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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 has three major functions:

(1) the preparation, adoption, and from time to time amendment or extension of
the General Plan for the physical development of the Maryland-Washington
Regional District;

(2) the acquisition, development, operation, and maintenance of a public park
system; and

(3) in Prince George's County only, the operation of the entire County public
recreation program,

The Commission operates in each county through a Planning Board appointed by and
responsible to the county government. All local plans, recommendations on zoning amend-
ments, administration of subdivision regulations, and general administration of parks are
responsibilities of the Planning Boards.
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PLAN HIGHLIGHTS

This Plan was developed with the help and the active participation of the Four
Corners community. The Plan's framework is based upon the following generalized
concepts:

° to retain and enhance the existing character of the neighborhoods that make
up the Four Corners community;

° to improve the visual "image" of the Four Corners business area; and
° to improve circulation for both local and "through" travel.

LAND USE |
The Plan:

° recommends that the predominantly low-density residential character of the
area be maintained and protected;

° proposes a mixture of residential, office, and commercial uses on the "Kay
Tract"; and :

° proposes sites for elderly housing.
TRANSPORTATION
The Plan:

° recommends short-term and long-term operational improvements for the
Colesville Road/University Boulevard intersection;

° proposes improvements to facilitate safe traffic flow; and

° recommends a network of bicycle and pedestrian routes.
NATURAL ENVIRONMENT

The Plan:

° recommends measures for stormwater management and for the protection of
future development from adverse noise impacts,

ZONING PLAN
The Plan:
[ recommends reconfirmation of the existing residential and commercial zoning;

. recommends the Mixed-Use Planned Development Zone on the "Kay Tract";
and



. recommends the Planned Development Zone for larger sites on University
Boulevard.

HISTORIC PRESERVATION
The Plan:
° recommends an Historic District (the five "Polychrome" houses).

URBAN DESIGN STUDY

The Plan:

® recommends improvements to the visual environment, which include the
planting of trees and landscaping and the design of storefronts and signs;

° recommends sidewalks and pedestrian crossings; and

° recommends stabilization of the transition between commercial and residential
uses.



INTRODUCTION

Montgomery County guides growth through a comprehensive land use planning
progam to assure orderly, efficient, safe, and effective use of the land. With increasing
recognition of constraints of energy, clean air and water, and available living space,
planning directs and balances growth with the environment. Planning -- with its
companion activities of zoning, subdivision control, reservation of public land, and public
nmprovement programming -- provides ways to manage growth. Planning contnbutes to
managing growth by recommending public facilities such as water, sewer, and roads early
in the development process in areas where growth is desired, by restricting such facilities
in areas where growth is not desired, and by establishing performance standards to assure
the quality of the natural and man-made environment.

The Sector Plan for Four Corners and Vlcxmty is an amendment to the MasterPlan,
Kemp Mill-Four Corners and Vicinity, adopted in 1967, and to The General Plan for the
Physical Development for _the Maryland-Washington Regional District. Flgure 1 shows the
relationship between this Sector Plan Area and planning areas in the County.

The General Plan provides policy guidance at a broad County-wide level for future
patterns of development in the County. It was first adopted by The Maryland-National
Capital Park and Planning Commission in 1964 and updated in 1969. The General Plan
recommends that:

° future growth be channeled into the I-270 Corridor and the Montgomery
County portion of the I-95 Corridor as well as into existing, established down-
County activity centers (such as Silver Spring, Wheaton, and Bethesda);

° future transportation needs be met through the development of a rapid rail
transit system supported by an extensive network of local bus routes, with
rapid transit stations located at places conducive to multi-use development
within walking distance of those stations;

° a mixture of housing and employment opportunities be developed in Mont-
gomery County; and

° new development be channeled to preserve and protect existing communities
from adverse impacts and undesirable non-residential instrusion resulting from
commercial growth, the placement and operation of Metro-related facilities,
and other public and private land use decisions,

In October 1974, the Montgomery County Planning Board published its first annual
Growth Policy Report, Framework for Action. While this report recalled many of the
goals of the General Plan, it also noted that economic and social trends are suggesting
that future metropolitan growth will tend to occur in older inner-suburban areas. The
report pointed out the need to develop mechanisms both to monitor and to direct these
trends. Subsequent Growth Policy Reports have analyzed specific aspects of alternative
patterns of County-wide growth.




