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abstract  

 
This plan for Kensington and vicinity contains the text and supporting maps for a 
comprehensive amendment to the 1978 Sector Plan for the Town of Kensington and 
Vicinity and the General Plan (On Wedges and Corridors) for the Physical Development of 
the Maryland-²ŀǎƘƛƴƎǘƻƴ wŜƎƛƻƴŀƭ 5ƛǎǘǊƛŎǘ ƛƴ aƻƴǘƎƻƳŜǊȅ ŀƴŘ tǊƛƴŎŜ DŜƻǊƎŜΩǎ 
Counties, as amended. It also amends the Master Plan of Highways within Montgomery 
County, as amended, and the Master Plan of Bikeways, as amended. 

 
This Plan makes recommendations for land use, zoning, urban design, transportation, 
environment, and community facilities. 

Source of Copies  

The Maryland-National Capital Park and Planning Commission 
8787 Georgia Avenue 
Silver Spring, Maryland  20910-3760 
Online at: www.MontgomeryPlanning.org/community/kensington  

The Maryland -National Capital Park and Planning Commission  

The Maryland-National Capital Park and Planning Commission is a bi-county agency 
created by the General Assembly of Maryland in 1927. The Commission's geographic 
authority extends to the great majority of Montgomery and Prince George's Counties; 
the Maryland-Washington Regional District (M-NCPPC planning jurisdiction) comprises 
1,001 square miles, while the Metropolitan District (parks) comprises 919 square miles, 
in the two counties.  
 
The Commission is charged with preparing, adopting, and amending or extending The 
General Plan (On Wedges and Corridors) for the Physical Development of the Maryland-
²ŀǎƘƛƴƎǘƻƴ wŜƎƛƻƴŀƭ 5ƛǎǘǊƛŎǘ ƛƴ aƻƴǘƎƻƳŜǊȅ ŀƴŘ tǊƛƴŎŜ DŜƻǊƎŜΩǎ /ƻǳƴǘƛŜǎ. 

 
The Commission operates in each county through Planning Boards appointed by the 
county government. The Boards are responsible for all local plans, zoning amendments, 
subdivision regulations, and administration of parks. 
 
The Maryland-National Capital Park and Planning Commission encourages the 
involvement and participation of individuals with disabilities, and its facilities are 
accessible. For assistance with special needs (e.g., large print materials, listening 
devices, sign language interpretation, etc.), please contact the Community Outreach 
Office, 301-495-4600 or TDD 301-495-1331. 

 

 

 

 

 

 

 

 

 

 

http://www.montgomeryplanning.org/community/kensington
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Map 1 Sector Plan Area 
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vision  

 
To promote a mixed-use Town Center with pedestrian-friendly connections to the 
vibrant neighborhoods that define Kensington. 
 
YŜƴǎƛƴƎǘƻƴΩǎ ¢ƻǿƴ /ŜƴǘŜǊ ǿƛƭƭ ōŜ ŀ ƭƛǾŜƭȅ ŀƴŘ ŀŎǘƛǾŜ ǇƭŀŎŜ ǿƛǘƘ ǎǘǊŜŜǘǎ ǘƘŀǘ ŀǊŜ 
welcoming and comfortable for residents, workers, and visitors. It will be reachable 
by ǿŀƭƪƛƴƎ ŀƴŘ ōƛŎȅŎƭŜ ŦǊƻƳ YŜƴǎƛƴƎǘƻƴΩǎ ƴŜƛƎƘōƻǊƘƻƻŘǎΣ ǿƘƛŎƘ Ŏŀƴ ǊŜŘǳŎŜ ǾŜƘƛŎƭŜ 
miles travelled, conserve energy, and reduce carbon emissions. The Town Center 
will also broaden housing choices for an array of ages and incomes.  
 
¢ƘŜ tƭŀƴ ǇǊƻǘŜŎǘǎ YŜƴǎƛƴƎǘƻƴΩǎ ǎǘŀōƭŜ ǊŜǎƛŘŜƴǘƛŀƭ 
neighborhoods by maintaining their residential zones and 
ǇǊŜǎŜǊǾŜǎ ǘƘŜ ¢ƻǿƴΩǎ ƘƛǎǘƻǊƛŎ ŎƘŀǊŀŎǘŜǊ ōȅ ǊŜŎƻƳƳŜƴŘƛƴƎ 
additional areas and sites to be evaluated for addition to the 
Master Plan for Historic Preservation. 
 
