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Discussion Item Investing in Commercial Centers at Takoma/Langley Crossroads 

Background HCD staff submitted a successful proposal to the Urban Land Institute (ULI) for the 
mini Technical Assistance Panel (mTAP) program. The mTAP is the capstone 
project of ULI’s 9-month Regional Land Use Leadership Institute. The mTAP 
program is a two-month project to address a particular local land use challenge, and 
provide expertise on how communities can achieve local planning goals while also 
making the greatest regional contribution toward sustainable and equitable 
development.  
 
The panel will be providing recommendations for the City to encourage and foster a 
thoughtful, incremental approach to redevelopment of the Takoma/Langley 
Crossroads' commercial centers that builds on existing strengths of the district in 
light of anticipated redevelopment and transit investments. In particular, the panel is 
tasked with providing the City guidance to help existing businesses survive 
tumultuous construction and redevelopment, as well as encourage existing and 
future independent businesses to prosper and flourish in a more pedestrian-friendly, 
redeveloped built environment. 
 
The six members of the panel will give the presentation:  
 
• Vincent Burke, B. F. Saul Company 
• Miti Figueredo, The Chevy Chase Land Company 
• Jocelyn Harris, Housing Initiative Partnership, Inc. 
• Derek Huetinck, BeaconCrest Homes 
• Rosalynn Hughey, D.C. Office of Planning 
• Donny James, Prince George’s County Revenue Authority 
 
 

Policy “Ensure a Takoma Park that is fiscally, environmentally, and economically 
sustainable.” 
 
“Create and maintain a livable community that is vibrant, healthy, and safe for all of 
its residents.”  
                                          City of Takoma Park Strategic Plan (FY 2010 to FY 2015) 
 

Fiscal Impact 
 

There is no fiscal impact. 

Attachments Description of Assignment – Excerpt from the mTAP briefing book 



Recommendation Hear the presentation and provide comment. 

Special 
Consideration 
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I. The Assignment 

 
STATEMENT OF THE PROBLEM 
 
At the intersection of two major state highways, the Takoma/Langley Crossroads is a bustling 
commercial center comprised of aging strip plazas straddling the boundary of Prince George’s and 
Montgomery counties (the latter half also in the City of Takoma Park). Over the decades, the 
surrounding residential community has functioned as an ‘arrival city’ for thousands of new Americans, 
reflected by the Crossroads’ culturally diverse retail and professional services offered by the many 
locally-owned, independent businesses. Though commercial vacancies are low, the physical appearance 
and layout of the built environment has seen little investment in recent years and is unwelcoming to 
certain market segments. With newly approved mixed-use zoning, major capital investments in transit 
underway, and a renewed interested in local economic and community development, there is growing 
concern that the Crossroads’ many positive qualities will be lost when large properties are redeveloped 
to achieve increased densities and better urban design. 
 
Opportunities: Near fully-leased commercial plazas that offer a range of spaces for diverse business 

activities; culturally/ethnically diverse commercial node composed mostly of individual 
businesses; heavy transit use (~12,000 bus passengers daily) and pedestrian activity in 
the area; intersection of two heavily-trafficked state highways, major capital 
investments in transit are underway, including the Purple Line light rail; recently 
approved Sector Plans with mixed-use zoning in both counties; priority area for City of 
Takoma Park (www.theNewAve.com); increased presence of local business association 
(Crossroads CDA); increased attention from Prince George’s County (Transforming 
Neighborhoods Initiative); centrally located within 2 miles of U.Md-College Park, I-495 
Beltway, and DC line.  

 
Challenges: Local/regional economic development initiatives do not address business types that 

compose the Crossroads; most businesses are tenants of large plazas; some businesses 
report drastic rent increases and landlords not offering lease renewals; cross-
jurisdictional commercial node (two counties, one city, state highways, state transit 
investments, four local transit agencies), dangerous pedestrian environment. 

 
 
FOCUS QUESTIONS 
 

1. How can the existing character of independent, ethnic businesses be retained throughout 
anticipated building improvements, wholesale redevelopment, and/or major construction of 
new transit infrastructure? Specifically, what is the right scale and types of investment that need 
to be made to maintain these uses without pricing them out? 

2. What steps could be taken to: improve the pedestrian experience and circulation of the plazas; 
make minor renovations to a building/section, improve site layout with strategic demolition and 
reconstruction, or enhance usable outdoor space by permitting seating and adding 
greenery/shade to large surface parking lots? 

3. What role can the City play to encourage and guide long term redevelopment of the Crossroads 
area to achieve higher densities and a mix of uses as prescribed in recent zoning changes? 

http://www.thenewave.com/
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4. What strategies (public programs, partnerships, incentives) can the City pursue to implement 
the panel’s recommendations?  

5. Do the recommendations of this project benefit the entire metropolitan Washington region, and 
if so, how? 

 
 
DESIRED OUTCOME 
 
The City’s objective is to proactively shape the future redevelopment of the Takoma/Langley Crossroads. 
We desire a set of practical and realistic recommendations that will empower staff and elected officials 
to encourage/foster a thoughtful, incremental approach to redevelopment in the area – one that builds 
on the existing strengths of the commercial district and city as a whole. 
 

  


	Takoma Park 2014 mTAP Assignment.pdf
	sponsors
	Takoma Park 2014 mTAP Briefing Book.pdf
	ULI mTAP Title Page.pdf
	ULI mTAP Briefing Book 2014 - Takoma Park
	Appendix A cover
	Appendix A
	appendix b cover
	Appendix B



