Figure 1: Livable Frederick Comprehensive Plan Update Process

Master Plan Update

AF

T

Community Plan Update

R
D
AF

F

Large Area Plan Update

Functional Plan Update

ST

COMPREHENSIVE PLAN UPDATE PROCESS

Corridor Plan Update

Livable Frederick Comprehensive Plan

New plan update adopted and/or revision of Comprehensive Plan Map
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Note: The illustrations of the Comprehensive Plan Map shown are stylized depictions of the county for illustration of the general
scope and distribution of potential future plans. They are not intended to define specific areas for future planning.

PLANNING FRAMEWORK
The South Frederick Corridors Plan (SFCP) is a long-range planning document that exists within the context of a
broader planning initiative known as Livable Frederick. With the adoption of the Livable Frederick Master Plan (LFMP)
in September 2019, Frederick County created a new framework for making strategic decisions about the County’s
future. The Livable Frederick Comprehensive Plan serves as an umbrella under which a multitude of plans, policies,
studies, and regulations are continuously emerging and evolving. The South Frederick Corridors Plan is one such
document.
The Livable Frederick Comprehensive Plan is composed of:
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The Livable Frederick Master Plan: A vision-based strategic plan for the County’s long term future well-being. The LFMP
features a Vision, a Development Framework featuring a Thematic Plan, and an Action Framework detailing goals and initiatives
addressing the four fundamental themes of Community, Health, Economy, and Environment.
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The Comprehensive Plan Map: A map, or map series, that identifies broad categories of land uses and other related longrange planning features. Generally, this map is revised and updated with the adoption of new plans under the Livable Frederick
framework.
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Community and Corridor Plans: These plans are the beating heart of the Livable Frederick concept, and will constitute the
primary means of implementing the vision presented in the Livable Frederick Master Plan. Plans are prepared for community
growth areas, key economic or transportation corridors, lands surrounding the County’s incorporated municipalities, and other
geographic places in need of detailed study. These plans are focused on creating great places to live and work in Frederick County.
The SFCP is one of these plans.
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Large Area Plans: These planning documents are prepared to address larger geographic areas that include multiple
communities or neighborhoods, significant natural landscapes or features, or broad land areas under the influence of forces or
conditions warranting dedicated planning attention by the County.
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Functional Plans: A functional plan addresses issues related to planning for the systems or networks that are generally not
tied to a specific geography within the County. Two such documents identified in the Livable Frederick Master Plan are the Green
Infrastructure Plan and the Agricultural Infrastructure Plan, each serving to establish a coordinated planning approach to topics
involving an array of places, activities, and forces.
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Opportunity Plans: These planning documents are deployed to address time-sensitive challenges faced by the County. The
Livable Frederick framework acknowledges the need to remain nimble in the face of challenges and opportunities. This type of
focused planning work allows the County to work within the Livable Frederick framework, while addressing issues that may not
arise in the normal course of long-range planning. Such documents may address specific Economic Opportunities, Environmental
Opportunities, or Mobility Opportunities.

As each of these plans is developed and adopted by elected officials, the new documents will constitute amendments
to the Livable Frederick Comprehensive Plan.
With the adoption of the South Frederick Corridors Plan, the Livable Frederick Comprehensive Plan now reflects
the County’s long-range vision for the South Frederick Corridors and anticipates actions, both public and private, to
achieve that vision. The future is often unpredictable, yet planning to face the challenges of the future remains our
best option as a community. To that end, a shared community vision of our desired future for the South Frederick
area will guide our land use planning, refine our public policies, and bring resources to bear on the challenges and
opportunities that lie ahead.