The Kemp Mill-Four Corners Master Plan contains broad policy, land use, and
circulation recommendations for an approximately 6.7 square-mile area roughly bounded
by Northwest Branch Creek on the east, Sligo Creek on the west, Randolph Road on the
north, and Piney Branch Road on the south,

The Four Corners Sector Plan, a 1,054-acre area, is bounded generally by the Capital
Beltway on the south, Sligo Creek on the west, Dennis Avenue and Eisner Street on the
north, and Northwest Branch on the east.

A sector plan elaborates and details the General Plan, master plan, and growth
policy recommendations for a small area of the County. It serves as a guide to the
Planning Board and the County government in the programming of public works, in the
adoption of zoning and other development controls, in the acquisition of land, and in the
construction of facilities. A sector plan covers a smaller geographic area and a shorter
time period than either the General Plan or an area master plan, and carries out its
recommendations to a greater level of detail. Because of its greater detail and shorter
planning horizon, a sector plan must be periodically reviewed and adjusted to reflect
future decisions, trends, or events not anticipated at the time of its adoption. Such a
process includes a major re-evaluation of the sector plan when the passage of time or
changing circumstances warrant.

The Planning Board's staff developed a "Staff Draft" Sector Plan with the participa-
tion of the Four Corners community. It contained recommendations for the area's future
based on comments from community participants, analyses of existing conditions and
trends, and the staff's best professional judgment.

After public worksessions on the "Staff Draft," the Planning Board developed a
"Preliminary Draft" Sector Plan. The Board conducted a formal public hearing on the
Plan in July 1985. After the hearing and subsequent worksessions, the Board is
transmitting this "Final Draft" Sector Plan to the County Executive and the Montgomery
County Council, in corporating changes based on the public hearing testimony and
comments from the Executive. The County Council conducted its own hearing on the
"Final Draft" document in April 1986. Following Montgomery County Council approval of
the Sector Plan in July 1986, The Maryland-National Capital Park and Planning
Commission adopted the Plan in the form approved by the Council. The approved and
adopted Sector Plan will be implemented by a comprehensive rezoning by sectional map
amendment, amendments to the County's capital (construction) improvements program,
and the staging of public services.
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HISTORY

Historically, Four Corners started out as a crossroads at the intersection of Old
Bladensburg Road (University Boulevard) and Old Columbia Pike (Colesville Road). It was
a location of convenience to travelers and residents in the sparsely settled agricultural
countryside between Washington and Baltimore.

Suburban growth did not reach the Silver Spring area until the years following World
War I. E. Brooke Lee first began development in 1921, when he subdivided 19 acres of the
Gist Blair property. In the 1920's, Lee's North Washington Realty Company developed
Sligo, Sligo Park Hills, South Woodside Park, Highland View, and North Hills, all adjoining
Sligo Creek Park; and Club Park and Indian Spring Park, adjoining the former Argyle and
Indian Spring Country Clubs.

After World War II, Montgomery County and the Four Corners area began a genera-
tion of unprecedented growth. The County's population nearly doubled during the years
1946 to 1950. The following description of Montgomery County after the Second World
War was taken from A Grateful Remembrance - The Story of Montgomery County,
Maryland, by Ray E. Hiebert and Richard K. MacMaster,

"Suburban growth was both a regional and nationwide phenomenon in the
post-war decade. In every section of the country, American cities spread into
their surrounding counties as farms gave way to subdivisions. In the 1940s,
only the San Francisco and Houston regions grew more rapidly than the
Washington area. In the 1950s, only the Houston and Los Angeles areas grew
faster. In the 1960s, the Washington area's growth rate was second only to
that of Houston.

