(analysis) 
$30,000 
 

1-2 years 
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# Priority Recommendation Description/Location Lead 

Entity 
Supporting 
Partners 

Potential 
Funding 
Source(s) 

Order of 
Magnitude 
Cost 

Time 
Frame 

 2 Transportation and Parking (Continued) 
2 c  MD Route 198 

improvements 
Montgomery County Government request SHA to upgrade 
the priority for the reconstruction of MD Route 198 in the 
Burtonsville. 

DHCA; 
DOT 

SHA; DHCA   1-2 years 
 
2-5 years 

2 d  Greenways & 
bikeways 

Implement recommendations contained within the 
Fairland Master Plan (1997), and Countywide Bikeways 
functional Master Plan (2005) to promote safe and 
convenient bikeways that connect the village center to 
the residential area and expand recreational and 
community opportunities for biking and pedestrian 
movement. Design should incorporate 
green/environmentally sensitive methods. 

DOT, M-
NCPPC 

DHCA; DOT County CIP; 
National Capital 
Region 
Transportation 
Planning Board 
(TPB) 
Transportation/ 
Land-Use 
Connections 
Program 

$2.2 million 2-5 years 
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 Priority Recommendation Description/ 

Location 
Lead 
Entity 

Supporting 
Partners 

Potential 
Funding 
Source(s) 

Order of 
Magnitude 
Cost 

Time-
frame 

 3 Art and Cultural 

3 a  Gateway 
enhancements east 

Plan, design and construct enhanced landscaping 
on the sides and median, flowering plants on 
bridge slope and incorporate public art features at 
the US Route 29 overpass. 

DOT; 
DHCA 

County Arts 
& 
Humanities 
Council 

MSAC Grants; 
Community 
Legacy Funds; 
County CIP;SHA 

 2-5 years 

3 b  Gateway 
enhancements west 

Plan, design and construct enhanced landscaping 
on the sides and median and incorporate public art 
features at MD Route 198 and School Access 
Road.  

DOT; 
DHCA 

County Arts 
& 
Humanities 
Council 

MSAC Grants; 
Community 
Legacy Funds; 
County CIP; 
SHA 

 2-5 years 
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 Priority Recommendation Description/ 

Location 
Lead 
Entity 

Supporting 
Partners 

Potential 
Funding 
Source(s) 

Order of 
Magnitude 
Cost 

Time-
frame 

 4 Social Elements 
  Greenspace/Village 

Center 
Acquire Property between Burtonsville Access 
Road and Burtonsville Elementary School.  The 
purchase could occur through the County Legacy 
Open Space program.  Design an amenity and 
implement strategy to use the space for community 
events, including perhaps a country market (by 
special exception).  This recommendation is 
supported by the Fairland Master Plan (1997). 

DOT; 
DHCA 

 County Included in 
1.c. 
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 Priority Recommendation Description/ 

Location 
Lead 
Entity 

Supporting 
Partners 

Potential 
Funding 
Source(s) 

Order of 
Magnitude 
Cost 

Time-
frame 

 5 Environmental Sustainability 
5 a  Stormwater 

management 
Encourage residential, commercial and private 
institutional property owners to improve storm water 
runoff conditions on their property by installing more 
natural drainage projects such as RainScapes.  The 
Montgomery County Department of Environmental 
Protection offers a RainScapes Rewards Rebate for 
participants until annual funding is depleted. 

DEP DHCA County CIP  1-2 years 
2-5 years 

5 b  Green and low-
impact design 

Inclusion of green and low-impact design features at 
gateways, along pedestrian thoroughfares and within 
the proposed community greenspace and infrastructure 
improvements. Use of green and low impact design 
features is encouraged in the design of new buildings 
and public spaces. 

   TBD 2-5 years 

5 c  Landscaping 
improvements 

Enhanced landscaping on the road sides and in the 
median and flowering plants on the bridge slope (see 
illustrations).  
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 Priority Recommendation Description/ 

Location 
Lead 
Entity 

Supporting 
Partners 

Potential 
Funding 
Source(s) 

Order of 
Magnitude 
Cost 

Time-
frame 

 6 Economically vibrant mix of uses 
6 a  Redevelopment 

Potential Analysis 
Provide funding to conduct an analysis of the 
redevelopment potential of properties to the north 
of MD Route 198.  The analysis should include an 
assessment of the current building condition useful 
life and provide options for redevelopment.  In 
addition the analysis should include estimate of 
costs associated with redevelopment and revenue 
loss during construction. 
 
Provide funding for a market study to explore the 
demand for development of the Burtonsville 
employment center including the types of tenants 
this area would attract. 

DHCA DED Community 
Legacy Funds; 
County CIP 

$25,000 
 
 
 
 
 
 
 
 
$30,000 

1-2 years 
s 
 

6 b  Outreach to 
Businesses and 
Commercial Property 
Owners 

Outreach to the Burtonsville Business and 
Commercial Property Owners: Conduct outreach 
meetings with the business and commercial 
property owners highlighting programs encouraging 
new private investment and other community 
issues. These meetings offer an opportunity to 
provide regular updates concerning projects and 
progress and facilitate community partnerships. 