The South Frederick Corridors Plan
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MAP 01: EXISTING CONDITIONS
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PURPOSE AND APPROACH
Among the many factors that drive the South Frederick Corridors Plan are goals related to reinforcing and creating
economic strengths and assets, supporting existing business and industries, and fostering innovation and
opportunity. These goals appear in the Our Economy section of the LFMP. In terms of physical planning, the LFMP lays
out the related demands that must be satisfied in future years. These involve:
• Enhancing economic activity (as well as social welfare) through settlement patterns that make services, jobs, and amenities
more accessible to a wider range of people;
• Providing economic growth opportunities and satisfying demand by creating the types of walkable, accessible, and
interesting places that are increasingly sought after by workers and employers;
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• Stimulating economic development by creating places that provide unique experiences and that serve as points of attraction
from across the region for both consumption and production;

AF

• Making our economy more equitable through the creation of centralized communities that result in the development of a
wider spectrum of affordable housing options;
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• Building our economy on a foundation of functional infrastructure that can lower household transportation costs and create
lifestyle improvements (such as reducing the time spent sitting in traffic or enabling health promoting activities such as walking
and biking for transport) by developing places that reduce the dependence on automobiles through multi-modal transportation
and that provide interconnected road networks that afford, rather than inhibit, the distribution of trips across multiple routes;
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• Supporting optimal returns on infrastructure investments and long term solvency through development strategies that
promote the maximum use of existing systems;
• Building resilience in our economy by adopting sustainable development patterns that promote the conservation of natural
resources and rural land, the efficient use of energy, and the reduction of driving; and,
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PHYSICAL DESIGN
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• Supporting the demands of a future workforce for places that promote positive social outcomes including neighborhoods
that are designed to enable serendipitous interactions with neighbors, foster community, and reduce social isolation.
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All of these demands point to supply, which in this case is fundamentally connected to the physical design of a
place. Indeed, the physical design of places is intertwined with the potential to realize the economic, social, and
lifestyle goals of a community and promote different types of physical environments that will allow different types of
opportunities in terms of access to jobs, services, and amenities. Therefore, achieving the outcomes stated above can
be enabled - and must be supported - by the physical configuration of a place.
The LFMP concludes that an important aspect of achieving these economic, health, environmental, and community
outcomes is the development of a larger share of places in Frederick County that are more centralized, more walkable,
and more functionally diverse. This entails a design approach that:
• Reduces the distance between origins and destinations;
• Increases the options for moving between origins and destination; and,

• Establishes spatially focused land use patterns that provide a diversity of housing options and a mix of compatible land uses
that are accessible by walking, biking, mass transit, ride hailing, and driving.

The future economic significance of the South Frederick Corridors depends in part on its ability to embody this kind
of physical design through a gradual redevelopment metamorphosis. The existing suburban, automobile-oriented
pattern of development in the South Frederick Corridors supported this economic center over the last several
decades, but as evidenced in the LFMP, this pattern is no longer adequate to meet the demands of the coming
decades. Ensuring the continued economic status of the South Frederick Corridors requires a re-imagining of the
area that embodies all of the serendipitous and mutually-reinforcing aspects of any vital urban neighborhood. This
strategic effort must include some areas in Frederick County composed of 1) higher concentrations of population,
2) complimentary land uses that are spatially and proximately combined to enhance access between origins and
destinations, and 3) a transportation infrastructure that is physically designed to afford usage in multiple modes; for
cars, mass transit, walking, biking, and as “public” or common space.
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3

