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® LEXINGTON PARK - TULAGI PLACE MASTER PLAN

L. Introduction
A. Purpose of the Plan

Lexington Park is an unincorporated town in southern St. Mary’s County, Maryland (see
Figure 1). It is closely linked historically, geographically, socially, and economically with the
Paruxent River Naval Air Station, which is located immediately east of town.

Prior to the 1940s, Lexington Park was a sleepy community at the crossroads of Maryland
Routes 235 and 246. After the commissioning of the Naval Base in 1943, Lexington Park grew
quickly. Tulagi Place was the commercial center of town containing retail shops and restaurants
principally catering to base employees. In recent years, however, Tulagi Place deteriorated. What
was once 2 bustling two-street shopping center, the nucleus of commercial activity in the area, turned
into a deteriorated, boarded up and fire-ridden area: a potential threat to the health and safety of
residents and visitors.

The county has pursued redevelopment options for this downtown area since 1990 related to
the Defense Base Realignment and Closure Act (DBRAC) that required the consolidation of many
naval facilities. Naval Facilities in Virginia, Pennsylvania, and New Jersey were to be relocated to
the Patuxent River Naval Air Station resulting in a net increase of approximately 4,400 personnel.
The prospect of a sudden influx of military personnel drew attention to the dilapidated condition of
downtown Lexington Park. Federal, state, and county govermment have pledged funds to help

. revitalize this important area.

St. Mary’s County filed a successful grant application for the revitalization of Tulagi Place in
1993 under the Community Development Block Grant Program. The 1994 grant award, together with -
state and county inputs, funded several projects in the area, including acquisition and demolition of
several builditigs on the "SKipjack site, a'377 acre site across from Tulagi Place; development of a
park-and-ride lot on Three Notch Road; relocation of four existing businesses; and this master plan.

The master plan has two areas of emphasis:

. a plan for the 2,900 acre wedge-shaped study area, hereafter referred to as the
Wedge.
. a community revitatization plan for the town centet, a semi-circular area of about 120

acres radiating from the intersection of Three Notch Road (MD 235) and Great Miils
Road (MD 246), including Tulagi Place.

Key questions addressed in the master plan include the following:

How can Tulagi Place be revitalized? S

What is the best use for the Skipjack site, acquired and cleared by the county in 19957
. How can downtown revitalization be achieved, compatible with protection of the

Patuxent River Naval Air Station and within the constraints of the Air Installation

Compatibie Use Zone (AICUZ). The AICUZ places development restrictions within

flight accident potential zones, that include around 80 percent of the town center.

e . How should the plan accommodate Lexington Manor, an 84 acre 342 unit residential
. community living in housing built by the Navy in the 1940s for base personnel?
. How can traffic and pedestrian circulation, and provisions for recreation and open
space be improved throughout Lexington Park? :
. How can the image of Lexington Park be improved?
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B. The Planning Process

Foliowing two community workshops sponsored by the planning commission that identified,
by consensus, priority issues for planning purposes, in [994 the county commissioners created the
Lexington Park Planning Task Force (LPPTEF) with 22 members representing local residents,
businessmen, property owners, and county department heads. The task force was charged with
creating more detailed development guidelines for the Lexington Park development district. The task
force’s mission statement is as follows:

"Through a consensus building process this task force will, with staff and consultant
assistance, prepare a comprehensive revitalization plan for the Tulagi Place core area
and an overall development plan for the Lexington Park development district as
delineated by the St. Mary's County Comprehensive Plan. This master plan will offer
solutions for identified problems and seize upon opportunities to upgrade and enharnce
the quality of life for all residents, workers and visitors by providing for aesthetically
pleasing sustainable growth and development, and by specifying changes in
infrastructure and community facilities needed to achieve those solutions and
opportunities.”

The LPPTF met monthly beginning in June 1994. The consultant team began work in April
1995. On June 24, 1995 a design workshop was held at the Frank Knox Training Center. Over 100
residents attended. Three work groups discussed and generated ideas for the overall study area, the.
town center, and the commercial corridors. Plan concepts and revisions were presented to the LPPTF
in August and September. On October 19, 1995, concept plans were presented to the public at an
information meeting attended by over 65 residents and task force members. . The LPPTF voted to
endorse the concept plan on October 23, 1995. '

The master plan, with LPPTF recommendations, was presented to the St. Mary’s County
planning commission on Decemnber 11, 1995. The planning commission voted to forward the plan to
the county ,Commissioners on January 29, 1996. With planning commission recommendations, it was '
presented to the St. Mary’s County Commissioners on February 6, 1996.



1I. A Vision For Lexington Park

, Based on several community workshops and meetings with the Lexington Park Planning Task
Force, the following VISION for Lexington Park’s future emerged.

. Lexington Park is a true town center that serves as a destination and a focus for all of
St. Mary’s County. It offers a mix of governmental, retail, office, residential,
entertainment, and recreational uses. It is a special place with a distinct and
recognizable character. It has landmarks, town greens, gateways, and appealing
streetscapes that distinguish it from surrounding suburban development. Located
prominently across from the main gate to the Patuxent River Naval Air Station, Tulagi
Place remains the heart of Lexington Park. N

o Lexington Park is a people-place. Public squares, pedestrian friendly strests,
recreation areas, the library, post office, Lexington Park Elementary School, and
community centers provide places for people to gather and socialize. The community
also provides for the needs of its residents. Senior care, child care, and various social
service functions are conveniently located in the downtown area. Local police and
fire stations provide for enhanced public safety. Existing affordable housing is

rehabilitated and new housing rear the elementary school brings additional residents to
the downtown area. ‘

Lexington Park takes advantage of the development restrictions associated with the Air
Installation Compatible Use Zone (AICUZ) to create a downtown area with abundant
open space. This includes the preservation of natural areas, development of active

recreation areas connected by hiker/biker trails, and the creation of formal village
greens. : : '

The Patuxent River Naval Air Station is the heritage of Lexington Park, and the town
is proud of its association with the base. The Naval Air Museum offers an exciting
collection of naval airplanes and military artifacts and attracts visitors from across the
country. Many of the landmarks and monuments that are found in the town center
celebrate the base’s important role and accomplishments in naval aviation.

. Congestion along Three Notch Road and Great Mills Road is relieved by an improved
interconnected road network that enables employees to access the base and related
contractor and services safely and efficiently. Streetscape improvements (continuous
sidewalks, street trees, access consolidation, facade improvements) encourage
pedestrian activity. The impact of overhead utilities is minimized through burial,
relocation or consolidation. A greenway encircles the entire downtown area, which

enables local residents to walk or bike to the post office, community center, library,
parks, or shops.

II. Goals and Objectives for Lexington Park and the Wedge
This section lists goals and objectives for the Lexington Park-Tulagi Place master plan.

A. Overall Goals

These goals, in cohjunction with the Vision, provide guidance and dirsction for the
development of this master plan and the implementation of its recommendations.

. - Create a town of interconnected ngighborhoods with a distinct and recognizable town
center that is a special place: a destination and a focus for all Lexington Park.



Improve Lexington Park’s image.