DHCA DED County; 
Community 
Legacy 

$12,000 1-2 years 
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 Priority Recommendation Description/ 

Location 
Lead 
Entity 

Supporting 
Partners 

Potential 
Funding 
Source(s) 

Order of 
Magnitude 
Cost 

Time-
frame 

 7 Housing 
7 a  Homeownership Encourage homeownership by promoting programs 

such as the Housing Opportunities Commissions 
programs to assist renters in becoming financially 
prepared to purchase a home in Montgomery 
County.  These programs offer below market 
interest rates, homeownership seminars conducted 
by HOC, bi-annually (Spring and Fall), a home 
buying education Certificate of Completion, Closing 
Cost Assistance and FHA Loans. 

DHCA HOC; DHCD HOC; DHCA   

7 b  Foreclosure 
Prevention 

Incidents of foreclosure have risen dramatically in 
Montgomery County.  Maintaining homeownership 
is a priority.  Recommend outreach to the 
community highlighting the availability of 
foreclosure counseling and other resources. 

DHCA DHCA; DHCD    
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Long Term Elements 
 
 Priority Recommendation Description/ 

Location 
Lead 
Entity 

Support-
ing 
Partners 

Potential 
Funding 
Sources 

Order of 
Magnitude 
Cost 

Time-
frame 

 1 Encourage 
Housing 
Development  

Encourage Housing Development: Encourage a variety of 
housing options in the Community Legacy area at appropriate 
densities and locations.  Explore townhouse development 
between the retail area along the north side of MD Route 198 
and the new community greenspace.  These units would be 
appealing to young professionals, independent seniors and 
those interested in home-based occupations near an 
established commercial node.  In addition, these new residents 
24-hour presence contributes to the security of the Village 
Center. 

DHCA DHCD Community 
Legacy 
Funds; 
County 
Housing 
Initiative 
Fund 

$100,000 5-10 
years 

 2 Facilitate 
Revitalization 
and/or 
Redevelopment 
South Side of MD 
Route 198 

Facilitation of Revitalization and/or Redevelopment of the south 
side of MD Route 198: Facilitate revitalization along the south 
side of MD 198 by assisting with improvements to both 
aesthetics and vehicular/pedestrian access. The development of 
a village scaled street behind the commercial properties similar 
to the Burtonsville Access Road is recommended. The street 
would provide access to the businesses from the rear which, in 
turn, will decrease the amount of traffic on MD Route 198 and 
increase safety.  Care must be taken to design this street so as 
to discourage cut-through traffic in adjoining residential areas. 
 
Other recommendations include streetscape enhancements, 
façade improvements, and bike/pedestrian connections not 
completed under the short-term improvement efforts along MD 
Route 198.   

SHA; 
DOT 

DHCA SHA; 
Community 
Legacy 
Funds; 
County CIP 

$3.6 million 
for Rt. 198; 
$6.5 million 
for the 
parallel 
village 
scale street 
(based on 
CIP funding 
for the 
Access 
road) 

5-10 
years 
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 Priority Recommendation Description/ 

Location 
Lead 
Entity 

Supporting 
Partners 

Potential 
Funding 
Sources 

Order of 
Magnitude 
Cost 

Time-
frame 

 3 Continued 
application of green 
design standards 

Continued Application and Implementation of Green 
Design Standards: Promote green elements (e.g. 
low-impact, environmentally-sensitive design) in 
building design, parking lot design, and site features 
of new and existing development.  Indirect incentives 
could be offered, such as reductions in required 
parking or enhanced density for new developments.  
Direct incentives could include matching grants for 
green improvements to existing buildings, or 
assistance with the up-front cost of construction for 
new development. 
 

DHCA M-NCPPC Community 
Legacy 
Funds; 
County CIP 

$50,000 5-10 
years 

 4 Continued 
expansion of 
employment center 

 
Continued Expansion of the Burtonsville Employment 
Center: Attracting and retaining employers is crucial 
for the expansion of employment opportunities within 
the Burtonsville employment center.  Consistent with 
the short-term recommendations, the long-term 
recommendations include the promotion of existing 
incentives for small businesses to locate to this area. 
 

DED DHCA Community 
Legacy 
Funds 

$10,000 5-10 
years 

 5 Community 
Linkages 

Community Linkages (sidewalks/bikepaths) are 
recommended to connect the employment center to 
neighboring residential areas.   

M-NCPPC DHCA County CIP; 
Community 
Legacy 
Funds 

TBD 5-10 
years 
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Cost Benefit Analysis 
 
The Burtonsville Community Legacy Plan provides a blueprint for major improvements to the focus area which are 
likely to spur economic development, revitalization, and potential redevelopment in the future.  These improvements 
are especially critical given the planned changes to MD Route 198, which could, without careful planning and 
investment, result in lost sales and disruption for existing businesses. 
 
The Community Legacy Plan takes a proactive approach to minimizing such losses and enhancing economic 
prospects for existing and future businesses.  It also offers long-term potential for accelerated employment growth 
and new housing options for the workforce. 
 
Enhanced economic viability brings with it a number of benefits for business owners, property owners, and the 
broader community.  Quantifiable benefits include:  
 

• Enhanced retail sales; 
• Retail sales tax revenues; 
• Real property values; 
• Real property tax revenues; and 
• Employment and associated income. 

 
Preliminary, order-of-magnitude estimated measures of these benefits are offered below, with all figures provided in 
2008 dollars.  The order-of-magnitude benefits are offered for comparison and evaluation purposes, are based on a 
variety of assumptions, and are not meant to be used for revenue forecasting.  Intangible benefits – those which 
cannot be quantified or are difficult to measure – are also described in the following sub-section. 
 