"'The suburbs' took on a new connotation in the United States after
World War II; they became more a way of life than a geographic expression.
Crabgrass, outdoor grills, low downpayments, and split-level houses became
part of American culture. No longer the preserve of the upper middle class,
the suburbs came within reach of everyone after 1947, thanks to F.H.A. and
Veterans' benefits.

"Just as Detroit designers elongated their standard models in the 1940s
to match the long low silhouette of the luxury cars of the 1930s, builders and
developers laid out "manors" and "estates" with 40' x 120' lots. They
surrounded many American cities with tracts of small, inexpensive houses,
often more cramped for space than ordinary urban rowhouses. Their "model
homes" were endless variations of the same basic design.

"Many new developments sprang up distant from existing markets, shops,
and schools. Automobiles, no longer a luxury for Sunday afternoon drives,
became a necessity. The first post-war shopping centers, with one or two
chain stores and offstreet parking, were the precursors of vast malls and
"miracle miles" that carried downtown retail outlets to the furthest reaches of
suburbia. Major highways and lateral roads proved inadequate to the increased
traffic, and state and local authorities launched a massive road-building
campaign to provide easier access from suburb to city. School districts
strained to provide facilities for whole communities of young families,
Property taxes began climbing upward in most localities.



"Montgomery County shared in this nationwide suburban trend, but with a
difference. Most of its homeseekers were new to the region as well as to the
County. Returning County veterans and city residents moving to the suburbs
constituted only a small portion of the demand for Montgomery County housing
after 1946.

"The first wave of suburban growth after the Second World War brought
new government workers from all over the nation to Montgomery County.
They worked in Washington and commuted to their jobs by automobile, train,
streetcar, or bus each day. The older suburbs attracted higher echelon
employees and professionals. The newer suburbs drew younger families
starting careers. '

"A few downtown stores moved across the District line to the suburbs in
the early 1950s, and small shopping centers in the outer suburbs began to serve
the newer communities. New and used car dealers, gasoline stations,
restaurants, nurseries, and sod farms increased the retail trade of the County;
doctors and dentists moved their shingles.

"But all of these people depended on Washington., Montgomery County in
1950 differed from other suburban counties in that it was a bedroom for
Washington, a company town with only one basic industry, the federal
government,"

Montgomery County experienced a second wave of homebuilding in the late 1950's
and early 1960's. The second wave differed considerably from the post-war boom. From
1946 to 1955, inexpensive houses averaging $10,000 each were mass-produced in the
County. Changes in federal financing policies shifted the emphasis to more expensive
housing for larger families in the past 1955 period.

In the 1950's, development centered in the Silver Spring-Wheaton area where 25,000
units were constructed, more houses than had been in the entire County in 1940. In the
1960's, the Silver Spring-Wheaton area continued to be the major growth area location in
the County for new construction, where an additional 22,000 units were built.

The general setting for contemporary development in the Four Corners area was
established with the adoption in 1967 of the Master Plan for Kemp Mill-Four Corners and
Vicinity. Specifically, the Plan:

° reconfirmed existing high-density residential zoning on the "Kay Tract"
adjacent to the newly constructed Capital Beltway interchange;

° established limits for the commercial concentration at the "Four Corners"
intersection; and

° proposed low-density residential and institutional uses along University Boule-
vard and Colesville Road.

Since the Master Plan was adopted, the planned "new town" of Columbia on US 29 in
Howard County has largely been built. Columbia has attracted substantial residential,
commercial, and industrial growth and has spurred interest in new housing and commercial
development in eastern Montgomery County. Columbia's growth, and growth adjacent to



the US 29 corridor in northwestern Prince George's County, have generated a significant
amount of traffic through Four Corners with destinations in Washington, along the Capital
Beltway, and along 1-270 in western Montgomery County.