Move traffic safely and efficiently through the town.

Make Lexington Park green with large areas of open space and town greens.
Capture the greatest amount of economic activity that will occur as 2 result of

employment growth at Patuxent River Naval Air Station.
. Promote development and redevelopment that respects the safety goals of the Air
Installation Compatible Use Zone (AICUZ).

B. Objectives

The following objectives add specificity to the goals listed above.

. Town Center
a. Create a lively center for public life and activity in the town center.
b. Make the character of the town center more urban than suburban.
c. Gluster uses to provide opportunities for critical mass and appropriate
relationships.
d. Make the town center safe, pedestrian friendly, and visually attractive.
e, Make the town center a green oasis, taking advantage of AICUZ mandated
open space.
. Air Installation Compatible Use Zone (AICUZ)
a. Create predictability for property owners with respect to land development
within the AICUZ.
b. Take advantage of the high open space requirements within the AICUZ to
~ create a town center with farge amounts of attractive green space.
. Patuxent River Naval Air Station
a. Strengthen visual and physical connections between the Patuxent River Naval
Air Station and Lexington Park.
. Community Facilities
a. Locate public services such as police, fire, library, post office, social services,
convenient to town residents. '
-~
. Recreation
a. Create a greenway through Lexington Park.
b. Increase recreation and open space opportunities.
. Transportation
a. Increase and improve transportation connections between communities within
the Wedge and the town center.
b. Improve traffic flow within and outside the Wedge by increasing road

connections and reducing dependence on Great Mills Road.



v, Description of the Planning Area

A. Land Use

The study area, also known as the Wedge because of its triangular shape, is bounded by the
intersection of Three Notch Road and Pegg Road to the north, Three Notch Road and Hermanville
Road to the south and Great Mills High School to the west and contains approximately 2,900 acres.
The development status of this land is shown in Table 1. Nearly half the Wedge is currently
uncommitted to development.

Table 1. Lexington Park Study Area - Acres of Developed and Undeveloped Land

Acres Percent
Existing Developed 1,095 38%
Approved Development 51 2%
Proposed Development - 350 12%
Uncommitted Land* 1,369 48%
Total : 2,865 100%

*Includes approximately 70 scamered single-Tamily detached homes on large lots. These
are categorized as uncommitted because of the possibility of future resubdivision.
Source: Environmental Resources Management, St. Mary's County department of
planning and zoning.

Lexington Park developed in three phases: (1) the downtown area outside the main gate
during the early 1940s, (2) a residential ring around the downtown, which developed during the 1940s
to 1960s, and (3) an outer suburban ring and commercial strip along Great Mills Road that developed

during the 1970s and 1980s.

The downtown area surrounding the main gate includes Tulagi Place, the Skipjack site, .\
Lexington Manor, Millison Plaza, the Naval Base main gate, the NAVAIR museum, and the Frank
Knox Training Center. One key site remains undeveloped an 18 acre tract located between the
Queen Anne Apartments and Shangri-La Drive, which is referred to in this plan as the Gabrelcik site.
This site is partially inside and partially outside the AICUZ. The downtown area has generally higher
density and a more compact urban form comparcd to the Wedge. Although automobile-dominated, it
has potential to be pedestrian friendly.

A semi-circular ring of mostly older (1940s to 1960s} housing is within walking distance of
the downtown. There is mix of housing types including apartments, dyplexes, townhouses and two
large, older, single-family detached neighborhoods: Essex and Patuxent Park. There is some older
commercial strip development along Great Mills Road and Three Notch Road. The area is basically
developed, although some opportunities exist for infill development,

. " The outer ring contains the remainder of the Wedge. It developed mostly in the 1960s to the
present without a discernible pattern or form. The area still contains much undeveloped land.
Development is mostly suburban in character.

Most existing development is concentrated along or with immediate access to existing main
roads such as Great Mills Road, Three Notch Road and Pegg Road and Willows Road. Recently
development is beginning to expand north and south of Great Mills Road along new, developer-built
roads such as Pacific Drive and Westbury Boulevard. There is 2 significant concentration of
development at the western end of the Wedge around the high school. Willows Run is an isolated
Industrial Park located in the Flower of the Forest subdivision on Willows Road.

Uncommitted land within the outer ring currently has a range of uses including low density .
residential on large lots, woodland and open meadow. '
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Photo 1. Patuxent Park, one of Lexington Park's traditional single family developments, within easy
walking distance of the town center.

B. 5 Patuxent River Naval Air Station
The Naval Air Station at Patuxent River, Maryland (Patuxent River) occupies 7,950 acres

immediately east of Lexington Park. Patuxent River is the Navy's leading research design testing and
evaluation installation, which also provides fleet support for aircraft and ship/shore/air operations.

The Navy, at Patuxent River and at Webster Field, is St. Mary's County’s single largest
employer accounting for around 35 percent of county employment. On a daily basis over 15,000
people are on base (4,000 civilians, 2,600 military, and 9,000 others including 4,700 dependents and
4,300 contractors). Other workers and visitors can swell the daytime population towards 20,000,

As a result of the Base Reéalignment and Closure Act (BRAC), military activities will be
consolidated and expanded at Patuxent River. Facilities recently completed or currently under
construction total 1.3 million square feet and include a 250,000 square foot North Engineering
Center, a 462,500 square foot Naval Air Systems Command headquarters building, a 450,000 square
foot South Engineering Center, a 100,000 square foot Propulsion System Evaluation Facility, and the
rehabilitation of the former Frank Knox elementary school into a 35,000 square foot training center.

Naval Base related employment is projected to increase by over 35 percent to 16,600 by the
year 2000. Of these, around 6,150 will be contractors (see Table 2). Approximately two thirds of
the contractors work primarily off-base.

Table 2. Patuxent River Naval Air Station Projected Employment 1995 - 2000

Jobs

. 1995 2000
MilTtary 7,807 3,236
Civilian 4,040 . 7,223
Contractor 5,308 6,147
Total 12,155 16,606

Source: Naval Air Warfare Center Aircraft Division,
Patuxent River, Maryland.



The impacts of growth at the Naval Base will be {elt throughout Southern Maryland, although
the strongest effects can be expected in Lexington Park. The employment increase will affect the
entire economy including the residential and non-residential real estate markets, retail and service
sales and opportunities, transportation, parks and recreation. Lexington Park is posmoned to capture
many of the benefits of this growth.

C. St. Mary’s County Comprehensi:ve Plan

The 1988 St. Mary's County Comprehensive Plan designates Lexington Park and
Leonardtown as the two development districts in the county. According to the Comprehensive Plan,
most of the county’s expected growth is to be directed to development districts, and communiry
facilities and services are to be concentrated there. JThe Plan envisions maximum residential de@es

of 15 dwelling units per acre in the devetopment district. N
= 3

. Lexington Park Development District

The Lexington Park development district is approximately equivalent to the county’s 8th
Election District (see Figure 1). The 8th district contains 39,228 acres, slightly under one fifth of the
county land area, Lexington Park is the most densely populated district in the county land area.