 
Annual Retail Sales 
 
Comprehensive improvements to image, visibility, and access offer strong potential to accelerate retail sales in 
existing and future stores and restaurants.  The Local Government Commission and the National Main Street Center 
have measured the economic impact of comprehensive revitalization efforts similar to that proposed in Burtonsville, 
and have identified potential for commercial districts to increase retail sales by as much as 30 percent. 
 
Such sales growth is possible in Burtonsville, but will require a long-term timeframe (e.g. 10 years) to be realized.  
BBPC estimates that sales could increase from their current level by 10 percent in the short-term (e.g. 5 years), 
when a number of improvements are completed as a result of the Legacy Plan.  Such increase would result in $39 
million in new retail sales per year in the short-term, supporting the economic health of existing and future retail and 
restaurant businesses.  Sales could then increase by 30 percent in the long-term, representing $63 million in new 
annual sales (includes new short-term sales). 
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Table 5.1: Projected Annual Retail Sales 
(2008 Dollars) 

 Total SF (1/) (2/) Sales Per SF 
(3/) (4/) 

Total Sales Net Sales Change 
Over Current 

Current (2008) 320,000 $300 $96,000,000 - 
Short-Term (2008 to 2013) 408,300 $330 $135,000,000 $39,000,000 
Long-Term (2013 to 2018) 408,300 $390 $159,000,000 $63,000,000 
1/ Current square feet based on that reported in the 2007 Burtonsville Market Study and Consumer Shopping Survey 
2/ Assumes the net increase of 80,000 square feet of new retail space at the Burtonsville Shopping Center and the addition of 8,300 square 
feet to the north of MD Route 198 
3/ Current sales per square foot assume sales are roughly ten times higher than the average rental rate paid by tenants (estimated at $30 per 
square foot based on the 2007 market study), based on industry standards 
4/ Future sales per square foot assume a conservative 10 percent increase in the short-term, based on a variety of sources that have linked 
façade, streetscape, and marketing efforts with increased sales (sources include the National Main Street Center and the Local Government 
Commission) 
5/ Future sales per square foot assume a 30 percent increase in the long-term, based on potential sales increases reported by the Local 
Government Commission 
 
Annual Retail Sales Tax Revenues 
 
As retail sales increase, taxes collected on retail goods and services also increases.  With the exception of goods 
sold in grocery and market-based businesses, retail goods and services in Maryland are subject to the state’s Sales 
and Use Tax.  BBPC has assumed that approximately 80 percent of future retail sales in the Burtonsville focus area 
will be subject to the sales and use tax.  This ratio is based on the current proportion of retail space in Burtonsville 
that is not devoted to grocery and market-based commerce. 
 

Table 5.2: Projected Annual Retail Sales Tax Revenues 
2008 Dollars 

 Taxable Sales (1/) 
(2/) (3/) 

Sales Tax Rate (4/) Sales Tax Revenues Net Tax Revenue 
Change Over 

Current 
Current (2008) $76,800,000 6% $4,600,000 - 
Short-Term (2008 to 
2013) 

$107,800,000 6% $6,500,000 $1,900,000 

Long-Term (2013 to 
2018) 

$127,400,000 6% $7,600,000 $3,000,000 

1/ Assumes that 80 percent of retail sales are subject to the Maryland Sales and Use Tax (the remaining 20 percent are assumed to occur in 
grocery and market-based businesses for which the Sales and Use Tax does not apply; the 20 percent is based on the proportion of space in 
Burtonsville (20 percent) currently occupied by these uses) 
2/ Assumes that sales made in grocery and market-based businesses will continue to represent 20 percent of all sales, based on the 
assumption that the same level of space will be devoted to grocery and market based uses 
3/ Assumes that sales made in grocery and market based businesses will continue to represent 20 percent of all sales 
4/ Based on the 2008 Maryland Sales and Use Tax Rate 
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Should the retail sales growth identified in the focus area be realized, an estimated $1.9 million in annual new retail 
sales tax revenues would result in the short-term, and $3 million in new annual retail sales tax revenues in the long-
term (includes the short-term growth). 
 
Real Property Values & Tax Revenues 
 
As image, visibility, and access to properties improves, and retail customer traffic and sales increases, property 
values also generally rise.  In particular, as retail sales increase, the potential for higher rents also increases.  
However, rental increases tend to lag sales increases due to lease structures, and increases in assessed value are 
also limited to periodic tax assessment updates. 
 
For these reasons, BBPC estimates that the assessed value of existing properties in the Burtonsville focus area 
could increase a modest 5 percent in the short-term (e.g. 5 years) as a result of property enhancements resulting 
from the Legacy Plan.  In the long-term, the value of existing properties is estimated to increase 10 percent 
(including short-term increases).  New redevelopment in the short-term will also increase the tax base, as will the 
addition of live-work units and industrial/flex space in the long-term.  Based on these changes, BBPC estimates that 
net county real property tax revenue could increase by $270,000 in the short-term and $300,000 in the long-term 
(inclusive of short-term increases).  Net state real property tax revenue could increase by $46,000 in the short-term 
and $50,000 in the long-term (inclusive of the short-term increases). 
 