¢ƘŜ tƭŀƴΩǎ ōǊƻŀŘ Ǝƻŀƭ ƛǎ ǘƻ ǊŜƛƴǾƛƎƻǊŀǘŜ ǘƘŜ ¢ƻǿƴ /ŜƴǘŜǊ 
ǿƘƛƭŜ ǇǊŜǎŜǊǾƛƴƎ YŜƴǎƛƴƎǘƻƴΩǎ ǎŎŀƭŜ ŀƴŘ ƘƛǎǘƻǊƛŎ ŎƘŀǊŀŎǘŜǊΦ 
 

Connectivity 
Á !ŎƪƴƻǿƭŜŘƎƛƴƎ ǘƘŜ άŎƻƳƳǳǘŜǊέ ǎǘŀǘǳǎ ƻŦ /ƻƴƴŜŎǘƛŎǳǘ !ǾŜƴǳŜ ǿƘƛƭŜ ŎǊŜŀǘƛƴƎ 

new pathways for townspeople to move car free throughout the Town, 
enjoying a healthier, more sustainable community. 

Design 

Á Redefining public spaces for people and creating activity along sidewalks 
through smart design of buildings and the spaces around them.  

Á Defining new public spaces that will exemplify the unique scale and character of 
Kensington. 

Environment 

Á Promoting sustainable infill and reuse, with a goal of creating a neighborhood 
with the lowest feasible carbon footprint. 

Á Implementing effective environmental practices that will inspire current 
residents and future generations to become stewards of the environment.  

Diversity 

Á Transforming YŜƴǎƛƴƎǘƻƴΩǎ ŜȄŎƭǳǎƛǾŜƭȅ ŎƻƳƳŜǊŎƛŀƭ ōǳǎƛƴŜǎǎ ŘƛǎǘǊƛŎǘ ƛƴǘƻ ŀƴ 
active Town Center with new residential uses. 

Á Promoting ǘƘŜ ŎƻƳƳǳƴƛǘȅΩǎ ƘŜǊƛǘŀƎŜ ǘƘǊƻǳƎƘ ƛǘǎ ōǳƛƭŘƛƴƎǎΣ ǎǇŀŎŜǎΣ ŀƴŘ ǇŜƻǇƭŜΦ 
 
 
 
 
 
 
 
 

Jacob DeGlopper 

Dorie Silber 
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Map 2 Existing Land Use 
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assets and challenges  

Connectivity  

Kensington is located at a critical crossroads ƛƴ ǘƘŜ ŀǊŜŀΩǎ ǊƻŀŘ ƴŜǘǿƻǊƪΦ !ƴ ƛƴŦƻǊƳŀƭΣ ōǳǘ 
important east-west road system crosses Connecticut Avenue, a vital north-south 
artery, in the center of town. The east-west network includes University Boulevard, 
Plyers Mill Road, Metropolitan, Knowles, and Strathmore Avenues. The east-west 
crossing requires many travelers to use Connecticut Avenue between Plyers Mill Road 
and Knowles Avenue in order to complete their eastbound or westbound journey. For 
this short segment, east-west travelers and north-south travelers use the same 
roadway.  
 
Street grids in KensinƎǘƻƴΩǎ ƴŜƛƎƘōƻǊƘƻƻŘǎ ǇǊƻǾƛŘŜ ƎƻƻŘ ŀŎŎŜǎǎ ŀƴŘ ŎƛǊŎǳƭŀǘƛƻƴ ŦƻǊ 
pedestrians. Many streets have sidewalks, and there are paths and trails connecting the 
neighborhoods to parkland east and west of Kensington.  
 
Connecticut Avenue and the CSX rail right-of-way pose significant barriers to pedestrian 
and bicyclist movement through the Plan area. There are only three pedestrian 
connections across the tracks between the north and south sections of the Townτ
Summit Avenue, Connecticut Avenue, and the at-grade track crossing at Kensington 
Station, which is used informally. The first two are barely adequate; the track crossing is 
inconvenient and inhospitable. The nearest crossings outside the Plan area are Beach 
Drive and the Rock Creek Trail, almost a half-mile to the west of Summit Avenue, and 
Stoneybrook Drive, about two thirds of a mile to the east. Improving pedestrian 
connections across the tracks is a critical challenge for this Plan.  

Design 

Kensington offers a full range of neighborhood service and retail opportunities. Two 
neighborhood shopping destinationsτSafeway and the Kensington Shopping 
Centerτsit opposite each other at Connecticut and Knowles Avenues. A third 
neighborhood center lies near the junction of Connecticut Avenue and University 
Boulevard. To the east of Connecticut Avenue, along Kensington Parkway and 
Montgomery Avenue, there are banks, drycleaners, and other businesses. On Howard 
Avenue west of Connecticut, there are auto repair businesses and well as plumbers, 
landscapers, and craft workers. 
 