However, realizing these kinds of physical places in the real world typically requires a refined level of infrastructure
planning and investment, more so than the incipient and disconnected systems typically employed for suburban
development. In terms of feasibility, this implies the possibility of prohibitive costs for services. In this case however,
the South Frederick Corridors area represents a windfall for Frederick County due to its existing, and fundamentally
sound, infrastructure.
The South Frederick Corridors have benefited from a massive amount of infrastructure investment at the federal,
state, and county levels over the last several decades. This concentration of infrastructure, that has underpinned the
economic growth of the South Frederick Corridors over the last fifty years, is the very thing that will leverage the
continued economic vitality of the area over the next fifty as it continues to evolve under the guidance of the LFMP.
These existing location-based endowments, such as its unparalleled access to and from regional locations and its
proximity to Frederick City, cannot be replicated elsewhere in the County and provide a foundation upon which the
physical environments of the future can be built in a fiscally conservative and responsible manner.
GRADUAL, INCREMENTAL, AND COORDINATED
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This central purpose of the South Frederick Corridors Plan, namely the area’s transformation into a vital and livable
urban district, requires redevelopment. This is an approach to planning and land development that has not previously
been undertaken comprehensively in Frederick County. Since the 1950’s, development in Frederick County (outside of
its municipalities) has occurred almost entirely in the form of the conversion of rural or agricultural land to suburban
land, colloquially known as greenfield development. There has been little to no redevelopment of land that had
already undergone that conversion.
This may not seem unusual given that redevelopment is often employed to counteract a process of economic
disinvestment in land, and so far this has not yet been a significant issue within the jurisdiction of Frederick County.
However, in order to fully realize the vision articulated in the LFMP, redevelopment must play a central role in
managing the County’s economic and residential growth in the coming decades. As the LFMP describes, County efforts
should not solely emphasize the development of rural land around the periphery of existing developed land. Rather
a share of future growth should be directed to previously developed areas where the County can leverage its existing
infrastructure in order to mitigate a significant portion of any resulting additional service demands.
Redevelopment, as a growth strategy, is arguably less wasteful of critical land resources, precious political capital, and
scarce public and private funding. Stewardship of our existing investments in public infrastructure, demands of us the
discipline to re-use, instead of re-build.
Historically, redevelopment strategies vary in the degree of demolition of existing buildings and infrastructure,
ranging from the adaptive reuse of existing buildings, to the widespread clearance and reconstruction of large areas.
Individual redevelopment projects in the South Frederick Corridors may fall anywhere in this range, but as a whole,
redevelopment will be gradual, incremental, and coordinated.
Redevelopment will be gradual in that there is no extrinsic deadline for total plan build out. The timing of
redevelopment will largely derive from the dictates of market demand and larger economic trends. Therefore, while
some redevelopment projects may proceed quickly, others may not.
Additionally, redevelopment will occur incrementally and in waves. Often, this is a result of a positive feedback effect
where pioneer projects imply favorable investment opportunities that trigger additional development, establishing
baseline conditions that are matched or surpassed by subsequent waves of project build out.
Finally, gradual and incremental redevelopment will avoid ad hoc and reactionary design decision-making by the
coordinating framework created by this plan. As circumstances inevitably change over time, the overarching pattern
of development will be directed by the design and policy visions described in this document.
Redevelopment in the South Frederick Corridors presents one of the best options for ensuring that Frederick County
is prepared for the demands of the future. Planning initiatives such as the South Frederick Corridors Plan will ensure
that the Livable Frederick Comprehensive Plan continues to evolve, remains relevant, and responds flexibly to
circumstance, all while maintaining its keen focus on a central vision for the future of Frederick County.
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OUR COMMUNITY
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It is the year 2050. The South Frederick Corridors is a regional economic and community center. It is truly urban, in the
best sense of the word – lively and vibrant in some places, quiet and private in others, well-served by neighborhood
amenities, and offering convenient mobility even without a car. It is both an origin and a destination, balancing the
needs of its resident population with the demands of visitors and workers. It contains many beautiful places that are
composed of fine exterior spaces defined and enclosed by handsome architecture and accentuated by meaningful
public art. The County can boast of many great places to live, work, or play, and the South Frederick Corridors provides
all of this in a single, vibrant location.
Life is more livable for more people in Frederick County as a direct result of the reimagining of the South Frederick
Corridors. This significant redevelopment effort has helped to address the mismatch between the kind of housing
available in the past, and the housing demands that have emerged in the last quarter century. The market pressure for
a variety of housing types and physical environments that support walkability, local retail, and public transportation
has been acknowledged and facilitated by County citizens, employers, and elected officials. A wider range of housing
options offering affordability and universal access have prevailed in the South Frederick Corridors, thus creating
diverse and cohesive neighborhoods and bolstering the societal bottom line.
OUR HEALTH
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Community health is supported in ways that incorporate bodily, psychological, and economic well-being into the
fundamental strategy of redevelopment. This is achieved through the physical design of places, access to a range
of employment opportunities, goods and services that meet both needs and wants, and affordable places to live.
Principles of healthy placemaking1 have been integrated into all aspects of the development process.
The clear and abundant evidence on the positive health outcomes of equitable, accessible, walkable, and “pro-social”
place design2 has been championed and implemented in the South Frederick Corridors. Buildings, streets, parks, and
neighborhoods are designed to support good physical and mental health, reduce health inequalities, and improve
people’s wellbeing. Occupants of the South Frederick Corridors have integrated physical activity into their daily lives
through an environment that not only supports the pedestrian, but also makes walking a viable and even preferred
mode of transportation. Origins and destinations are within reach for a walker, and streets are safe, welcoming, and
pleasant. Interactions with neighbors and other members of the community are common, and the psychological and
social support this can create is apparent. Air, water, and ground actively promote, rather than hinder, good health.
Landscaping and tree canopy are not only valued for their aesthetic effects, but for their well-being effects. The South
Frederick Corridors is a model pro-health environment.
OUR ECONOMY