Table 5.3: Real Property Values and Tax Revenues 
2008 Dollars 

 Total Assessed 
Value (1/) (2/) 

(3/) 

General County 
Real Property 
Tax Revenues 

(4/) 

Net County Tax 
Revenue 

Increase Over 
Current 

State Real 
Property Tax 

Revenues (5/) 

Net State Tax 
Revenue 

Change Over 
Current 

Current (2008) $155,000,000 $1,024,550 - $173,600 - 
Short-Term 
(2008 to 2013) 

$196,000,000 $1,300,000 $270,000 $219,000 $46,000 

Long-Term 
(2013 to 2018) 

$200,000,000 $1,320,000 $300,000 $224,000 $50,000 

1/ Current assessed value based on most recent assessment data included in County GIS files, rounded to nearest million 
2/ Assumes the value of existing properties increases 5 percent in the short-term (as a result of enhancements to property and increased 
sales, which offers potential for higher rents; however rents tend to lag sales increase due to lease structures, so the increase in value is 
lower than the increase in retail sales) plus the net addition of 80,000 square feet of retail space in the Burtonsville Shopping Center valued 
at $30 million (estimated using an income approach to valuation, and assuming $30 per square foot and an 8 percent capitalization rate) and 
the addition of 8,300 square feet of new retail space between buildings north of MD Route 198 valued at $3 million (using an income 
approach to valuation, and assuming $30 per square foot and an 8 percent capitalization rate). 
3/ Assumes the value of existing properties increases 15 percent in the long-term (as a result of enhancements to property and increased 
sales, which offers potential for higher rents), that a possible 18 new units of live-work housing are added at an average assessed value per 
unit of $300,000, and that at least 100,000 square feet of new flex industrial space is added with an estimated value of $16 million (based on 
an income approach to valuation, assuming $12.70 per square foot rental rate, the average rate charged for flex space in eastern 
Montgomery County according to CoStar, and a capitalization rate of 8 percent). 
4/ Based on current general county real property tax rate of 0.661 per $100 of assessed value 
5/ Based on current state real property tax rate of 0.112 per $100 of assessed value 
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Retail Employment & Associated Income 
 
The new commercial space that may result from the Legacy Plan’s implementation – particularly as new retailers are 
attracted to the area and its increased sales potential – will result in new employment opportunities (and associated 
income) in retail and restaurant businesses.  BBPC estimates that approximately 265 new retail positions could be 
added in the focus area in the short-term (e.g. 5 years) and be retained at least at the same level in the long-term 
(e.g. 10 years, inclusive of the short-term).  New income associated with short-term employment growth is 
approximately $6,000,000, and would be retained in the long-term (inclusive of the short-term). 
 

Table 5.4: Retail Employment & Associated Income 
2008 Dollars 

 Total SF No. of 
Employees (1/) 

Net New 
Employees 

Gross Income of 
Employees (2/) 

Net Change in 
Income Over 

Current 
Current (2008) 320,000 960 - $23,000,000 - 
Short-Term 
(2008 to 2013) 

408,300 1,225 265 $29,000,000 $6,000,000 

Long-Term 
(2013 to 2018) 

408,300 1,225 265 $29,000,000 $6,000,000 

1/ Based on industry standard of 3 employees per 1,000 square feet of space in commercial shopping centers, based on BBPC’s past 
experiences in the Washington, DC metropolitan region 
2/ Assumes weighted average wage per hour of $11.57, and 2,080 hours annually (full time equivalent) per employee (average wage assumes 
90 percent of positions are classified as professional/retail sales at $10.88 per hour, and 90 percent are classified as managerial at $17.76 
per hour; wages per hour are derived from the Bureau of Labor Statistics for the Washington-Baltimore metropolitan area, 2008). 
 
 
Industrial/Flex Employment & Associated Income 
 
Promotion of the Burtonsville employment center over the long-term could result in new industrial/flex development 
in this portion of the Burtonsville focus area.  While a market analysis (one of the short-term actions recommended 
to promote an economically vibrant mix of uses) would identify a more precise, market-supported level of future 
development, BBPC preliminarily estimates that at least 100,000 square feet of new space could be added (based 
on the current base of approximately 160,000 square feet of industrial/flex space). 
 
Over the long-term, at an employment density of 1 employee per 300 square feet, an estimated 300 employees 
could occupy such space.  The new income associated with these employees is estimated at $12.3 million annually. 
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Table 5.5: Industrial Employment & Associated Income 
2008 Dollars 

 Total SF (1/) No. of 
Employees (2/) 

Net New 
Employees Over 

Current 

Gross Income of 
Employees (3/) 

Net Change in 
Income Over 

Current 
Current (2008) 160,000 480 - $20,000,000 - 
Short-Term 
(2008 to 2013) 

160,000 480 0 $20,000,000 $0 

Long-Term 
(2013 to 2018) 

260,000 780 300 $32,000,000 $12,000,000 

1/ Current square feet based on Maryland real property files; long-term square feet assumes the addition of at least 100,000 square feet of 
industrial/flex space 
2/ Based on industry standard of 1 employee per 300 square feet in industrial/flex-based businesses, which is based on BBPC’s projects 
throughout the Washington, DC region 
3/ Assumes weighted average wage per hour of $19.70 and 2,080 hours annually (full-time equivalent) for all employees (average wage 
assumes even mix of installation/maintenance/repair workers at $24.32 per hour, construction workers at $19.42 per hour, production workers 
at $14.88 per hour, and transportation-related workers at $20.17 per hour; wages per hour derived from the Bureau of Labor Statistics for the 
Washington-Baltimore metropolitan region for 2008. 
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Intangible Benefits 
 
Many community benefits that result from comprehensive enhancements called for in the Community Legacy Plan 
cannot be quantified, or are very difficult to measure. 
 