Over 34 percent (26,000 people) of the total county population lived in the 8th District in 1990. This
area is projected to grow by approximately 20 percent over the next 15 years, reaching 35,753 by the
year 2010 (see Table 3).

Table 3. Demographic and Employment Summary for County and Lexington Park 1980 - 2010

1980 1990 1993 2000 2010

Population

St. Mary’s County 59,895 75,974 84,500 90,484 102,430

Lexington Park* 20,562 26,172 - 29,153 31,339 - 35,753
Households

St. Mary’s County 18,791 25,500 29,100 31,075 36,875

Lexington Park* 6,451 8,784 10,040 10,763 12,871
Employment

PAX Naval Base 12,723 12,155 16,606 16,606

Remainder of County w/a 22,177 24,545 - 25,890 30,190

Total 34,900 36,700 42,496 46,796

*8th Election District. The Wedge is an area within the 8th election district.
Securces: Environmental Resources Management and Economics Research Associates, compiled from
various sources.

-

There is no area master development plan for Lexington Park and the guidelines contained in

the 1988 Comprehensive Plan are very general. Absent an area plan or other development guidelines,
the key documents currently guiding development are the zoning map and ordinance, the water and
sewer master plan, and the 1992 Lexington Park Transportation Plan. !

D. Existing Zoning

Existing zoning within the Wedge is shown on Figure 2. Most of the area is residentially
zoned. Most land along Three Notch Road and Great Mills Road is zoned for commercial uses. A
large area south of Lexington Manor and east of Willows Road is zoned for industrial use. Much of
the undeveloped residential land is currently zoned for low density residential use with a base density
of one dwelling unit per acre, well below the densities envisioned in the comprehensive plan. These
areas are encouraged to develop at higher densities by the Comprehensive Ptan and Zoning Ordinance
through the Planned Unit Development process.

'\




Photo 2. Large arcas within the Wedpe contain single family houses on large lots. This site is north of
Pegg Road. : '

. AICUZ ~

Around 958 acres, 33 percent, of the Wedge is affected by the Air Instailatior Compatible
Use Zone (AICUZ). The AICUZ consists of accident and noise potential zones around the Naval
Base, based on factors including flight paths, operational procedures, aircraft mix and runway
utilization. Restrictions on development apply within the AICUZ. The county adopted the AICUZ
concept into its zoning ordinance in 1977 in the form of an overlay zone. The purpose of the AICUZ
is to protect persons living and working near the base and to protect the base from encroachment
from development. g

Figure 2 shows the current AICUZ based on a 1979 study. As of October 1995, an updated
AICUZ study was being prepared for the Navy. Preliminary indications are that the AICUZ footprint -
will not change significantly. There are three zones within the AICUZ: the clear zone; APZ-1, the -
Glide Zone; and APZ-2, the Rendezvous Dispersion Zone. As shown on Figure 2 most of the
affected area within the Wedge is APZ-2. In this zone residential development is limited to a
maximum of two dwelling units per acre and non-residential development is limited to low intensity
uses. A small area north of Carver Elementary School is in the APZ-1 where development is more
limited. The clear zone, where no construction is permitted, is entirely on base.

Very little new development has taken place within the AICUZ since 1977, in spite of the
locational advantage of the area’s proximity to the naval base. This may be interpreted by some as
showing that the intent of the AICUZ is being met. However, the lack of investment and decline of
Tulagi Place and downtown Lexington Park may be attributed to some extent to the uncertainties
created by the AICUZ, and may be one factor why development has been attracted to other locations
in and around Lexington Park, where development is not subject to restrictions.



The AICUZ zoning regulations have also created uncertamty with respect to the permitted
type and intensity of development. For example, while the regulations prescribe a maximum
permiited residential density of two dwelling units per acre, they do not set a maximum density or

intensity for non-residential development. The kinds of uses that are permitted are subject to
interpretation by the planning commission.
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. E. Market Analysis

This section summarizes existing and projected market conditions for housing, office, retail

and industrial land uses'. The master plan’s key recommendations are based in part on this market
evaluation.

. Housing
A
There are approximately 3,850 housing units within the Wedge (see Table 4 and Figure 3).

Table 4. Lexington Park Study Area Residential Development, August 1995

Units
Single Family ~ Townhouse Multi-family Mobile Homef Total
Duplex
Existing 967 744 1,509 623 3,843
Approved 87 156 192 0 435
Proposed* 2,236 160 206 0 2,602
Total 6,880

*TJmit mix {0 be determined, could be townhouse ot multi-farmly.
Source: Environmental Resources Management, St. Mary's County planning and zoning

Existing residential density across the entire area is about 1.3 dwelling units per acre,
although individual developments have higher per acre densities. Residential demand within the
Wedge over the 1995-2010 period is projected to be approximately 2,200 housing units, or 150 units
per year. This demand could be accommodated within land already approved or proposed for
development (approximately 3,000 units on 400 acres).

. As of August 1995 approximately 1,350 acres within the Wedge were uncommitted to new
development. Most, but not all, of this area is towards the periphery of the Wedge. Based on
existing and proposed developments, and projected demand, this area could accommodate several
thousand housing units, meeting housing demand for at least 30 years.

.. Retail

Market demand projections and existing inventory surveys indicate an oversupply of retail
space in the area. Therefore, there will be limited demand for additional retail space. Qver the next
10 years the Wedge will be able to support between 75,000 and 150,000 square feet of new retail
space. These figures are based on household retail sales potential as well as employee expenditures of
Patuxent River Naval Air Station employecs. McKays Plaza (96,000 square feet), under construction
as of August 1995, will satisfy some of this demand, as will new on-base retail facilities. The new
NAVAIR building, for example, will incorporate a 10,000 square foot food court, although this is not
expected to satisfy all the Naval Air Station dernand.

. Office

Office demand within the Wedge over the next 15 years is projected to be between 200,000
and 250,000 square feet. Around 60 percent of this demand will be for general office (doctors,
attorneys, accountants etc.) and 40 percent for Patuxent River Naval Air Station contractors. All the
contractor space demand is projected to occur in the immediate short term between 1995 and 2000,

' This section comtzins a summary only. The full Market Evaluation report prepared as pari of this planning process is

available from the St. Mary's County Department of Planning and Zoning.
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. Industrial

Industrial space demand is projected to be only between 18,000 and 25,000 square feet over .
the next 15 years. Lexington Park has traditionally captured a small share of the county’s growth in
industrial space. Very little of the demand for industrial space will be for Naval Base contractors. '

. Warehouse

Projections indicate that the Wedge could support between 155,000 and 215,000 square feet
of warehouse space by 2010. Most of the demand will be from growth in the retail trade and service
sectors. Very little of the demand is expected to be from Naval Base contractors.