10



THE PEOPLE

For purposes of this demographic and housing profile, the Four Corners study area is
- larger than the area for which the Sector Plan is to be prepared. Figure 2 shows the
boundaries of the study area compared with the Sector Plan area. The Four Corners study
area comprises Census tracts 21.02, 30.02, 31.00, and 32.10. Basically, these tracts
constitute a mature, single-family home neighborhood which is served by convenience
shopping clustered at the University Boulevard and Colesville Road intersection. In 1980,
90.5 percent of the housing was owner occupied; only 9.5 percent was renter,

The 1980 Census reported 4,213 occupied units, virtually identical in amount to the
4,254 units reported in the 1970 Census. The median age of housing in the study area is
calculated at approximately 25 years, as of 1983.

The units are generally in a good state of repair and maintenance. In terms of value,
these units are below median value of all County ownership units. In 1980, the median
value for all County non-condominium ownership units was reported at $97,400; in the
study area, the counterpart median value was $80,470. The same relationship existed in
1970, when the median value in the study area was approximately $27,000, as compared to
the approximately $33,000 median value for the County. ’

The study area has shown better than average home value retention during the last
decade. For the County as a whole, median value of non-condominium owner-occupied
housing increased by 196 percent between 1970-1980; for the study area, the percentage
increase amounted to almost 201 percent.

Population in the study area fell by 20.3 percent between 1970-1980, from 15,348 to
12,240. This decline is compared to an 11 percent gain for the entire County during the
same period. The County's mature urban/suburban area, however, which consists of areas
inside the Beltway, witnessed an approximately 8 percent population decrease.

The housing inventory of the study area has remained relatively unchanged during
the decade. The population loss, therefore, stems from reduced household size, both
among householders living in the area in 1970 and 1980 and also among those households
who moved into the area during this decennial period. The reduced household size is
shown in the following table,

Percentage Distribution: Number of Persons Per Household

1970 - 1980
Percent
No. of Persons/Household 1970 1980
1 person 5.4 11.9
2 24.6 36.5
3 20.8 22.7
4 24.1 16.0
5 14.4 7.7
6 or more 10.8 5.3

11



In 1980, 48 percent of the households in the study area were one and two persons in
size, as compared to 30 percent in 1970. In 1970, almost half of the households contained
four or more persons; by 1980, the percentage had dropped to 29 percent.

The foregoing reflects the maturation of a suburban neighborhood, from child-

rearing to a more mature condition. This is shown in the comparison of age structure for
the study area between 1970-1980.

Percentage Distribution: Age of Persons

1970 - 1980
Percent
Age 1970 1980
Under 9 16.7 10.7
10-19 22.3 15.2
20-24 5.4 7.2
25-34 10.5 16.7
35-44 1203 lloq'
45-54 16.5 12.4
55-64 10.6 14.7
65 and over 5.7 11.7
Median 30.3 35.2

Median age in the study area increased by almost five years between 1970 and 1980.
Pre-school and school age population decreased from 39 percent to approximately 26
percent, The "greying" of the population is shown by the substantial increase in the
number of persons age 55 and over. A significant increase is registered in the 25-34 age
group, suggesting that residential mobility in the area has been age-selective, attracting
newer and younger households which would appear to be taking advantage of the more
affordable housing prices in the area. This also may suggest the beginning of a gradual
turnover of neighborhoods from original owners to younger purchasers,

When compared to the County as a whole, the study area in 1980 contained fewer
pre-school and school age children than the County as a whole. This is not unexpected,
since total County figures would include the large, younger populations in the suburban
growth area. The study area also contained a higher proportion of the near elderly; the
25-64 age group constituted 14.7 percent of the study area population, as compared to
10.1 percent of the entire County.

