
Master Plan: Full Transformation

This area is the heart of Towson’s central business 
district, and contains the courthouses, county 
offi  ces, private offi  ces, and numerous small 

businesses and restaurants. Several proposed, high- 
density residential projects may soon add hundreds of 
new residents to this area, helping to shed Towson’s “9-5” 
offi  ce park feel. There are numerous opportunities to 
build on this trend with additional mixed-use residential 
infi ll, supporting entertainment and destination 
businesses, and enhanced public spaces. The design of  
residential development directly aff ects the extent to 
which residents use the streets.

Infi ll and redevelopment:

13. Develop mixed-use infi ll. A number of opportunities 
exist to develop vacant parcels, parking lots between 
buildings or other gaps in the built fabric along West 
Joppa Road, Baltimore Avenue and Allegheny Avenue. 
This would primarily involve smaller scale development 
but also include larger properties on Washington 
between Joppa and York. 

14. Develop live/work units.                                                  
In conjunction with Recommendation #17, small 
live/work units, essentially townhomes with ground 
fl oor commercial storefronts, should be developed 
along the new north-south street that will replace 
what is now a drive lane of several parking lots.

15. Redevelop the county garage at 
Washington and York. This parking 
garage was built for county offi  ce 
workers when they were located 
in the Investment Building. 
Since vacating that building, this 
parking garage, located on one 
of the highest points in Towson, 
has remained vastly underutilized. 
The county Revenue Authority 
is considering demolishing this 
garage and off ering the site for 
redevelopment. This garage 
should either be demolished 
and redeveloped as residential 
units with street level retail, or re-
cycled and “wrapped” with new 
residential units if feasible.

Focus Area 4:  West of York

16. Redevelop Investment Building – This large-
fl oorplate high rise does not lend itself easily to 
redevelopment, but a plan of action for redevelopment 
of this building, which may require publicly funded 
incentives, should be developed. Redevelopment 
of the existing building or new construction should 
include pedestrian-friendly features at the base of 
the building and better orientation to Prospect Hill 
Cemetery.

Commanding View —  Dramatic views from the 
municipal garage at Washington Avenue and York 
Road — the highest point in Towson — illustrate the 
great potential for this property to be redeveloped to 
include residential units.  
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Streets and intersections:

17. Create a new north-south street between York Road and Washington.  
Create a new minor street as shown on the Illustrative Master Plan — 
extending from Pennsylvania Avenue south to Towsontown Boulevard 
— where surface parking lots currently exist. This would create a better 
pedestrian and traffi  c circulation pattern and divide the long existing 
block into two shorter blocks.

Parks and plazas:

18. Improve public access to old and new courthouse plazas. These 
plazas represent the only true public open space in this focus area, 
and arguably the most important public spaces in Towson. The ideas  
developed for moving this concept forward should retain the aesthetic 
beauty of the garden while making it more functional and accessible. 
An inclusive, give-and-take process for formulating the ultimate 
redesign is recommended. 

The proposed redesign of the new courthouse plaza (below) would 
preserve and improve its aesthetic quality while making it more 
accessible and usable to residents. The scenes to the right show how 
other public plazas serve as the most treasured gathering spaces in a 
community. 
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Focus Area 5: East of York

Within Towson’s core, this area has 
undergone the most change over the 
last four decades. While a few remnants 

of pedestrian-friendly streets  remain, the area is 
dominated by large modern buildings, many of 
which are set back from the street. Further change 
may include the development of the proposed 
Towson Circle III, a movie theater complex that 
proposes some street-level retail and a large 
parking garage above the theater. 
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Infi ll and redevelopment:

19. Alternate Design for Towson Circle III site. As of 
this writing, there is a proposal to develop this site as 
a multiplex movie theater, retail shops, and parking 
garage. If this proposal does not move forward, an 
alternate concept is suggested in the Illustrative Master 
Plan on page 25 that shows a scale and pattern of mixed-
use development that is appropriate for Towson’s urban 
context. 

20. Develop mixed-use infi ll. As shown on the illustrative 
plan, there are opportunity sites east of York Road for 
new residential and mixed-use infi ll. These sites include 
surface parking lots and buff er areas between buildings.  
Multi-family residential projects with street-level retail 
around Virginia Towers are currently being proposed, 
and these concepts have been incorporated into this 
plan. There is also an opportunity to develop small-
scale infi ll residences on Pennsylvania and Fairmount 
Avenues to reinforce the existing character of East 
Towson. 

Streets and intersections:

21. Restore Chesapeake, Pennsylvania, Jeff erson, and 
Fairmount to two-way operations. In conjunction with 
the conversion of Chesapeake and Pennsylvania to 
two-way streets west of York, these streets east of York 
should also be converted. In addition, the sections of 
Jeff erson and Fairmount that are currently one way 
should also be converted back to two-way operations in 
order to enhance  the pedestrian and business friendly 
character of the area.

22. Add on-street parking to Joppa Road.  Adding on-
street parking to Joppa Road will calm traffi  c, improve 
pedestrian comfort, and enhance existing and future 
retail establishments along the street.

23.  Reduce travel lanes on Fairmount Avenue. The 
section of Fairmount that runs north-south was 
originally designed as part of a high-capacity bypass 
that was not built, and should not be built. Fairmount 
should receive a “road diet” that reduces it from 4 to 2 
lanes and adds on-street parking.