. Haotel

Over the next 10 years the market could suppo'rt around 200 hotel rooms, equivalent to two moderate
or three smaller sized hotels, These would likely be limited service or national budget chain hotels
seeking a location on main roads. :

Photo 3. Willows Road Industrial Park. Suburban style industrial development just outside the

AICUZ line. A proposed road would connect existing Bradley Road with Hermanville Road and MD -
235. ‘ :

.
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F. Transportation

The Wedge is served by two major state roads: MD 235 (Three Notch Road) MD 246 (Great
Mills Road). Other roads important to the local road network are Chancellor's Run Road (MD 237,
and Hermanville, Pegg and Willows Roads. Average Daily Traffic on selecied roads and
intersections in the Wedge are shown on Table 5.
hY
Table 5. Average Daily Traffic On Selected Roads And Intersections
Vehicles Per Day

Current 2015 Projection
Three Noich Road (1}
Between Great Mills Road and Shangri-La Drive 15,725 24,300
Between FDR Boulevard and Pegg Road 30,225 39.8
(North Gate)
Three Notch Road/Great Mills Road intersection (2) 27,343 n/a
Great ‘Mills Road east of MD 237 17,300 (3) 27,600 {4)

(1) May 1994 {2) May 1994 (12 hour count (3) 1990 (4) 2010
Sources: Environmental Resources Management, Greiner, Inc., 1992 Lexington Park Transportation
Plan. '

A transportation plan for Lexington Park was prepared for the county in 1992. It lists short

- term and long term measures to address existing and future traffic conditions. Long term measures

include a number of new roads and upgrades to existing roads that would constitute the 2010 road
network.

Since the fall of 1994, State Highway Administration and community representatives have
been working as a focus group to study improvements to the Three Notch Road corridor north of
Pegg Road. This area is just outside the Wedge study area. Alternatives under consideration for
Three Notch Road include widening to a four lane road with auxiliary lanes, a six lane section, and a
six lane section with outside auxiliary lanes. All the alternatives would include a bicycle lane, and a
landscaped median. The focus group has also been studying the construction of FDR Boulevard,

which-would-parallel Three.Notch Road. _Public hearings on the Three Notch Road corridor plans are

planned for 1996.
. Patuxent River Naval Air Station Traffic

The predominant traffic movement in the Lexington Park area is to and from points north and
west to the Base. Access to the base is provided by three gates - the North Gate, the Main Gate and
the South Gate. The only east-west route through the area is Great Mills Road. This forces much
traffic from the west heading to the North or South Gates to use Great Mills Road. Recently
completed improvements at the North Gate and Pegg Road have reduced traffic on Three Notch Road
between the North Gate and Great Mills Road by an estimated 33 percent. The final segment of Pegg
Road between Chancellor’s Run Road and Three Notch Road opened in December 1995 and now
offers an important alternative route to Great Mills Road for traffic to and from the base. In spite of
these improvements, annual traffic growth rates are such that traffic volumes are projected to grow
significantly on the major routes through the area.

. Commercial Corridors

Great Mills Road, and to a lesser extent Three Notch Road, function as both through routes
and as commercial corridors. These dual functions lead to conflicts between through-traffic and local
traffic accessing businesses, services, and residential developments located along the roads. Great
Mills Road in particular is characterized by numerous entrances and curb cuts. In the half mile
stretch between Three Notch Road and Essex Drive there are 21 entrances on the north side and 27
entrances on the south side of Great Mills Road.
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Traffic speeds tend to exceed the posted limits making, left turns in froat of oncoming traffic
and right turns into retail centers and minor roads more difficult.

. Accident and Safety Issues : - .

Between 1991 and 1993 almost all categories of accidents and collisions along Great Mills
Road between Three-Notch Road and Chancellors Run Road (MD 237) were significantly higher than
the statewide averages for similar routes. Three Notch Road was below the statewide average. Great
Mills Road at Shangri-La Drive had High Accident status in 1993. The high number of rear-end and
fixed-object collisions along Great Mills Road suggest that congestion coupled with the large number
of driveways causes many of the accidents. Safety concerns at specific locations are as follows:

a. As southbound traffic from Three Notch Road turns west onto Great Mills
Road, drivers’ sight distance around the bend for pedestrians is limited.
b. Three Notch Road about one quarter mile south of the Three Notch

Road/Great Mills Road intersection. As southbound traffic makes left turns
into the Frank Knox training center, a dip in the road blocks the view of
northbound traffic from southbound traffic, making the left turn movement
hazardous.

. Public Transportation

Public transportation is very limited within the Wedge. Maryland Mass Transit is not
available. The H & M Company provides one daily bus service to Washington DC.

* The St. Mary's County Office on Aging operates four programs: the Public Rural
Transportation Program operating daily bus service between Leonardtown and Lexington Park; ADA
Paratransit Service; Special Transportation Program for the physically challenged and elderly; and
Senior Access Service. Bus service to the Naval Base from points north including Charles County is
being considered in response to the increase in employment on the base. The new park-and-ride lot at
Tulagi Place has been discussed as a destination for this service.

. Pedestrians and bicycles

The relatively high density of development in the Wedge lends itself to walking and biking.
This is especially true closer to the town center where residential communities and retail and service
uses are close together. The current level of pedestrian and bicycle travel, however, is low. A
number of factors contribute to this:

a. The overall environment along Great Mills Road, including the size and scale
of the roadway, is oriented to automobile through traffic as opposed to a
community service function. The posted speed limit is 30 m.p.h. but vehicles
travel at higher speeds, often up to 45 to 50 m.p.h.

b. Sidewalks and other watkways do not form a continuous network. Some of
the older sidewalks are in poor condition.

c. There are few signals or crosswalks. There is no crosswalk or crossing signal -
at the Three Notch Road/Great Mills Road intersection.

d. The large number of entrances and curb cuts creates unsafe situations for

pedestrians and cyclists. Views of the driveways from turning vehicles are
often obstructed. Cyclists often use the sidewalks, which further discourages

pedestrians. .
e. Wheelchair ramps are not located on every sidewalk, forcing the physically -
challenged to find alternative routes. On the northwest and southwest corners .

of Great Mills Road and Shangri-La Drive telephone poles in the sidewalk
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.challenged to find alternative routes. On the northwest and southwest corners
of Great Mills Road and Shangri-La Drive telephone poles in the sidewalk
block the wheel chair ramps.

f. There are few trees or other landscaping which would make the environment
more attractive and scaled to pedestrian/bicycle use.

Continuous sidewalks were recently installed along Great Mills Road west of St. Mary's

Square shopping center to Great Mills High School, in association with the Great Mills Road
widening improvement project.

Photo 4. Great Mills Road locking west. Sidewalks in poor condition and numerous curb cuts discourage
pedestrian activity.

. Parking

Despite the perception that parking is limited in the town center area, the overall supply of
parking is adequate. Individual businesses and services may experience temporary parking shortages
at their immediate locations, but the overall supply is such that parking is generally available nearby.
The unsafe conditions for walking and the existing physical environment , however, are not conducive
to people walking from parking locations that are not in the immediate vicinity of their destination.
Rather than parking in one location and walking to multiple destinations, people tend to get back in
their cars and drive the short trip to the next location, even if it is nearby.