As the Burtonsville focus area becomes a more vibrant and attractive destination for shopping, living and working, a 
number of intangible benefits will arise. 
 
These benefits include: 
 
• Enhanced community pride 
• Improved sense of place 
• Increased social capital, as community members are able to mingle at the community gathering place 
• Enhanced value placed on living in the neighborhoods surrounding the focus area, which now will offer greater 

linkages to the commercial core 
• Improved partnerships and communication between public agencies, private business and property owners, and 

the community as a whole 
• Increased optimism, interest, and commitment of public and private sector parties in future revitalization (e.g. 

beyond the 10-year long-term timeframe) 
• Diminished potential for business losses during planned roadway improvement construction 
 
The potential realization of these benefits, in addition to the quantifiable benefits, offers strong rationale for support 
of the Burtonsville Community Legacy Plan. 
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Summary of Costs and Benefits 
 
In summary, the roster of action items and their 
associated order-of-magnitude costs include: 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Order-of-magnitude benefits that may be realized in 
ten years (including benefits realized within the first 
five years) that may be quantified are estimated to 
include: 
 

Table 5.7: 
Burtonsville Legacy Plan Order-of-Magnitude Benefits 

2008 Dollars 
Annual New Retail Sales $63,000,000 
Annual New Retail Sales Tax Revenues $3,000,000 
Increase in County Real Property Tax Revenues $300,000 
Increase in State Real Property Tax Revenues $50,000 
New Retail Employment 265 
New Retail Income $6,000,000 
New Industrial/Flex Employment 300 
New Industrial/Flex Income $12,000,000 

Total Order-of-Magnitude Benefits in Dollars $84,350,000 
Total Order-of Magnitude New Jobs 565 

Source: BBPC, 2008 
 
The Burtonsville Community Legacy Plan offers strong 
potential for benefits that far outweigh its costs – 
including benefits which may be measured and those 
which cannot be measured or are difficult to quantify. 
In addition to the benefits that may be quantified, the 
Burtonsville Community Legacy Plan will enhance 
community pride, improve sense of place, increase 
social capital, enhance the value of surrounding 
residential neighborhoods, improve partnerships and 
communication among the public and private sectors, 
increase the likelihood of future revitalization work 
beyond the 10-year long-term timeframe, and diminish 
potential for business losses during planned roadway 
changes. 
 
These benefits – both tangible and intangible – 
provide strong rationale for investment in Burtonsville 
and implementation of the Legacy Plan. 

 

 

Table 5.6: 
Burtonsville Legacy Plan Order-of-Magnitude Costs 

2008 Dollars 
Streetscape design $45,000  
Streetscape impementation $4,500,000  
Façade enhancement design $50,000  
Façade implementation $200,000  
Greenspace acquistion $525,000  
Greenspace design $250,000  
Community signage design $60,000  
Community signage construction $200,000  
Relocation of highway signage $5,000  
Burtonsville access road $6,500,000  
Parking lot design analysis $30,000  
Greenways and bikeways $2,200,000  
Redevelopment potential analysis $25,000  
Market study of employment center $30,000  
Business/property owner outreach $12,000  
Encourage housing development $100,000  
MD Route 198 southside improvements $3,600,000  
Parallel access road to south of MD 198 $6,500,000  
Continued application of green standards $50,000  
Continued expansion of employment center $10,000  

Total Order of Magnitude Cost $24,892,000  
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Appendix A: Charrette Presentation and Community Feedback 
 
After compiling a list of assets and issues with help from the community, a set of revitalization scenarios were 
delineated to allow for public review, evaluation, and discussion at the community charrette.  The scenarios were 
identified with consideration of community goals and visions but also zoning and site constraints, with the goal of 
offering scenarios that are implementable and possible. 
 
Constraints 
 
Constraints considered include those related to: 
 
Market/economic feasibility of redevelopment: since existing properties generate income, it is generally not 
economically viable to demolish existing buildings and replace them with the same level of new development.  
Additional intensity or density would be required to offer an incentive to redevelop.  Further, the types of uses that 
could occupy new space are dictated by the market, which generally would support:  

• Additional new housing (limited in the near-term, given market constraints in the residential ownership sector) 
• Limited higher intensity office space (given vacancies in the area) 
• Moderate addition of neighborhood-oriented retail (rather than regionally-oriented retail, which faces significant 

competition in the near-term). 
 

Parcel size and layout: most parcels are small and shallow, making the provision of parking a challenge and 
prohibiting regional retailers with larger pad sites. 
 

Parking: requirements for parking, as stipulated in the Montgomery County Zoning Ordinance, are in keeping with 
standardized requirements for suburban shopping centers (but not downtowns or village centers).  Parking 
requirements are generally much higher for retail uses than residential and office.  The County code requires by 
use: 

 

• Retail: 5 spaces per 1,000 square feet gross leasable area; all storage space exceeding 35 percent of total 
gross leasable area is excluded from the calculations. 