Growth in the South Frederick Corridors has met the dictates of the triple bottom line3: economic, environmental, and
societal. With a competitive advantage centered on the quality, attractiveness, and vitality of its physical environment,
the South Frederick Corridors has amplified and diversified the economic development of Frederick County. Careful
planning coupled with bold leadership has created a walkable, safe, and exciting place that people care about and
want to experience, and where businesses, workers, and entrepreneurs want to locate, invest, and grow. This placebased attractiveness has resulted in a diversified economic base, where businesses benefit from scale efficiencies that
make it easier to share knowledge, tap into a large pool of skilled workers, and benefit from a wide range of support
services. This is no factory town, where one business or industry dominates. This is a true urban center, where an array
of industries, services, and communities offers the resilience and mutually reinforcing elements that build and sustain
communities to withstand the cyclical tides of economic activity and remain vital and relevant for generations to
come.
1 Ten Principles for Building Healthy Places, Urban Land Institute Building Healthy Places Initiative, http://uli.org/wp-content/uploads/ULI-Documents/10Principles-for-Building-Healthy-Places.pdf
2 Healthy Places: Improving Health Outcomes Through Placemaking, Project for Public Spaces, https://assets-global.website-files.
com/5810e16fbe876cec6bcbd86e/5a626855e27c0000017efc24_Healthy-Places-PPS.pdf
3 “In economics, the triple bottom line (TBL) maintains that companies should commit to focusing as much on social and environmental concerns as they do
on profits. TBL theory posits that instead of one bottom line, there should be three: profit, people, and the planet. A TBL seeks to gauge a corporation’s level of
commitment to corporate social responsibility and its impact on the environment over time.
In 1994, John Elkington—the famed British management consultant and sustainability guru—coined the phrase “triple bottom line” as his way of measuring
performance in corporate America. The idea was that a company can be managed in a way that not only makes money but which also improves people’s lives and
the well-being of the planet.” Investopedia, https://www.investopedia.com/terms/t/triple-bottom-line.asp
The South Frederick Corridors Plan
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OUR ENVIRONMENT
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In today’s world, where climate change has stressed our natural and artificial systems to levels previously unknown,
the environmental bottom line has been central to the success of the South Frederick Corridors. This place represents
a great achievement in energy conservation, water quality restoration, waste reduction, and the replenishment of the
resources provided in our natural environment. The integrated planning of critical natural systems and our man-made
environments has demonstrated that sustainable approaches to managing water, energy, and waste at the landscape,
builtscape, and infrastructural levels offer both environmental and economic benefits.
Under the guiding principles of the Livable Frederick Master Plan, the South Frederick Corridors has played a key role
in maximizing the use of some County assets, while keeping other essential resources from being lost. The abundance
of infrastructure that endowed the area with its latent development capacity has been deployed to its full potential
in order to absorb the growth and development that would have otherwise resulted in a notable deterioration of the
County’s rural and natural resources. Frederick County owes the continued presence of many of its farms, woodlands,
wetlands, and meadows to the prudent planning wisely deployed in the South Frederick Corridors.
Climate resilience and energy independence is enhanced by making better use of existing impervious services,
utilizing existing infrastructure, and establishing codes and standards that reduce requirements for paved vehicular
parking areas. Site design standards, as well as local incentives, are deployed to encourage the transition away from
Internal Combustion Engine (ICE) powered vehicles in favor of more efficient, less-polluting, and quieter EVs, by
facilitating the development of EV infrastructure.
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For reasons described previously, a significant share of our residential growth in Frederick County will be absorbed
by redevelopment in the South Frederick Corridors. However, pondering the South Frederick Corridors as it exists