The park-and-ride lot in Tulagi Place is scheduled for completion in late 1995, Tt will have

104 spaces, of which 45 spaces, located close to Tulagi Place, will be designated for retail and service
uses. ‘ '
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G. Community Facilities
. Recreation

Nicolet Park is the only developed park within the Wedge. Access to Nicolet Park is
somewhat isolated, at the terminus of Bunker Hill Drive in the Patuxent Park neighborhood. The
county is planning to develop Willows Run Park on a 50 acre site between Glen Forest and Lexington
Manor, which will be leased from the Navy.

There is cuirently very little open space that is accessible to the public in the town center.
However, a small "pocket" park, to be known as the Sound of Freedom park is being developed on

Tulagi Place adjacent to the new park-and-ride lot. The park will include a monument to African
American war dead.

The St. Mary's County department of recreation and parks operates programs at Lexington
Park and at Carver elementary schools. The department also operates a popular gymnastics center in
Millison Plaza.

There is no park or open space system through the Wedge. New Planned Unit Developments
are required’to provide recreation and open space to serve residents, but these open areas rarely
connect together to form a network.

. Police
AY
Crime is a major concern for people living and working in Lexington Park. The St. Mary’'s
County Sheriff’s Office has stated that it is particularly concerned about criminal activity in the town
center area and in many of the residential neighborhoods in the Wedge.

The Office has an unmanned outpost office in the Lexington Park Volunteer Rescue Squad
Station on Great Mills Road east of Saratoga Drive. The Office sees the need for additional police

protection in the area, and in the long term would like to have a manned sub-station with office and
lock-up space.

d Library

The Lexington Park library, located on Tulagi Place, is the county’s most heavily used
branch, despite concerns about safety and incidents of vandalism. The library has remained a strong
and positive use for the community while the Tulagi Place area declined, but it needs to have .
additional complementary uses nearby that will support and reinforce its presence.

The library needs additional space for books, seating and meetings. Expansion of the library

on its existing site, especially expanded meeting room space, poses conflicts with the use
compatibility requirements of the AICUZ. o

20




Photo 5. The Lexington Park Library is the busiest library is St. Mary’s County and needs expanded
facilities. -

. Water and Sewer

County palicy is to serve the county’s two development districts by public water and sewer.
The county’s current Comprehensive Water and Sewerage master plan shows the entire Wedge in the
existing or planned service categories for water and sewer. Most of the undeveloped portions of the
Wedge are in the W-6 and S-6 category: service anticipated within six to ten years. Water and sewer
_capacity is not constrained by capacity or topography within the Wedge. System extensions are
generally paid entirely by developers. Design and construction costs dictate that extensions will
typically be for large developments, such as for Planned Unit Developments, where costs can be
shared-by-alarge number-of users:- -~ ~ T TTT T T T T TR T T

. Fire and Rescue Service

The Lexington Park Volunteer Fire department, Bay District Company 3, is located at the °
corner of Great Mills Road and Coral Place. The site is constrained and the company needs

expanded facilities. The company would like to stay in the town center area and needs a minimum
one acre $ite.

i -~
. Government and Quasi-Governmental Services

Although Lexington Park is the county’s major population center, few government or
quasi-governmental services are located here. Services that are located in or near the town center
include : the library, the fire department and the Metropolitan Commission (MetCom), which operates
public water’sewer systems in the county. The post office is currently located at the north end of
Millison Plaza. A new post office for Lexington Park has been proposed in the Post Office Capital
District’s capital improvements program. A homeless shelter is located south of the library.

Although not a government service, the Naval Air Test and Evaluation Museum is an
important “public" use located in the town center. The museum opened in 1978. It is one of only 11
navy museums that is approved by the Secretary of the Navy. Its mission is to preserve the heritage
and interpret the history of test and evaluation of naval aviation.
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® Social Services \

Social service offices are in scattered locations, often not readily accessible to clients. .
Tri-County Community Action operates a Family Assistance Center near Carver Elementary School,
by the southeast corner of the Wedge. The county’s senior center, medical adult daycare center, and
a teen center are in Chancellor's Run Park, outside the Wedge, about one mile from Great Mills High
School. Most state and county government services are in Leonardtown, the county seat.

During the master plan process, several residents expressed concern that whereas most of the
social services client base is in Lexington Park, the service providers are mostly in Leonardtown. In
the past the St. Mary’s County department of Social Services operated a satellite office two days per
week at the Family Assistance Center in Lexington Park, but this service was discontinued.

. Daycare

As of July 1995, within the Wedge, there were 33 day care programs (five day care centers
and 28 family day care homes) for a total of 312 day care slots according to the Child Care
Administration of the Maryland Department of Human Resources.

H. Environmental Features

The majority of the Wedge drains via Jarboesvilie Run, Hilton Run, and Pembrook Run to the
St. Mary’s River. Most of the Patuxent River Naval Base drains to the Patuxent River, with MD 235
marking approximately the drainage divide. The Wedge is characterized by relatively flat to gently
sloping topography in the uplands, with more moderate slopes associated with well-defined streams.

The soils are of the Beltsville-Caroline Association, which are moderately well to well drained silty
soils.

The entire Wedge area lies within the Coastal Plain physiographic region. Vegetation in the
area is typical of this region and is primarily a mixed pine and hardwood forest. The Wedge does
contain several distinct vegetative communities. Recently disturbed or logged areas have relatively
young stands with an overstory of white oak, sweet gum, and Virginia pine and a shrub layer
dominated by flowering dogwood and mountain laurel. The more mature tree stands are dominated
by white oak, red oak, mockernut hickory, loblolly pine, red maple, and tulip poplar. Shrub species
include flowering dogwood, American holly, blueberry, and huckieberry.

Along well-defined stream channels, narrow floodplains, and other wetland areas, red maple
and tulip poplar dominate the overstory. Most of these areas would be classified as palustrine -~
forested wetlands. In general, the only large wetlands areas within the Wedge are found along Hilton
Run, which drains the area between Willows Road and Great Mills Road. Otherwise, most of the
Wedge is well suited for development.

Common wildlife in the Wedge includes white-tailed deer, gray squirrels, fox, and raccoons.
Common resident and migrant bird species include robins, American crows, Northern cardinals,
black-capped chickadees, tufted titmice, blue jays, mourning doves, and pileated woodpeckers. The
numerous ‘mast producing tree species, such as oaks and hickories, provide abundant food for deer
and squirrels. Those areas with dense shrub layers add to the structural diversity of the site and
provide additional food and cover habitat for various species of birds and small mammals.
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. V. Master Plan

The master plan is divided into three sections (see Figure 4):

A. The Wedge
B. The Town Center
C. Commercial Corridors

A. The Wedge
. Land Use

The Sth Election District, which includes Lexington Park, is the most rapidly growing portion
of St. Mary’s County. With over 50 percent of the Wedge currently undeveloped, this area will
likely continue to experience growth pressures, especially considering the planned expansion of the
Patuxent River Naval Air Station.

hY

Most of the undeveloped land is currently zoned RL Low Density Residential (see Figure 2).
Land could be developed under this zoning at up to three dwelling units per acre. Most large new
developments, however, are requesting approval as Planned Unit Developments (PUDs). PUDs give
the county more control over the deveiopment of the subdivision, but allow development at higher
densities than otherwise allowed by existing zoning. Examples of PUDs within the Wedge are
Westbury, Fox Chase, Chancellors Run Apartments, and St. Mary’s Landing. A large PUD called
Stewart’s Grant is proposing approximately 1,300 housing units on 283 acres south of Great Mills
Road and west of Great Mills High School.