Median household income in the study area moderately exceeded that for the County
as a whole, $31,678, as compared to $28,994. The Planning Board's 1977 Census Update
Survey showed the County renter median household income to be approximately 53
percent of the median homeowner household income. The modest study area income
advantage appears to be almost entirely attributable to its 90.5 percent homeownership
character, as compared to 65 percent for the County, It is likely, therefore, that study

area homeowners, in fact, have somewhat lower incomes than counterpart owners for the
County as a whole,

12
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EXISTING LAND USE

The majority of the developed land within the Four Corners Sector Plan boundaries
is used for residential purposes. About 552 acres, or 52 percent of the total land area, is
devoted to residential use. Over 99 percent of the total residential land is occupied by
single-family dwellings. Townhouses occupy less than one percent of the remaining
residential land. These dwelling units are located along Kinsman View Circle, in the
northern portion of the planning area.

Less than 2 percent (16 acres) of the total land is devoted to commercial uses.
These uses are concentrated at the intersection of University Boulevard and Colesville
Road. The Four Corners business area provides "neighborhood" goods and services to
residents of the general community. Uses include convenience and shoppers goods,
services, automotive related businesses, offices, and eating establishments. Gross floor
area of the business center totals approximately 175,000 square feet.

The planning area also contains a school (Pinecrest Elementary School); the site of
the closed Four Corners Elementary School; Pinecrest, North Four Corners, and Argyle
Recreation Centers and Local Parks; Margaret Schweinhaut Senior Center; and Sligo and
Northwest Branch Stream Valley Parks. In addition, there are institutional uses which
include the Silver Spring Boys Club, a private school, and a number of churches.

Approximately 5 percent (48 acres) of the land in the planning area is vacant or
underdeveloped. The major vacant parcel (the 44-acre "Kay Tract") is located north of
the Capital Beltway between Colesville Road and University Boulevard, Generalized
existing land use is shown on Figure 3.

Four Corners Sector Plan
Existing Land Use

. Percent of
Use Acres Total Area
Residential 552 52
Commercial 16 2
Parks and Open Space 149 14
Public 12 1
Institutional (Quasi-Public) 23 2
Right-of-way 254 24
Vacant 48 _3
Total 1,054 100

14
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THE ENVIRONMENT

Existing development patterns in the Four Corners Sector Plan area have been
influenced by the physical characteristics of the land. In many instances, the fact that
certain areas have had water problems, have steep slopes, or have poor soils has been a
constraint on the man-made development that has taken place.

NATURAL SYSTEMS
The Land

Most of eastern Montgomery County is located on the Piedmont Plateau. At the
"fall line" near the Montgomery-Prince George's Counties line, the Atlantic Coastal Plain
begins. Rolling hills and steep-sided narrow valleys characteristic of the Piedmont
Plateau change at the "fall line" to more gently sloping hills and broad open streams.
Most of the planning area is underlain by gneiss and mica schist rock formations. Some
alluvium is found near the streams in the eastern and western portions of the planning
area. Some areas contain bedrock that is less than 20 feet from the surface. This
condition could cause problems for utility and foundation construction.

Predominant soils in the area are Glenelg, Manor, and Chester. These are
moderately deep to deep soils found in over two-thirds of the County. These primarily
upland soils are well drained and generally well suited to suburban development. The
primary constraints to development on these soils relate to potentially severe erosion on
the very steep slopes. This is especially true when vegetated slopes are cleared for
building. It is also true in areas where the water table is close to the surface.

The topography of the planning area is characterized by rolling hills and steep slopes
adjacent to Northwest Branch and Sligo Creek. This condition has resulted in areas of
greatest relief remaining undeveloped. Land surface slopes of 35 to 50 percent are
prevalent in many areas near Northwest Branch.

The predominant vegetation in the Four Corners area are coniferous and deciduous
trees. In the developed neighborhoods, these trees provide landscaping. In the stream
valleys and other undeveloped areas, the woods prevent soil erosion and decrease storm-
water runoff. The aesthetic, cooling, and recreation benefits to the community also
support the need for preservation of wooded areas.