Parks and plazas:

24. Improve the prominence of Towson Manor Park. The 
active portion of the park is well-used and cared for by 
the community. In conjunction with recommendation 
#20, developing new homes that front on the park 
will help increase its usage and security. However, 
the passive wedge-shaped portion of the park does 
not function well, and monuments honoring parks 
employees should be relocated to the new downtown 
park at York and Pennsylvania.

25. Potential new park next to planned infi ll near 
Virginia Towers. A new pocket park serving the high 
rises would also serve potential infi ll projects shown on 
the Illustrative Master Plan.
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Focus Area 6: Towsontown Boulevard / Golden Triangle 
/York Road South

Much of the discussion of this focus area 
pertains to creating better connections and 
walkability between Towson University and 

downtown Towson. The potential for creating positive 
synergy between the two has never been greater. 
Seamless, pedestrian-friendly connections between 
the two that create an attractive college town identity 
are important to an enduring healthy relationship.

Infi ll and redevelopment:

26. Develop the “Golden Triangle” to better connect 
Towson University with downtown. New, mixed-use 
buildings and student housing should be developed 
facing the streets around the triangle. Parking to 
serve these developments should be placed behind 
and under these buildings, so that it is not visible 
from the street.  This will vastly improve the character 
of this area and help create a seamless edge between 
the campus and downtown. The UDAT recommended 
some mixed-use development along York Road. 

This plan also emphasizes the need for continuous 
development around the perimeter of the triangle. 
While restoration of Towson Run within this area 
would be desirable, achieving good walkability 
and urban form will contribute greatly to Towson’s 
environmental sustainability and should take 
precedence over potential greening of this already-
degraded natural area. 

27. New university buildings along York Road. A 
number of new and expanded campus buildings, 
beyond what is shown on the campus master plan, 
should be developed at key locations to better defi ne 
and frame the main university green and the campus  
“front door” along York Road.  

28. Redevelopment potential along east side of York 
Road. Similar to the west side of the street , the 
east side of York Road currently does not provide 
an inviting pedestrian environment. Much of the 
development pattern along this side of York  Road 
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Before After

Triangle Redevelopment — An artists conceptual rendering of future redevelopment of an area that could play a 
crucial role in creating a better connection between Towson University and downtown Towson. 

Rethinking Towsontown Boulevard  —  A “road diet” for Towsontown Boulevard and redevelopment concepts 
result in a dramatic before-and-after contrast. 
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south of Towsontown Boulevard is automobile oriented.  
Any redevelopment that occurs along this stretch of 
York Road should conform to pedestrian-supportive 
design principles.

Streets and intersections:

29. “Road diet” for Towsontown Boulevard between 
Bosley and Fairmount Avenues. Towsontown Boulevard 
was designed as a high-capacity roadway to help divert 
traffi  c around downtown Towson. Reducing it from 
four to two travel lanes and adding on-street parking 
will make the area more pedestrian-friendly, and create 
an appropriate setting for the pedestrian-oriented 
development that will front it. More in-depth study 
is needed to develop a detailed concept for this road 
section.

30. Modify key intersections around the Golden 
Triangle to make them more pedestrian-friendly . The 
intersections York at Bosley/Burke, York at Towsontown, 
and Towsontown at Bosley, should all undergo specifi c 
geometric changes to reduce traffi  c speed and make 

them less intimidating to pedestrians. Diagrams in this 
section show reconfi gurations that: (1) reduce turning 
radii around specifi c corners; (2) eliminate free right-
turn lanes; and (3) narrow travel lanes. 

31. Add on-street parking on York Road between Bosley 
Avenue and Towsontown Boulevard. On-street parking 
should be added along this section of York Road in 
conjunction with redevelopment. This will provide 
parking in front of  retail, lower traffi  c speeds and create 
a more desirable pedestrian environment.

Streetscapes and frontages:

32. Improve the pedestrian environment on York Road 
between Bosley/Burke Avenue and Cross Campus 
Drive. Walkability along York Road in front of Towson 
University could also be greatly improved by moving 
the sidewalk on the west side of York Road back from 
the road edge to create a landscaped buff er with street 
trees and other plantings.
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33. Ensure appropriate redevel-
opment of properties on east 
side of York  Road. Redevelop-
ment of properties  on the east 
side of York Road that occur over 
time should conform to prin-
ciples that foster walkability and 
create a stronger identity as part 
of Towson’s southern gateway. 

34. Improve the pedestrian                    
environment on Towsontown 
Boulevard between Bosley Av-
enue and Osler Drive. The land 
use pattern along the northern 
edge of the Towson University 
campus is not likely to change 
signifi cantly and will remain 
largely automobile oriented. Al-
though not directly within the 
plan area, there is a strong need 
to improve pedestrian connec-
tions along this edge. Pedestri-
ans, including many students, 
frequently walk along this street 
and use the bus stop along Tow-
sontown Boulevard. There is 
room to signifi cantly enhance 
the pedestrian environment 
along the entire stretch of road-
way as well as the bus stop area, 
particularly on the north side of 
the street. This should include 
transformation of this section 
of roadway into a parkway-like 
section that includes new street 
trees, sidewalks on both sides of 
the street where they don’t ex-
ist, enhanced bus stop facilities, 
and a shared bicycle/walking 
path that could be designated as 
part of a “Ma and Pa” Trail on the 
north side of the street. Some 
realignment of the roadway may 
be required to accommodate these enhanced pedestrian facilities due to the grade change on the south side of 
the street. A detailed design and engineering study should be done as a follow up to the plan.
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