. In general, current zoning in the Wedge is appropriate, Land use recommendations for the
Wedge are listed below. Additional recommendations regarding zoning in the town center and
AICUZ zoning are described in the town center section.

" a. 'PUDs should'be 'encouraged'Within‘the‘WedgET‘ i e T o

PUDs have been successful in encouraging innovative and creative design and maximizing the
conservation of natural features and the efficient use of open space. PUDs should be encouraged on
the remaining large undeveloped tracts within the Wedge.

Photo 6. Warwick, modem single-family suburban tract development in the Westbury Plarned Unit
Development.
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T.arge commercial and employment uses should be discouraged outside of the town center.
|

) The county planned unit deveiopment regulations allow for nonresidential uses, such as retail,
office and employment uses, within PUDs. Incentives should be provided to encourage large retail
and office uses within an enlarged town center, but smaller than the Wedge so as to not compete with
the existing commercial corridors. The retail and office markets within the development district are
projected to be limited. Every effort should be made to reinforce existing commercial areas by
discouraging the dispersion of commercial and employment uses.
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Limited neighborhood retail and service uses such as convenience type grocery Stores,
cleaners, and beauty shops should still be permitted within PUDs. These uses reduce the need for
residents to leave the community for convenience goods, and will not detract from efforts to

concentrate employment
to serve residents of the

uses in the town center. These uses should be internally oriented, primarily
PUD, rather than located along Great Mills Road or other staie roads. These

convenience centers should contain no more than 20,000 square feet of gross floor area, depending on
the size of the development being served. The .allowance in the PUD regulations for 150 square feet
of commercial use per residential unit is excessive and shouid be reduced.

b. Limit Commercial Rezoning along Three Notch Road and Great Mills Road

There is an adequate supply of commercially zoned land within the wedge. The county
should limit future rezoning of land to commercial zoning districts within the enlarged town center
(especially south of the Main gate) in order to avoid additional strip commercial development,

enhance the marketability of existing commercial developments within the town center, and protect
the traffic capacity of these roads.

. Transportation

This master plan

endorses most of the recommendations with respect to the Wedge area

contained in the 1992 Lexington Park Transportation Plan. Several major events have occurred .since
1992, however, that require 2 re-examination of the 1992 Plan. Principal among these is the Base
Realignment and Closure Act (BRAC) recommendations that will result in an increase of over 4,400
jobs by the year 2000 (see Table 2).

In 1995, approximately 12 percent of traffic used the south gate and 44 percent used each of

the main and north gates

_ As a result of BRAC-related construction on base, approximately 2,500

new positions will be created near the north gate, 500 near the main gate, and 1,000 near the south
gate. Therefore, more traffic is expected to use the North and South gates. In addition the Base
plans to move the Visitor Contro! Center from the Main Gate to the North Gate. These changes
significantly ziffe—ct‘t:'o'i'mriuting‘pattems"in-the-area,ﬂgiven—that-the—base-is-the‘area’.s_largestAemploy,cr.

Several modifications are proposed, reflecting these changed conditions, to improve traffic
flow and minimize congestion. Principal among these is the impending completion of Pegg Road,
which will provide improved access to the north gate from areas west of the town centet, and
construction of a link between Great Mills Road and Hermanville Road, which would provide
improved access to the south gate from areas west of the town center. The proposed modifications
will relieve pressure on Great Mills Road through the town center and along Three Notch Road as the
Wedge develops. The following changes are recommended to the 1992 Lexington Park

Transportation Plan (see

Figure 5).

a. Connect Hermanville Road to Great Mills Road.

A key element of the proposed transportation plan is to provide a direct connection between
Great Mills Road west of the town center and the south gate via Hermanville Road. This road would
reduce traffic through the town center and relieve congestion at the Great Mills Road/Three Notch
Road intersection. Although a detailed environmental study would be needed to determine the

preferred alignment, one

possible alignment would be to extend Bay Ridge Road through the

Stewart’s Grant PUD to Bradley Road and then linking with Hermanville Road. Pacific Drive and
Westbury Boulevard would provide cross connections between Bay Ridge Road and Pegg Road,
establishing an interconnected road network. The section of Hermanville Road from the intersection
with Bradley Road extended to Three Notch Road would need to be upgraded to accommodate the
additional traffic, including street lighting at key locations.
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b. Provide a traffic signal at the Three Notch Road/Hermanville Road
intersection.

Area residents have expressed concern over the safety of this intersection and the possible
need for a traffic signal. With the completion of the Propulsion Systems Evacuation facility building,
traffic volumes will increase significantly and will warrant a traffic signal at this intersection.

c. Do not provide a direct connectlon from Bay Ridge Road throuoh the Essex
community.

The 1992 Transportation Plan recommends extending Bay Ridge Road through Stewart’s
Grant connecting to Essex Drive. This connection would direct a large number of trips through an
established residential community. Instead, this plan recommends connecting Essex Drive to Pacific
Drive extended, which would link with Bay Ridge Road (see Figure 5). This would make the
through movement to Hermanville Road and access through the Essex community very indirect.

d. Do not extend Bradley Road to Three Notch Road through Southampton.

The 1992 Transportation Plan recommends extending Bradiey Road from Willows Road to
Three Notch Road through Southampton, an existing residential community. This alignment would
not lead to a specific destination, but would require traffic to turn on Three Notch Road. This plan
recommends that Bradley Road be extended to Hermanville Road (see above). If a Willows

Road/Three Notch Road connection is desired, alternate northern and southern alignments that avoid
existing communities appear feasible,

Photo 7. Southampton, near the southeast corner of the wedge A major mu.d should not come thmugh thw
community.

e. Increase public awareness about existing transit options.

During preparation of the plan it became apparent that many transit dependeﬁt people were
unaware of even the limited transit options that are currently available.

The Office on Aging and other transit providers should consider ways to improve outreach
regarding transit options among their client base. Kiosk advertising and publicity at the park-and-ride
lot could also be done.

