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PRESENTATION AGENDA
1. Comprehensive Zoning Overview

2. Tyler Avenue Complete Community 

a. Analysis Review

b. Public Outreach

c. Approach to Zoning Standards



Comprehensive Plan
Priorities

● Housing Access for All

● Neighborhood Preservation

● Inclusive Economic Growth

● Sustainable Development

● Pedestrian, Bicycle, and Transit Connectivity

● Lower Carbon Footprint

● Prioritized Environmental Assets

(Pages 38-39, Annapolis Ahead 2040)

www.annapolisahead2040.com



Comprehensive 
Rezoning

Bringing about better 
consistency between the 
Comprehensive Plan, the 
Zoning Map, and the         
Zoning Code.



Existing 
Zoning Districts

Currently, Annapolis has  
31 different zoning districts! 



PHASE 1 Immediate
Recommendations 
Winter 2025 - Summer 2025           

PHASE 2 Zoning District Consolidation
Winter 2025 - Spring 2026

PHASE 3 Form-Based Zoning Standards
Mixed-Use
Winter 2026 - Winter 2027           

 
PHASE 4 Form-Based Zoning Standards

Residential
Spring 2027 - Spring 2028          

● Tyler Avenue Complete Community

● Planned Development text amendments 

● Recommendations for Zoning Map Updates

● Formal Analysis Report

● Recommendations for Mixed-Use Zoning 
Standards

● Recommendations for Residential Zoning 
Standards

Rezoning Approach



Phase Process
Each Phase includes four components:

1. Analysis

2. Community Input

○ Stakeholder Meetings

○ Public Workshops

○ Surveys

3. Recommendations

4. City Council Legislation and Adoption





Analysis



Tyler Avenue Complete Community 
Overlay District Project Area



Tyler Avenue Wards



What is an Overlay 
District?

● A zoning tool to achieve specific 
development outcomes in a focused 
area

● A zoning district which augments the 
effectiveness of the base zoning 
district

● The overlay district includes 
additional development standards to 
better guide urban design

Eastport Gateway Conservation 
Overlay Zone

Office and 
Commercial Design 
Overlay Zone
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1980 2002 2011 2020

Tyler A
ve

Neighborhood History 



1885

Bay Ridge Railroad

In 1885, the Annapolis and Bay 
Ridge Railroad company was 
founded. The first train to ran 
through Bay Ridge in 1886 across 
what is currently Hilltop Lane and 
Tyler Avenue. The rail line ceased 
operation in 1904. 

1931

Rural Farm Land

Early aerial photography of 
current-day Tyler Ave shows 
expansive farmland with a dirt 
road on Tyler Ave connecting to 
Forest Drive and Bay Ridge Road

1952

Residential Development

1952, aerial photos show the 
development of homes along 
Tyler Avenue extending from 
Forest Drive and commercial 
development at the corner of 
Tyler and Forest.

1962

Residential Expansion

In 1962 aerial photos residential 
development has expanded to 
Bay Ridge Avenue and Tyler 
Heights Elementary School was 
established.

1970

Residential Expansion

In 1970, the Robinwood public 
housing development was 
established across Forest Drive. 
Other residential communities 
are developed on the east and 
west sides of Tyler Ave to their 
existing capacity.

2021

Tyler Heights Elementary

Tyler Heights Elementary 
underwent many phases of 
expansion including temporary 
classrooms from 2007 to 2017. 
In 2017 construction began on a 
permanent school expansion. 
Construction was completed in 
2021.

Neighborhood History 







2.28 UNITS / ACRE

Existing Land Use 



Walk Distances to Services

● Within 3 Minute walkshed is the 
convenience retail

● Within 5 Minute walkshed is Tyler Heights 
Elementary School. 

● Within 10 Minute walkshed is Annapolis 
Middle School, Truxtun Park, Clocktower 
Place, and Eastport Shopping Center

Eastport Shopping Center

Convenience 
Retail

Shopping 
Areas

Clocktower 
Place

Walk Range to Nearby Destinations 



Existing Transit Existing Transportation Infrastructure

Existing Transportation Network 



Existing Tree Canopy 

Each dot = 1 existing tree  (color represents tree species)



Population 
837  

individuals

Housing 
Units
243

Occupied 
84%

Vacant 16%
Compared to 

Citywide Vacancy 
9%

Median Annual 
Income
$90,626

Citywide Median 
Income of 
$104, 552

Owner occupied 58%

Renter occupied 42%
Compared to Citywide 

renter 40%

42% of 
Households 

made up of 4 or 
more people

Compared to Citywide 
17%

Source: US Census 2023 American Community Survey 5-year estimates

Existing Community  



Draft Goals
1. Create a safer streetscape environment that encourages walking, 

biking, and transit use.

2. Promote a diversity of housing options for a variety of household 
sizes and incomes.

3. Create a more connected community with improved public spaces 
and amenities. 

4. Revitalize commercial spaces within walking distance. 

5. Expand tree canopy, particularly along the streetscape.



“Complete Streets are streets designed 
and operated to enable safe use and 
support mobility for all users. Those 
include people of all ages and abilities, 
regardless of whether they are travelling 
as drivers, pedestrians, bicyclists, or 
public transportation riders. The concept 
of Complete Streets encompasses many 
approaches to planning, designing, and 
operating roadways and rights of way 
with all users in mind to make the 
transportation network safer and more 
efficient.”

- U.S. Department of Transportation

Draft Goals – Streetscape Safety



Draft Goals – Housing Options



Public Outreach



Stay Up to Date

● Visit 
www.Annapolis.gov/2236 
and follow the webpage 
for information on 
upcoming meetings, past 
meetings, and meeting 
materials.

http://www.annapolis.gov/2236


Printed Materials



What have we been hearing so far?
If you could improve one thing about the neighborhood around Tyler Avenue, 

what change would you make?

Make it feel more 
like a neighborhood 

and less like a 
throughway.

Safety, we need to 
feel safe walking in 
our neighborhood.

The main priorities 
are wider sidewalks, 
street maintenance, 
better lighting and 

more crime 
prevention. That is 
what's important.

Improved walking route with consistent 
sidewalks and pedestrian crossing with proper 
width for accessibility, and lighting for safety. 
Currently portions of paved paths are woefully 

inadequate and inconsistent.  

Bike lane with Parking on 
one side with more trees



Participation





















Approach to 
Zoning Standards



Start with Community Infrastructure 

Streetscape Safety Public Realm Connectivity



Public Realm Opportunities



Promote Incremental Growth



Preserve Affordability



Scenarios
1. Nothing Changes.
2. Individual lots are redeveloped to provide new housing 

options for family members or new residents.
3. Individual lots are subdivided and redeveloped to provide 

new housing options for family members or new residents.
4. Lots are combined and subdivided and redeveloped to 

provide new housing options for family members or new 
residents.

5. Lots are combined and redeveloped to provide new housing 
options for family members or new residents. 



Zoning Variables
● Subdivision 

● Minimum Lot Sizes 

● Street Frontage / Setbacks

● Density

● Height  

● Parking / Access

● Site Design / Lot Coverage



QUESTIONS?