today may result in skepticism about the viability of living there. Physical spaces, composed of wide roads and long
distances between buildings that are filled with cars, often make it difficult to imagine overlaying these spaces
with our typical domestic behaviors. Things like taking a walk through the neighborhood, riding a bike to a shop
or to school, relaxing on the back patio, or playing catch in a park, are difficult to imagine in the area as it is now
experienced. The separation of the area into functional zoning districts with narrowly defined types of uses, where
the duration of occupancy is typically only as long as it takes to finish shopping or working, adds to this difficulty.
Ultimately it is quite challenging to imagine this area as a place where someone might reside, or even spend a
considerable amount of time (unless they were being paid to do so). The Corridors are where people go to accomplish
a task, and where people leave when the task is complete. It is a place that supports our livelihoods and some of our
leisure, not a place that offers the sanctuary and refuge that we often seek in our home environments.
Therefore reinventing the South Frederick Corridors as a place that is not only a polestar of business, but that is also
residentially hospitable and attractive, requires looking to physical place types that are, in the best sense, urban. Of
the myriad forms that have been used to reconcile the competing needs people have of their physical environment,
urban places have demonstrated the best solutions when aspirations center on efficiency, vitality, comfort, and
opportunity.
The South Frederick Corridors will embody the best of urban places, offering compression without oppression. Shorter
distances between origins and destinations will gain us the freedom of mobility choice, including new options to walk
comfortably, bike safely, or ride convenient and efficient modes of transit. The gentle squeeze of density will be offset
by the welcome release of safe pedestrian-friendly streets and ample local parks and plazas. Access to shops, business,
services, and neighbors will be at your fingertips, but will also be easily kept at arm’s length if solace and serenity is
preferred. Achieving this is the challenge presented by the prospect of introducing a resident population to the South
Frederick Corridors. It is the design goal of the South Frederick Corridors Plan to shepherd a transition of the area into a
vibrant, safe, productive, and healthy place for consumers, for producers, and for residents.
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The general concept for the South Frederick Corridors emerged from a series of community meetings (charrettes)
where interested parties directly explored various design and development visions. These occurred over four sessions
during the first two weeks of April 2021, and included facilitated discussions and hands-on design and layout
exercises. An emphasis on the physicality of the built environment was maintained through the definition of various
place types that encapsulated alternative, future redevelopment visions revolving around land use, density, and
infrastructure.
The “place types” planning strategy employed circular modules of geographic area organized by different land use
profiles, such as “employment center,” or “town center.” By virtue of their circular shape, there was a decided emphasis
on thinking in terms of locational centers. In other words, as circles, these modules were centered on single points,
resulting in the conceptual effect that central places were being identified and distributed in the planning area. This
is in contrast to the more common practice of defining land use through the identification of boundaries and edges,
effectively diverting attention away from central places, and more toward defining the extent of a uniform region of
land use.
There is, arguably, a stark difference between a design approach that focuses on centers and one that focuses on
edges. Namely, the former emphasizes physical place because the conceptualization of a central area within a field of
land use is easily connected with the image of a discrete physical setting. The latter, on the other hand, emphasizes
abstractions of use and activity because a uniform boundary of land use is more difficult to connect with discrete
images of actual physical places.
This fruitful and enlightening exercise resulted in several distinct concepts for the redevelopment of the corridors.
The best aspects of these concepts were combined into a core design, establishing the basis for the vision diagrams
shown here. Two diagrams are shown. The first is simplified, and the second is more detailed, with each illustrating
the design vision in different ways.