\
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. Recreation and Open Space

There is currently no integrated recreation or open space system through the Wedge. The
opportunity exists, however, to create a greenway network that would link existing and proposed
parks and activity centers, while protecting sensitive wetlands and flood plains. This greenway could
actually encircle much of the Wedge and make recreation facilities and open space accessible for
nearly all local residents.

a. Develop a greenway that encircles much of the Wedge.
A
The proposed greenway loop would be approximately five miles long and include a
continuous hard surface bike path. The greenway would be of variable width, primarily following
stream corridors, although some segments would simply be designated bicycle lanes along roads
where open space connections are not available (see Figure 6). It would link the three major parks in
the area (Chancellor’s Run, Nicolet, and the proposed Willows Road parks) as well as other activity
centers such as Lexington Park Elementary School and the Lexington Park Library. Because the
trails would be accessible from neighborhoods, residents could use them as alternative routes to the
town center and to any of the parks or activity centers. :

New recreation areas are proposed along Jarboesville Run as part of the Westbury PUD and
south of the Stewart’s Grant PUD. These lands are currently privately owned. When these lands are
subdivided for development, the required open space should be configured to include connections to
the proposed greenway loop. In this way, over time, the loop can be completed as properties
develop, concurrent with the need for the greenway.

b. Design the Willows Road Park to meet a variety of community recreation
needs. '

This proposed 50 acre park can help satisfy many of the recreational needs of the comrnuniiy.
Current plans emphasize active recreational uses, including various ball fields. The county should
ensure that"the park’provides‘facilitieS’for'uses-compatible~with -AICUZ-that appeal-to -all-age-groups, -

including tot lots and playgrounds for younger children. There is also a need for basketball courts in
the town center area.

c. Provide additional recreational facilities at Nicolet Park.

Nicolet Park is an underutilized recreation resource in the town center. This is primarily
attributable to its isolated location and inconvenient access. A proposed new entrance to the park
from FDR Boulevard (see discussion below under The Wedge - Millison Plaza Subarea) will make
this park more visible and accessible. Additional recreational improvements in response to local
demands shouid be provided.

d. Connect the town green and Sound of Freedom Park to the greenway

The town green and Sound of Freedom Park are important open spaces in the town Center
that should be connected to the area wide greenway.
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. Utilities

The Metropolitan Commission should continue to ensure that adequate water supply and waste
water treatment capacity is available to serve the Lexington Park development district. It is critical,
especially for the town center, that public water and sewer remain available in order to support the
relatively high densities recommended in the county Comprehensive Plan for the development
districts.

. Environmental Features

Most of the Wedge is located near the headwaters of the St. Mary’s River watershed and has

relatively few wetlands, flood plains, and other environmentally sensitive areas. In fact, the town

center includes no significant environmental constraints for development. There are some floodplain
and wetlands associated with Jarboesville in the northern half of the Wedge and Pembrook Run in the
southern portion of the Wedge. This master plan recommends the following environmental protection
measures.

a. Establish a greenway System.

The county should require the establishment of an interconnected greenway system that
protects streams and their associated wetlands and flood plains while providing opportunities for
active and passive recreation. The greenway would be of variable width depending on the extent of
wetlands and the 100-year floodplain.

b. Reduce air pollution using a comprehensive traffic management strategy.

By encouraging a pedestrian friendly mixed use development and providing commuter buses
to the Patuxent River Naval Air Station, the county and the state will reduce dependence on the
automobile in support of the goals of the Clean Air Act. '

c. Encourage PUDs in order to firotect sensitive areas. * ~ -

The county should continue to encourage the establishment of PUDs to ensure the
comprehensive planned development of the larger tracts within the Wedge. PUDs give both the
county and the developer more design flexibility. Development should be clustered within the PUD
to protect mature forests, steep slopes, valuable wildlife habitat, and other environmentatly sensitive
areas.

d. Determine the preferred alignment for the Great Mills Road to Hermanville
Road link. '

This important road linkage will cross Pembrook Run. A detailed environmental assessment

is necessary to determine the preferred road alignment and ensure that developers dedicate
right-of-way and construct road segments in the appropriate location.
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B. The Town Center

The Lexington Park town center encompasses a several-block area around the major .
intersection of Three Notch Road and Great Mills Road (see Figures 4 and 7). Note that this is a

slightly larger area than the area proposed for the town center zoning district, as detailed in the

implementation section. For example the town center area includes portions of the Navy Base and the

United Methodist Church that are not included in the proposed zoning district.

This section provides an overview of the design principles and general design guidelines that
are applicable throughout the town center. Specific planning and design recommendations for five
subareas of the town center are in Appendix A.

. Land Use

Land Use in the town center area is dominated by non-residential uses: primarily retail,
service and office uses located in Millison Plaza, and along Great Mills Road and Tulagi Place. The
area contains around 670,000 square feet of such uses, of which nearly half are retail. A number of
important community uses are also located in the town center area, including the library, post office,
and fire department. The Queen Anne Apartments, some 14 dwelling units within Lexington Manor,
and the homeless shelter are the only residential uses within the town center area. The 18 acre
Gabrelcik site is the only undeveloped site within the town center area. The 3.7 acre Skipjack site is
a potential redevelopment site, and the subarea recommendations suggest some other potential
opportunity sites.

The town center area is zoned almost entirely C- General Commercial, see Figure 2.
Approximately 80 percent of the town center area is located within the AICUZ. Significantly,
approximately 75 percent of the Gabrelcik site and the northern end of Millison Plaza lie outside the
AICUZ. Table 6 in Appendix B contains a detailed breakdown of land uses inside and outside the
AICUZ for the proposed town center zoning district.

. Design Principles

This section describes the design principles that form the basis for the town center master
plan. While these design principles are not specific in nature, they are intended to indicate the overall
intention and direction that is to be followed in town center design and should guide any proposals for
development. '

The guiding principles for the.town center are to:

- make it a destination and a focus for all of Lexington Park;

- make it a people-place;

- encourage a mix of uses that are mutually supportive;

- take advantage of the AICUZ restrictions by providing abundant open space
: areas; '

- reflect the presence and heritage of the Patuxent River Naval Air Station:

- create a pedestrian-friendly streetscape environment.

. General town center Design Guidelines

This section contains design guidelines that apply throughout the entire town center area.
The purpose of these guidelines is to set clear and predictable goals for the design of the town center.
The guidelines should apply to all new development, and to the redevelopment of existing buildings
and parking areas. The guidelines are grouped into four categories: streetscape, parking, building,
and open space.
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a. Streetscape Guidelines

A comprehensive public streetscape improvement program shouid be initiated to create a more
unified street appearance, including the following elements:

Utilities: Reducing the visibility of overhead utility lines would be a major step in improving
the streetscape in Lexington Park. Wherever possible, place utilities underground, move to the rear
of lots, or consolidate on one side of the street. Utility work can be prohibitively expensive but
different options shoutd be explored. The Maryland Downtown Development Association is currently
studying options in several communities throughout the state.

Signage: Incentives should be provided to encourage the voluntary participation of
businesses in an effort to make signs more attractive to the public and to enhance the community.
Business signs should be mounted on or in buildings. Signs should not be mounted on roofs, extend
above the roof line, or above the second story of the building. Freestanding signage is generally
discouraged but landscaped, monument signs are acceptable. Existing signs which become
nonconforming should be phased out (amortized) to provide equal visibility and ievel "competition”
within the planning area.

Sidewalks: Developers of new and revitalized projects should be encouraged to establish
continuous sidewalks, with a minimum 5-foot width, along all public streets. On noncommercial
roads other than Three Notch Road and Great Mills Road, the sidewalk should edge the street with a
5-foot landscaped buffer between the sidewalk and the building. On commercial streets, such as
Corat Place and Tulagi Place, there should be no buffer between the sidewalk and buildings. New
curb cuts should be minimized and existing curb cuts consolidated where possible, so the sidewalk
system is relatively continuous and usable for bikes, strollers, and the physically challenged.
Crosswalks should be clearly marked, propetly signed, and well lit where pedestrian traffic is
desirable.