• Restaurant: 25 spaces per 1,000 square feet devoted for patron use within the establishment; 15 spaces per 
1,000 square feet for patron use on the property outside the establishment. 

• Regional Shopping Center: 5.5 spaces per 1,000 square feet gross leasable square feet; all storage space that 
exceeds 35 percent of total gross leasable area is excluded from the calculations. 

• Single-Family Dwelling: 2 spaces per unit 
• Multi-Family Dwelling: 1 to 2 spaces per unit 
• Office, General: Base requirements are calculated on amount of gross square footage and on location of the 

use within the county and its proximity to a Metrorail station; for Burtonsville, the parking space range is 2.9 to 
3.0 per 1,000 gross square feet. 
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Village center elements: the community has consistently expressed interest in transforming Burtonsville into a 
village center with a small-scale, rural character in keeping with the recommendations contained in the Fairland 
Master Plan.  There are certain elements evoked by a village center that would therefore need to be considered as 
part of revitalization scenarios: 

 
• Community gathering spot 
• Mix of uses, including shopping and green space (concerns were expressed vis-à-vis the introduction of 

housing as part of this mix) 
• Safety for pedestrians and bicyclists 

 
Environment: With the Patuxent River Watershed to the north, Resource Conservation zoning borders much of the 
Focus Area, precluding commercial development and medium-to-high-rise residential development.  Impacts to the 
watershed from development within the Focus Area also should be considered. 

 
Transportation and circulation: the State of Maryland Highway Administration has identified several alternatives 
for MD Route 198: 1) no change; 2) widening with the addition of a center lane; and 3) widening with the addition of 
a median.  The potential widening was incorporated into the development of revitalization scenarios for the Focus 
Area, as was the Burtonsville Access Road that has been designed by Montgomery County. 

These constraints necessitate numerous choices, such as: whether or not to orient buildings along the widened 198 
or the potential access road; whether or not to construct an access road or convert it to an alley; what types of uses 
to include; what intensity of development to pursue; what type of parking (e.g. structured/surface) to offer; whether 
or not to introduce traffic circles or change signalization patterns; and many more.  From these many choices, there 
are hundreds of combinations from which to select alternatives. 
 
Scenarios 
 
In order to simplify these myriad combinations and allow for productive public review and discussion, a set of four 
key scenarios were identified for analysis purposes that represent the full range of options.  Each of these four was 
developed with consideration of the numerous constraints and potential changes that could occur in the Focus Area 
in the northwest quadrant (northwest of the intersection of US Route 29 and MD Route 198) in order to ensure each 
scenario is implementable and possible.  The scenarios include: 
 
• Maintenance/Update 
• Commercial redevelopment only 
• Residential redevelopment only 
• Mixed use redevelopment 

 
In addition to these core scenarios, several key choices that cross-cut the four scenarios were presented to the 
public for input: 
 
• Roadway changes – maintenance of existing signalization vs. new traffic circulation pattern with circles 
• Changes to the industrial area in the overall Focus Area 
• Enhanced connectivity with bikeways and sidewalks in the entire Focus Area (and linking to surrounding 

residential neighborhoods in the Community Legacy Area) 
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More detailed description of each scenario and cross-cutting choices follows: 
 
Maintenance/Update 
 
This concept retains existing buildings but includes façade, streetscape, and other enhancements.  To use an 
analogous term from transportation planning, it is essentially the “no-build” alternative, which in this case means no 
demolition, and redevelopment would be pursued, but other changes to improve the area would be undertaken. 
 

 
 
 
 
 
 
 
 
 

 
 
 
 
 
 

 
Though existing building configuration would not change, parking under this scenario would be relocated to the rear 
of buildings and connected where possible to allow for streetscape enhancements and sidewalk provision along MD 
Route 198.  The connection of parking to the rear of buildings would enable a reduction in the number of driveways 
and alleyways crossing the proposed sidewalk, thereby offering a more pleasant and safe pedestrian experience.  
Signage would be made more attractive and unified to complement the painting, repairing and upgrading of existing 
storefronts and facades that would occur under this scenario. 
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Commercial Only 
 
The commercial only scenario envisions redevelopment that is limited to commercial space (e.g. no housing would 
be added).  Existing buildings along 198 would be demolished and rebuilt fronting the widened 198 to offer more of 
a village/downtown character to the corridor.  A total of 80,000 commercial square feet could be built, with 20 
percent restaurant (16,000 square feet) and 80 percent retail (64,000 square feet) in order to maximize the level of 
commercial space while allowing adequate parking.  This scenario includes the construction of the access road. 
 
Similar to the maintenance/update option, parking would be relocated to the rear of buildings under the commercial 
only scenario.  To meet current Montgomery County requirements, parking would be increased to 720 spaces to 
match the level of space proposed (including 400 spaces for restaurants and 320 for retail stores), and most of this 
parking (690 spaces) could be incorporated on-site.  A small amount of overflow parking (30 spaces) would be 
offered off-site. 
 
Key elements of the commercial only scenario include the development of a new public greenspace and community 
gathering area, which could be focused around a gazebo or other focal point.  Sidewalks and streetscape 
enhancements would also be offered along MD Route 198 to improve the pedestrian appeal of this corridor. 
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Residential Only 
 
To cover the entire spectrum of redevelopment choices, a residential only scenario was identified.  This scenario 
maximizes residential density allowed under current code, and orients building facades to streets and side streets to 
create a residential village character.  The construction of an access road to the rear of the development is included 
in this scenario. 
 