Water

Four Corners is situated in the Anacostia River watershed. This watershed contains
particularly sensitive water resources. The three main Anacostia tributaries in the area
are Sligo Creek, Long Branch, and Northwest Branch. A comprehensive watershed
analysis, completed in May 1982, identified problems of flooding, erosion, and water
quality within the watershed. The following problems are associated with the Sector Plan
area: '

Flooding

° US 29 at Northwest Branch (10-50 percent chance of flooding in any year)
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° Forest Glen Road at Sligo Creek (4-10 percent chance of flooding in any year)
Erosion

° Erosion and sedimentation problems throughout the stream courses of Sligo
Creek and Long Branch.

Water Quality

° High fecal coliform bacteria levels in all streams in the area. Leaking or
overflowing sewers and washoff from urban land surfaces are probable sources,

Stormwater is the water runoff produced by rain and snow. Stormwater
management is the mitigation of the negative effects of uncontrolled stormwater. There
are two general types of stormwater management: preventive and remedial. Preventive
stormwater management solutions are those techniques which are planned, designed, and
implemented to avoid unnecessary damage to stream systems. Remedial solutions are
corrective measures implemented after watershed problems become evident.

Uncontrolled stormwater runoff poses several interrelated watershed problems.
These problems can be categorized as:

° flooding;
° soil erosion and sedimentation in streams; and
[ degradation of water quality,

Uncontrolled stormwater runoff can increase the occurrence and magnitude of
flooding, especially downstream of developed and developing areas. As the percentage of
impervious land increases, on-site infiltration (or absorption) of rainfall decreases. This
results in higher volumes and higher peaks of stormwater runoff in stream channels over
relatively short periods of time. Flooding occurs more frequently because the channel
capacity is exceeded more often, generally leading to flood damage.

If stormwater runoff is left unmanaged, accelerated soil erosion and in-stream
sedimentation may also result. Besides the potential loss of valuable topsoil, many other
adverse impacts result from the transport and deposition of sediment in natural water-
ways. These include accelerated erosion of streambanks, increased turbidity, increased
treatment costs at water filtration facilities, and the destruction of aquatic habitat,

The quality of stormwater runoff is affected principally by the type of land over
which the runoff flows. This land can be characterized as either "urban/suburban" or
"rural/agricultural”" In the "urban/suburban" areas, stormwater flows over sidewalks,
streets, parking lots, and other highly impervious areas, washing off polluting substances
such as petroleum derivatives (e.g., gas, oil, grease), road salt, heavy metals, deicers,
litter, pet animal wastes, lawn and garden products, and disintegrated asphalt. In "rural/
agricultural" areas, stormwater flows over cultivated fields, feedlots, and pastureland,
washing off pesticides, fertilizers, and livestock wastes. Once these substances are
carried into natural watercourses in various concentrations, they become in-stream
polluting agents. These substances are responsible for the subsequent deterioration of
water quality.
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UTILITIES

The Four Corners area is completely served by the Washington Suburban Sanitary
Commission (WSSC) water and sewerage system. The area is in water service category W-
1 and sewer service category S-1° Future hookups would involve attaining the necessary
permits and connecting to these systems.

Sewage service is provided by the Long Branch and Sligo Creek trunk sewers. Trans-
mission capacity is under investigation as part of the "Sligo Creek Sewerage Facility Plan"
(WSSC Project #5-98.10). Transmission constraints have been indicated by sewer
overflows in the Sligo Creek trunk sewers.

NOISE

Excessive noise is an environmental health problem which disrupts speech, interferes
with sleep, and causes psychological stress in the human body. The degree of annoyance
varies among individuals and by type of noise. Annoyance also depends on loudness or
intensity, on frequency of occurrence, and time of day.

Highway noise is the single most pervasive noise source in the area. There is almost
continuous traffic noise along major roads with effects extending several hundred feet
from the road. Highway noise levels vary with traffic volume and vehicle type. Although
individual vehicles can be loud enough to startle a person, a greater volume of traffic can
result in less of a difference between background and peak noise levels. At very high
volumes, however, such as occur on the Capital Beltway, an almost constant peak level
can lead to continuous annoyance.