The South Frederick Corridors Plan
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The simplified vision diagram illustrates three county regions of development character, a red area to the northeast
of I-270, an orange area to the southwest of I-270, and a purple area south of Ballenger Creek. For speculative and
informational planning purposes, a fourth region within the municipal boundary of the City of Frederick is also
identified. This area does not fall within the jurisdiction of Frederick County, and the purpose of including it in this
plan is discussed in more detail in section 1.2.
The red area is generally more urban in character, the orange area less so, with the purple area evoking more of a
modern industrial character. A network of exterior, publicly accessible, physical places is also identified, weaving
the red area together and providing key connections to the orange area. A green infrastructure network is identified
along major stream corridors containing a multi-use trail network, as well as optimal locations for parks and restored
natural features.
These core elements carry over to the detailed vision plan, which more specifically identifies a transportation network
as well as significant buildings and places. Each of the elements in the detailed vision plan is explained in depth in the
following section of this plan.
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Figure 2: Design Vision Concept Diagram
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Figure 3: Planning Levels

LEVEL 1: PLANNING AREA

LEVEL 2: SECTORS

SFC - South Frederick Corridors
- Speculative Planning Area Within the City of Frederick

SFT - South Frederick Triangle
BCE - Ballenger Creek East

*
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Design, planning, and implementation recommendations for the South Frederick Corridors, diagrammatically
illustrated in the preceding vision plans, are organized as a hierarchy of scales based on the specific built and unbuilt
geography of the planning area and the extent of influence that particular built features will have on that geography.
For example, while a transportation network establishes a framework for activities and the buildings that house
them, some elements of that framework serve to connect points regionally, some establish significant connections for
the entire planning area, while others interconnect smaller places within the planning area. Similarly, some land uses
may attract people from the broader region, while others are geared toward local residents and workers.
Therefore, managing the planning and design of the complex and differentiated builtscape of the South Frederick
Corridors is best enabled by employing a kind of hierarchical decomposition of its geography into various levels. Or
stated more simply, the most suitable approach to understand and plan for this large and complex place is to consider
it at various scales, from the scale of the entire builtscape to the scale of an individual building. It is common to
approach this task by effectively dissecting the complex and integrated system that constitutes a physical place into
its constituent parts, organizing plans around separate functional chapters, such as “transportation” or “landuse.”
However, this tends to prioritize the parts over the whole, ignoring the fundamental nature of place as a system of
integrated parts. A “hierarchical” approach, as is employed in this plan, helps to avoid this drawback by reducing the
planning task into more manageable elements while still maintaining focus on place as a system.
In Frederick County, the hierarchical planning strategy employed in the South Frederick Corridors Plan fills a significant
gap between the broad and regional focus of comprehensive planning as it’s been practiced, and the site and parcel
based focus of development review. Given the challenge of planning for expansive geographies, a tendency of
comprehensive planning has been to employ the tools of cartography to communicate design recommendations for
land use and transportation. This decidedly large scale, two-dimensional, and generalized approach is not well suited
to address place-based design at smaller scales related to user-experience, local network connectivity, and threedimensional factors. While these kinds of design issues emerge in the site plan and subdivision process, they are often,
by necessity, constrained by the boundaries of a specific application or parcel of land.

LEVEL: 3 DISTRICTS

LEVEL 4: SUBDISTRICTS

A - Evergreen Point
B - Crestwood Corridor
C - Lime Kiln

a. Guilford Park
b. Grove Square
c. Monocacy Square

The South Frederick Corridors Plan

d. Arundel Park
e. Central Crescent
f. Westview

g. West Bend
h. Industry Square
i. Buckeystown Buffer
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By planning for features of the builtscape that operate at various scales, from the entire planning area, to sectors
within the planning area, to districts and sub-districts within sectors, we more fully address the intricate and
interconnected fabric that forms the physical setting of our daily lives. Doing so increases the likelihood that
valuable physical places will emerge that possess a coherent framework while remaining diverse, vital, and
propitious. Additionally, from a land use perspective, these levels do not directly equate to land use designations on
the Comprehensive Plan Map. Rather, they provide a framework for thematically differentiating the function and
character of portions of the planning area.
As such, growth and development strategies described herein are organized into four levels. Level 1 extends to the
entire planning area and is referred to as the South Frederick Corridors, or SFC. Level 2 is composed of two sectors,
with Interstate 270 serving as the dividing line between the South Frederick Triangle on the east side of I-270 and
Ballenger Creek East on the west. Level 3 further divides each of these sectors into districts composed of Evergreen
Point, the Crestwood Corridor, and Lime Kiln. Level 4 divides each district into subdistricts composed of Guilford
Park, Grove Square, Station Square, Arundel Park, Central Crescent, Westview, West Bend, Industry Square, and
Buckeystown Buffer.
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