Kensington is located between the Wheaton and White Flint Metro Stations. The 
Town is about two miles from the Wheaton Metro Station and about three miles 
from the White Flint Metro Station. 
 
YŜƴǎƛƴƎǘƻƴΩǎ ŎƻƳƳŜǊŎƛŀƭ ŎŜƴǘŜǊ ŘŜǇŜƴŘǎ ƻƴ ǘƘŜ ŀǳǘƻƳƻōƛƭŜΦ Lt offers surface 
parking away from streets. Some areas have no sidewalks, so that shoppers often 
drive from shop to shop along the same street. The character of the auto-centered 
commercial center is in conflict with the more intimate character of the historic 
neighborhoods. In addition, the commercial center currently excludes housing, 
which deprives the area of a ready source of street activity: residents who live 
where they can work, shop, and play. 
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Map 3 Historic District 
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Environment 

The Plan area straddles two subwatersheds of Rock Creek: Kensington Heights and 
Lower Main Ken-Gar. Beginning in Wheaton, the Kensington Heights watershed 
flows into a stream the town residents call Silver Creek. The Lower Main Ken-Gar 
subwatershed drains into two drainage swales and a small tributary that flows west 
into the mainstem of Rock Creek.  

 
The 2003 Countywide Stream Protection Strategy determined that Silver Creek has 
poor water quality and stream conditions. The natural stream bed was previously 
converted to a concrete channel or piped underground in order to transport 
stormwater swiftly. During large storm events the culvert at Oberon Street exceeds 
its capacity, flooding properties in the neighborhood. 

 
YŜƴǎƛƴƎǘƻƴΩǎ ǊŜǎƛŘŜƴǘƛŀƭ ŎƻƳƳǳƴƛties have an impervious cover of 30 percent, while 
the commercial core has 80 percent impervious cover. This high impervious cover 
contributes to poor water quality. In addition, Kensington was developed prior to 
stormwater management requirements that would otherwise curb stream 
degradation, diminished water quality, and periodic flooding. 
 
Approximately 24 percent of the Plan area is covered with tree canopy. The 
majority of canopy is from street trees and landscaping on private lots with the 
exception of about three acres of forested parkland. Residential neighborhoods 
contribute approximately 21 percent of the canopy in the Plan area. Two percent of 
the canopy area is within commercial and industrial areas. Lack of tree cover, in 
combination with the intensive impervious levels, contributes to the poor water 
quality found in the streams within the Plan area, increased ambient air 
temperatures, higher energy consumption, and diminished visual appeal. 

 
A carbon analysis for Kensington factored in existing and projected embodied 
energy, transportation energy, and building energy. The results show that carbon 
dioxide output will nearly triple unless fossil fuel consumption is reduced. 

 

Phillip J. Baker   
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Diversity 

Kensington provides housing for a full range of ages and incomes, from small 
apartments near Antique Row to stately single-family houses in the historic district 
and housing targeted to older residents. 
 
The Kensington Historic District, designated in 1986, is one of the largest districts in 
the County with about 180 buildings. The Kensington Historic District is also listed in 
the National Register of Historic Places (1980). The Historic Preservation 
Commission reviews proposed exterior changes for structures in the district and has 
developed guidelines for new construction within the district. 
 
There are 834 single-family houses in the Plan area, 78 percent of the total number 
of units. Twenty-two percent, 235 units, are multifamily. 
 
! ƪŜȅ tƭŀƴ ƻōƧŜŎǘƛǾŜ ƛǎ ǘƻ ƛƴǘǊƻŘǳŎŜ ƘƻǳǎƛƴƎ ƛƴǘƻ YŜƴǎƛƴƎǘƻƴΩǎ ¢ƻǿƴ /ŜƴǘŜǊΣ ǿƘich 
will increase the inventory of multifamily housing in the Plan area and increase the 
range of housing choices for County residents.  
 
Kensington is also home to a number of antiques and furnishings businesses that 
attract shoppers from the metropolitan Washington area. On Howard Avenue east 
of Connecticut Avenue is historic Antique Row. Other antique retailers have located 
among the warehouses and services on West Howard Avenue. 

 

Marjorie McCurry  
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Map 4 Proposed Connecticut Avenue Cross Section 
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area wide recommendations  

Connectivity 

To ensure a balance between land use and transportation, the County determines 
the adequacy of public facilities (the transportation and other public infrastructure) 
to accommodate development using procedures adopted in the biennial Growth 
Policy. The Growth Policy consists of an area component, Policy Area Mobility 
Review (PAMR), that determines the relative mobility within policy areas, and a 
local component, Local Area Transportation Review, that determines the congestion 
levels at relevant intersections. Both components assess the ability of existing and 
programmed roadway and transit networks to provide adequate capacity for 
demand associated with future development. Using the results from these analyses, 
planners recommend appropriate strategies to accommodate future demand by 
providing sufficient transit and roadway capacity to serve a proposed land use. 
 