Lighting: Provide street lights throughout the town center area. Differentiate lighting for

“vehicles from.sidewalk.lighting, which should not be mounted more than 15 feet high.” Use special

lighting fixtures to delineate special areas (see Figure 8), and coordinate with lighting installed at'the
park-and-ride/" Sound of Freedom Park” site at Tulagi Place.

Trees: Developers should be encouraged to plant shade trees continuously along public
streets with a recommended 25-foot to 30-foot spacing. Trees help create a pedestrian-friendly
environment by defining a more intimate human scale and providing a continuous framework for the
varied land uses and architectural styles along the road. Trees should generally be of the same
species, with unique or specimen trees used to identify areas of special interest, near gateways or
public gathering areas. Suggested species include White Oak, Witlow Oak, Maples, Sweet Gum,
Black Gum, and Sargent Cherry. A more detailed list and typical planting detail are included as
Appendix D.

Street Furniture:  Street furniture (benches, trash cans, tree grates) is recommended to help
create an environment where people want to congregate. Styles should be contemporary (see
Appendix E). Recycled products, such as benches that look like wood, should be used as much as
possible.
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b, Parking Guidelines

On-Street Parking: Allow parallel parking on most streets in the town center area with the
exception of Great Mills Road and Three Notch Road north of Shangri-La Drive. On-street parking

should be credited toward satisfying minimum parking requirements for a proposed use at 1 parking
space per 25 linear feet of street frontage. ‘

Off-Street Parking: In order to bring buildings to the fore to provide for pedestrian access,
and to provide more of a downtown feel, it is recommended that off-street parking be located behind
buildings and not between a building and the strect. Where parking in a front or side yard is
unavoidable, landscaping, berms, or a low brick wall should be provided to screen the parking.

Parking Lots: Alternatives should be developed for making parking lots more attractive and
understandable by using curbs, landscape materials, and lighting to define elements such as aisles,
stalls, watkways, and driveways. Figure 9 illustrates the extent of environmentally enhancing

landscaping that can be achieved between parking aisles, and how interpretive signhage can be included
to promote environmental education.

Figure 8. Lighting Fixtures
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Figure 9. Parking Aisle Landscaping
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. Building Guidelines

Building Location: Buildings should line the streets (maximum 5 foot front yard setback) in
order (o create a coherent street edge. The setback would be exclusive of the sidewalk which would
be within the road right-of-way. Where buildings are already set back from the street, atiractive
connections should be made from the sidewalk to the building entry. Encourage awnings, arcades,
and building overhangs to make entries more inviting, add visual interest to the streetscape, and to
provide shelter for pedestrians.

Building Architecture: Built mostly post 1942, Lexington Park is not a colonial city. The
architecture of new buildings or major renovations should reflect Lexington Park’s modern history.
Roofs should be flat or pitched (not mansard), extensive glass should connect interiors to exterior
landscapes, horizontal siding and fenestration and exposed framework should be used. Buildings
should generally have a maximum of three stories. The Task Force, or Community Development
Corporation, should be asked to provide further recommendations regarding establishing an
architectural theme.

"o Open Space Guidelines

Encourage the use of open space for parks and greenways_in and around the town center: Use
open space to establish defined spaces for public activity and connections between places. This will
also complement the AICUZ mandate for low density development. These open spaces should help to
organize development and create a special identity for the town. They can include many public
amenities such as gardens, sculpture and art, children’s play areas and water features (see Figures 11
and 12).

A town green can begin to connect important areas of the town and help improve needed
pedestrian networks. It should organize the buildings that surround it and help to strengthen the
relationships between those buildings. Special uses should anchor the town green, creating focal
points that will stimulate activity and help to form a critical mass. A market facility could provide
such a needed spark at the north end of Tulagi Place, and a recreational element, such as a swimming
pool or ice skating rink, would contribute to the more residential/community atmosphere at the south
end (see Figure 10).

Figure 10. Ice Rink




Figure [1. Town Green With Water Feature
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Figure 12. Town Green Examples
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C. The Commercial Corridor
. The Commercial Corridor extends in a "V* shape from the intersection of Three Notch Road
and Great Mills Road, north along Three Notch Road to the north gate and west along Great Mills
Road to Great Mills High School. These road segments historically carried primarily through traffic
traveling to the Patuxent River Naval Air Station. Over the years, strip commercial development was
attracted to these areas to serve base employees and local residents. This dual function of carrying
both through and local traffic has resulted in congestion, poor levels of service, and safety concerns.

The intent of many of the transportation improvements recommended for the Wedge is to
redirect much of this through traffic away from Great Mills Road via Pegg Road to the north gate and
along a southern bypass to Hermanviile Road and the south gate. These improvements will relieve
traffic congestion on Three Notch Road and Great Mills Road and free road capacity for local
growth,

Most of the commercial corridor is already developed, with the remaining frontage zoned for
commercial use. Much of the existing commercial development is conventional strip development
with frequent curb-cuts. This section of the master plan makes recommendations to achieve an

atiractive streetscape character. The letter designations correspond with the letters in Figures 13 and
13A. '

. Streetscape Recommendations

Plant continuous rows of trees along Three Notch Road from the North Gate to the Great '
Mills Road intersection, and along Great Mills Road to the FDR Boulevard intersection to create a
special community identity for the town center. These trees should have high canopies supplemented

. with Tow plantings to maintain vehicular visibility, and should be of suitable species at a cost that will
not overburden the property owner. '
|

Maintain continuous sidewalks on both sides of Great Miils Road. Three Notch Road should
at-least-have a-continuous-sidewalk-across-from-the-base from-the-intersection-of-Great-Mills-Road-to- -
Pegg Road. Allow a 10 foot minimum width for sidewalk and a tree planting strip. Provide
wheelchair ramps consistently at Crosswalks and relocate the telephone poles that block the ramps at
the northwest and southwest corners of the Great Mills Road and Shangri-La Drive intersection.

Consolidate public signage and lighting in the planting strip area to help reduce roadside
clutter. On Great Mills Road and Three Notch Road, separate the sidewalk from the road bed with
the planting strip. Pedestrian pole-mounted lighting should typically occur between every other tree,
and fixtures should be no more than 15 feet above ground. No freestanding business signs should be
allowed. Signage should be mounted on or in buildings, or as landscaped monument signs.

Provide crosswalks at all signalized intersections and other designated areas. Crossing signs

and signals should be used in conjunction with crosswalks and shouid be clearly visible to pedestrians
and vehicies.

. Utilities

Reduce the visibility of overhead utilities on Lexington Park’s streetscape. This is, however,
a high-dollar issue and tong-term goal, and will not be achieved overnight, Options for treatment
include burial underground; consolidation on one side of the road (along Great Mills Road for
example); removal to the rear of buildings; or softening the impact with plantings. Important
. intersections or short stretches of roadway should be identified and, with treatment, would serve as an
example of what could be achieved.