Parking courts with community open space are included between buildings to minimize parking seen from major 
roadways.  This scenario offers a community gathering area through the creation of a public greenspace similar to 
that delineated in the commercial only scenario.  Sidewalk and streetscape improvements are offered along MD 
Route 198. 
 
Housing units under this scenario would total 205 and include two key layouts: two-story units above one-story 
parking (65 units), and four-story units with surface parking (140 units).  The mix of units would be weighted towards 
one- and two-bedroom units to take advantage of the lower parking requirements such units allow, and would 
include: 
 
• 50 percent one-bedroom units 

(requiring 127 parking spaces) 

• 30 percent two-bedroom units 
(requiring 91 spaces) 

• 20 percent three-bedroom units 
(requiring 82 spaces) 

This mix of housing would result in a total 
need for 300 spaces to meet current code, 
with 125 spaces provided under units and 
175 spaces provided via central surface 
lots. 
 
These smaller units would appeal to 
singles, young professionals and empty 
nesters seeking to downsize and looking 
for a compact, more affordable alternative 
to larger single-family homes provided in 
the surrounding residential 
neighborhoods.  With 205 units, the 
County’s affordable housing requirements 
would also apply, and between 25 and 30 
units (or 12.5 to 15 percent) would have to 
be affordable under the Moderately Priced 
Dwelling Unit (MPDU) program. 
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Mixed-use 
 
Combing elements from the commercial only and residential only scenarios, the mixed-use scenario offers the 
potential to include retail shops and restaurants and housing but also introduces live/work units as a transition use 
between commercial and residential buildings.  Physical site constraints were considered in defining the proportion 
of each use included in this mix. 
 
Compared to the commercial only scenario, the mixed-use scenario features less retail space overall and focuses 
the commercial spaces to the northwest, closest to the retail uses planned at Burtonsville Shopping Center.  Limited 
commercial space would also be included on the ground floor of residential buildings facing MD Route 198 (at 
building corners). 
 
Like the commercial only and residential only scenarios, the mixed-use scenario would feature new sidewalk and 
streetscape enhancements along MD Route 198 as well as a new public greenspace with a community gathering 
area along the access road to the rear of new development. 
 
The development program would include: 
 
• Live-work units: 12, catering to the needs and 

preferences of home-based businesses, 
neighborhood-oriented professionals, craftspeople 
and artists 
 

• Residential units (including live-work): 132, 
including 44 two-story units above one-story 
parking and 88 four-story units with surface 
parking, broken out by bedrooms as follows: 

 
o 50 percent one-bedroom 
o 30 percent two-bedroom 
o 20 percent three-bedroom 

 
• Commercial space: 20,000 square feet, broken 

out as follows: 
 

o 25 percent restaurant (5,000 square feet) 
o 75 percent retail (15,000 square feet) 

 
Parking: 393 spaces (based on current code 
requirements) 
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Roadway changes without circles 
 
One of the cross-cutting options presented to the public was the option to widen MD Route 198 to accommodate two 
eastbound and two westbound lanes with a center median for left turns.  This option would include the maintenance 
of the existing signalization pattern, but overhead utility lines and utility poles would be relocated. 
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Roadway changes with circle(s) 
 
The option to add one or more traffic circles as an alternative to maintaining the existing signalization pattern was 
identified.  Two potential traffic circle locations were offered: one at the intersection of MD Route 198 and Old 
Columbia Pike, and a second at the intersection of MD Route 198 and the school access road.  Like the other 
roadway cross-cutting option, MD Route 198 would be widened under this option to accommodate a center median 
with left turn lanes. 
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Overall core area plan 
 
Finally, improvements for the overall Focus Area were identified as options for public review and evaluation.  
Improvements suggested included the addition of new industrial buildings fronting MD Route 198 to instill more of a 
village character to the eastern section of the Focus Area.  Enhanced connectivity was also emphasized through 
this option, with a number of bikeways and sidewalk improvements delineated throughout the Focus Area. 
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Scenarios Evaluation 
 
In order to assess the pros and cons of each scenario identified, the four scenarios were analyzed by the consultant 
team with respect to a number of key parameters: 
  

1) Consistency with community goals 
2) Preservation of assets and amenities 
3) Compliance with the Fairland Master Plan 
4) Benefits to businesses 
5) Market and community support 

 
In addition to analysis of these key items, a preliminary, qualitative public benefits assessment was prepared for 
each scenario. 
 