For Kensington, the PAMR analysis uses regional forecasts of jobs and housing 
growth, including that proposed in the White Flint Sector Plan. The analysis 
concluded that relative mobility in Kensington and vicinityτthe relationship during 
weekday peak and non-peak periods between auto travel and roadway capacity, 
and the relationship between journey-to-work travel times by auto and transitτ
satisfies the parameters in the Growth Policy for the long-range balance between 
land use and transportation. 
 
Local area analysis determines the congestion levels at intersections in and adjacent 
to the Plan area. The result of this analysis for Kensington is that most intersections 
satisfy adopted congestion standards. The Sector Plan recommends improvements 
that improve accessibility and mobility, but would result in forecast congestion 
levels slightly exceeding capacity at two intersections: Connecticut Avenue at Plyers 
Mill Road (seven percent over standard) and Connecticut Avenue at Knowles 
Avenue (four percent over standard). Congestion levels slightly above the standard 
can be considered indicative of a land use and transportation balance for the 
purpose of a 20-year forecast. As redevelopment occurs, projects will be required to 
mitigate the increase in traffic congestion directly attributable to them, following 
the Growth Policy in effect at the time of development. 
 
The Transportation Appendix contains detailed discussions of both analyses and 
further detail on connectivity recommendations. 
¢ƘŜ tƭŀƴΩǎ ǊŜŎƻƳƳŜƴŘŀǘƛƻƴǎ ŦƻǊ ōŜǘǘŜǊ ŎƻƴƴŜŎǘƛƻƴǎ in Kensington will give 
pedestrians priority, especially in the Town Center. Physical and operational 
improvements can easily accommodate current traffic flows while giving residents 
the ability to move safely and efficiently through Kensington. Improvements in 
MARC commuter rail service over the life of this Planτincluding service 
enhancements, increased parking, and improved pedestrian connections to the 
stationτcan make an important contribution to reducing vehicle trips in 
Kensington.  
 
Finally, Montgomery County is studying the feasibility of bus rapid transit systems 
along a number of highway corridors, including Connecticut Avenue. Using 
dedicated rights-of-way along these routes for high occupancy buses could offer a 
significant alternative for commuters and contribute to sustainable development. 

Michelle Shanahan  

 
WǳƭƛŜ hΩaŀƭƭŜȅ  

 



Kensington Sector Plan Planning Board Draft | 9 

 

Bus rapid traƴǎƛǘ ǇƭŀƴƴƛƴƎ ǊŜǎǳƭǘǎ ŎƻƳǇƭŜǘŜŘ ǘƻ ŘŀǘŜ ƛƴŘƛŎŀǘŜ ǘƘŀǘ ǘƘŜ tƭŀƴΩǎ 
recommended typical section is appropriate, although additional right-of-way needs 
may be identified for bus priority treatments at specific locations in the Plan area 
during subsequent design studies. 
 
The Plan recommends: 

 
Á Extend Summit Avenue as a Business Street with a 60-foot right-of-way and two 

travel lanes from Plyers Mill Road to Connecticut Avenue, via Farragut Avenue. 
 

Á Reduce the target speed of Connecticut Avenue in Kensington to 30 miles per 
hour to enhance pedestrian comfort and safety. 
 

Á Encourage pedestrian-centered urban design by using narrower urban road 
ǎŜŎǘƛƻƴǎ ŦǊƻƳ ǘƘŜ /ƻǳƴǘȅΩǎ ŎƻƴǘŜȄǘ-sensitive design standards. 
 

Á Refrain from widening roadway intersections to accommodate through-vehicle 
traffic. 
 

Á Confirm the Countywide Bikeways Functional Master Plan for signed, shared 
roadways on routes in the Plan area. 
 

Á Provide energy efficient lighting, where appropriate, along major highways, 
arterials, business district streets, and connections to residential areas to 
provide adequate lighting for pedestrians and bicyclists. 
 

Á Provide clear and bold markings for pedestrian crosswalks, clearly identifying 
the pedestrian zone. 
 

Á Provide storage lockers and bicycle racks at appropriate locations, specifically 
within the Town Center and near the train station. 
 

Á Direct pedestrians to the important places in Kensington with clear signs. 
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Map 5 Town Center Illustrative  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The Plan envisions a reinvigorated, pedestrian-oriented, and safe mixed-use Town Center 
that respects and builds on Kensingtonôs historic character and modest scale, with active 
streets, new public spaces, well-designed buildings, and enhanced streetscape.  
 
 
 
 
 
 
 
 
 

 