Although the federal government and the State of Maryland have adopted
regulations governing the noise emitted from individual vehicles, the cumulative effect of
many vehicles may still exceed acceptable noise levels beyond the right-of-way of the
roadway. Normally, only the first or second row of structures fronting on a street are
affected by noise, since the first two rows act as noise barriers for the rest. Truck
traffic, however, can be heard many blocks away, but at that distance the peak
occurrences are usually not enough to cause distraction or annoyance.

There are several measures which can alleviate traffic noise problems near
roadways, including:

quieting the source;

blocking the path from source to receiver;

moving the receiver farther away from the source; and

incorporating site design or acoustical-construction practices in buildings.

During the preparation of this Sector Plan, the staff analyzed noise conditions by
examining major noise sources. From this analysis, noise impact zones were determined.
Figure 4 illustrates noise impact areas along major roads in the Four Corners area. Noise

Categories W-1 and S-1 indicate that the area is served by community and multi-use
systems which are either existing or under construction.
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levels currently exceed federal guidelines which recommend 65 dBA Ldn? as the maximum
acceptable level for residential use. In some locations, levels currently reach 75 dBA Ldn,
which exceeds the maximum acceptable level by 10 dBA, an increase that would be
perceived as twice as loud. :

In 1980, the Federal Interagency Committee on Urban Noise concluded that noise
levels above 65 dBA Ldn are "normally unacceptable" for residential use. Due to the
severity of noise impacts on the frontage of major roads, a number of techniques should be
utilized in combination for the purpose of reducing noise impact. Appendix 1 is a list of
noise abatement techniques presented in order of preference. In residential areas, noise
should be below levels that would cause health effects or speech and sleep interference.
Within noise-impacted areas, new residential development should incorporate noise
attenuation measures. These measures may include setbacks, site layout, physical design,
and structural approaches to reduce the noise impact. If such measures do not adequately
reduce noise, then acoustical treatment should be incorporated into the building design to
protect indoor areas from excessive noise intrusion.

Noise attenuation measures should be designed to meet or exceed exterior noise
standards in effect at the time of development. Noise standards will be based on federal,
state, and local regulations regarding noise levels necessary to protect the public health -
and welfare from the effects of noise.

AIR QUALITY

The quality of air affects human health and well being. Mandated automobile
pollution control equipment and efforts to reduce regionwide pollution levels will reduce
future area air quality problems. Background carbon monoxide (CO) levels in the southern
portion of the planning area indicate possible localized violations of pollution standards
near major roadways, particularly along the Capital Beltway (I-495) and at the Colesville
Road/University Boulevard intersection.

As with noise, air quality problems in Four Corners stem from vehicular traffic on
major roadways. Vehicle exhaust is the primary source of air pollution. Most of the Sector
Plan area currently meets federal air quality standards for background carbon monoxide
levels. The highest concentrations and potential localized violations occur near roadways
where extensive queueing from traffic congestion occurs. These levels are expected to
improve by 1987 with transportation system improvements and continued implementation
of air pollution controls on vehicles,

Since CO readily disperses, excessive levels rarely occur more than 300 feet from a
roadway. To avoid the possibility of adversely affecting people, sensitive land uses ideally
should not be located near major intersections, nor where many vehicles. operate with
engines idling for long periods of time. Examples of sensitive receptors include
residences, schools, and nursing homes,

To determine where carbon monoxide "hot spots" may occur, further studies should
be conducted. To the extent feasible, sensitive land uses should not be located near major
intersections where conditions favorable to the formation of carbon monoxide "hot spots"
occur,

dBA is the standard expression for "decibels," with a weighting to account for the
sensitivity of the human ear. Ldn stands for the 24 hour "day/night" average noise
level,
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TRANSPORTATION SYSTEMS

EXISTING HIGHWAY SYSTEM

The Four Corners Sector Plan area is traversed by three principal roadways -- the
Capital Beltway (I-495) and University Boulevard (MD 193) both of which run east-west,
and Colesville Road (US 29), whic<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>