Maintenance/Update 
 
Consistency with community goals – community members appreciated this scenario’s potential to improve 
aesthetic appeal, but many expressed concern that this scenario would not result in the village center character they 
have envisioned 

Preservation of assets and amenities – this scenario could help retain existing businesses, since rents would be 
less likely to rise than if new buildings are developed under the other scenarios 

Compliance with the Fairland Master Plan – this scenario maintains retail uses along MD Route 198 as called for 
in the Master Plan, and by introducing streetscape improvements and relocating parking, creates more of a Main 
Street appearance along this corridor as envisioned in the plan 

Benefits to businesses – the streetscape, sidewalk, signage, and façade improvements called for under this 
scenario would increase the appeal of Burtonsville to retail patrons, offering the potential for increased sales to 
existing businesses.  However, the relocation of parking to the rear of retail buildings could initially discourage 
customer traffic if not mitigated through enhanced signage and way-finding to direct shoppers to these spaces 

Market and community support – the existing retail space that would remain under this scenario is supported by 
current market conditions, and the community supports some of this scenario’s elements (particularly the aesthetic 
improvements and the chance to retain existing businesses) 
 
Commercial Only 
 
Consistency with community goals – this scenario met some of the public’s stated goals regarding the creation of 
a village center, with its provision of a focused cluster of retail stores and restaurants and a community gathering 
space.  However, many residents raised concerns regarding whether or not the gathering space would be used, 
since rear parking lots divided the buildings from the gathering space. 

Preservation of assets and amenities – this scenario would preserve the commercial only current character of the 
Burtonsville revitalization area, but could potentially raise rental rates for businesses in order to allow property 
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owners to recoup the costs of redevelopment.  Increased rental rates carry with them the potential dislocation of 
small and independent businesses that many residents view as key assets in Burtonsville. 

Compliance with the Fairland Master Plan – this scenario is consistent with the Master Plan’s recommendation for 
a commercial Main Street along MD Route 198 (which did not include housing). 

Benefits to businesses – this scenario would maintain strong access and visibility for businesses along 198, and 
should enhance customer visitation by creating a more appealing and safe environment within which to shop and 
dine.  However, the potential for increased rental rates is a key challenge to maintaining existing small and 
independent businesses. 

Market and community support – while many community members may support this scenario, the free market may 
not support its implementation.  Property owners may not be willing to demolish and rebuild to a low-density if they 
are not able to increase rental rates enough to cover their development costs. 
 
Residential Only 
 
Consistency with community goals – many community members felt that out of the four scenarios, this one 
satisfied the fewest least community goals.  The scenario does not offer a rural/low-density character, does not 
bring retail goods and services to the area, and would result in mostly private spaces rather than community 
gathering spots. 

Preservation of assets and amenities – this scenario would not preserve existing businesses or commercial/rural 
character, both of which were frequently noted as community assets. 

Compliance with the Fairland Master Plan – of the four scenarios, the residential only scenario is the least 
consistent with the recommendations of the Master Plan for a commercial Main Street along MD Route 198. 

Benefits to businesses – this scenario would be most disruptive to existing businesses, forcing the relocation of 
those operating along MD Route 198. 

Market and community support – because of the higher-density and reduced parking requirements associated with 
this scenario, property owners may view it as a potentially more feasible redevelopment opportunity than 
demolishing and rebuilding low-scale commercial uses, particularly over the mid- to long-term, when the residential 
market recovers from its current downturn.  However, this scenario faces potentially strong community opposition 
and is contrary to the recommendations of the Fairland Master Plan, both of which limits its feasibility for 
implementation. 
 
Mixed-Use 
 
Consistency with community goals – this scenario met some expressed community goals in that it would bring 
day and evening activity to the Burtonsville revitalization area, offer village center character, and provide a 
gathering place.  However, some community members were concerned with the level and scale of housing included 
in this option, stating preference for more commercial uses and limited new residential units 

Preservation of assets and amenities – this scenario offers the potential to preserve the small and independent 
business climate many community members cited as strong assets, particularly with the provision of live-work units 
(which could be occupied by small and entrepreneurial businesses) 
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Compliance with the Fairland Master Plan – this scenario maintains the retail Main Street along MD Route 198 
envisioned in the Master Plan, but adds housing that was not originally envisioned in the plan 

Benefits to businesses – the addition of new residents along MD Route 198 would offer a captive customer base 
for goods and services; the introduction of aesthetic improvements and pedestrian enhancements along 198 would 
also enhance the shopping experience of existing customers, supporting more frequent visits to the businesses 

Market and community support – this scenario’s addition of residential uses offers a stronger incentive for 
redevelopment and addition of new commercial buildings than the commercial only scenario, and was met with 
moderate community support (with the potential reduction in the scale and density of housing a top concern of 
several community members) 
 
Qualitative Benefits by Scenario 
 
Potential changes to property values (and associated tax revenues), retail sales productivity (and associated tax 
revenues), and jobs (and associated personal income) were identified by scenario in a qualitative sense based on 
the development program identified.  In general, the commercial only scenario offers the best potential for enhanced 
retail sales productivity and jobs retention, while the residential only scenario offers the lowest potential to enhance 
retail sales and preserve jobs. 
 

Benefits by Scenario 
Scenario Public & Private Benefits 

Ranking by Scenario* 
Name &  

Development Program 
Property Values & 

Tax Revenues 
Retail Sales & Tax 

Revenues 
Jobs & Personal 

Income 
Maintenance/Update 

80,000 SF Comm. 
4 2 2 

Commercial Only 
80,000 SF Comm. 

3 1 1 

Residential Only 
205 Dwelling Units 

1 4 4 

Mixed-Use 
132 Dwelling Units  

(includes 12 Live-Work) 
20,000 SF Comm. 

2 3 3 

*1 = most benefit, 4 = least benefit 
 
In contrast, the residential only scenario offers strong potential for enhanced property values because of the higher 
density afforded under this scenario, as does the mixed-use scenario. 
 
 
 
 


