10 Managing Our Growth
Amendment
Status

This chapter establishes both the broad planning goals and the
targeted land use policies necessary to ensure that Frederick County’s
neighborhoods and communities can continue to grow and develop in
ways that improve the quality of life for all residents.

The

identification of Community Growth Areas, the institution of
Development Staging Principles and Mechanisms, and the definition

Goals, Policies,
Action Items

04/08/2010

Maps and
Graphics

04/08/2010

Background
Information

04/08/2010

and mapping of Land Use Designations are each discussed in this
chapter presenting a clear and understandable guide for current and
future elected officials, citizens, planners, and land developers.

A vision for managing our growth…
In a world of communities united by heritage, profession, economic status, or knowledge, Frederick
County residents share a critical common interest through the oldest of these community bonds –
geography. Our community is defined by its physical location and in this way its residents share
common advantages, common interests, and common challenges. The County’s many special places
- rural villages, historic neighborhoods, farms, mountain trails, urban parks, stream valleys, and
country churches – each contribute to the vitality of this community and provide structure, respite,
and value in our lives. This vision of Frederick County sees these many places not as escapes
from the challenges that face us, but as potential solutions as we grapple with the ever increasing
pressure to grow and develop.
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G OALS
MG-G-01 Establish plans and policies that consider Frederick County within the context of
the metropolitan region.
MG-G-02 Develop a consensus with municipalities to determine how much new residential
growth is desired in municipality-centered Community Growth Areas.
MG-G-03 Ensure that adequate infrastructure is provided – concurrently with development in order to accommodate long-term land use plans.
MG-G-04 Reduce non-rural development outside of Community Growth Areas while
maintaining opportunities for compatible agricultural support services and uses in
the Rural Communities.
MG-G-05 Manage land use planning and development in a manner that is compatible with the
conservation, protection, and enhancement of the County’s Green Infrastructure.
The design and layout of our communities will draw inspiration from – and not
suppress or subjugate - those natural features that define Frederick County.
MG-G-06 Increase the proportion – and ‘per acre’ unit density - of new residential
development occurring within Community Growth Areas while minimizing new
residential development outside of the County’s Community Growth Areas.
MG-G-07 Establish as a targeted goal for the development and redevelopment of lands within
Community Growth Areas, an average density of 7.5 residential dwellings/acre by
the year 2025.
MG-G-08 Increase the number of properties – both vacant and underdeveloped lands available for employment uses in order to support policies that emphasize the reuse
and revitalization of previously developed sites.
MG-G-09 Emphasize Mixed Use development within Community Growth Areas.
MG-G-10 Emphasize reinvestment in our growth areas by encouraging infill and
redevelopment projects which are compatible with existing neighborhoods and
districts.
MG-G-11 Facilitate the growth management strategy of increasing density in growth areas by
employing sound community design principles that enable comfortable, efficient,
and accessible communities.
MG-G-12 Support the desire of residents to live, work, and play in communities whose designs
are: inspired by the pattern and layout of traditional and neo- traditional
neighborhoods; nurturing of the distinct, locality-inspired character of Frederick
County; arranged according to the time-tested model of neighborhoods, districts,
and corridors; and, optimized to enable walking, biking, and the use of public transit
for personal transportation.
MG-G-13 Employ compact community design that supports the conservation of natural and
historic resources, reduces the consumption of energy, and results in the efficient
provision and use of community infrastructure.
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P OLICIES
MG-P-01

Size - and ultimately develop - Community Growth Areas in direct relationship to
infrastructure capacity, green infrastructure elements, and the relationship to
surrounding agricultural uses.

MG-P-02

Community Growth Areas are not to be extended into Priority Preservation Areas.

MG-P-03

Pursue redevelopment strategies as a way to minimize the need to expand existing
Community Growth Areas or establish new Community Growth Areas.

MG-P-04

Further expansion of the designated Rural Residential areas into the surrounding
Agricultural/Rural or Natural Resource designated areas is not permitted.

Policies regarding development type and character
MG-P-05

Locate and design development so as to foster the formation of communities that
respect Frederick County’s traditional growth patterns characterized by distinct and
clearly-defined neighborhoods and commercial districts, pedestrian and bicyclefriendly circulation patterns, and a vital mix of residential, business, and civic uses.

MG-P-06

Locate highest density commercial and employment centers around access to major
thoroughfares and public transportation systems and transit hubs.

MG-P-07

Facilitate development of Community Growth Areas to include a variety of local
employment opportunities in order to provide favorable conditions for residents to
live and work in their neighborhood or community.

MG-P-08

Encourage, and where appropriate regulate, redevelopment such that the design
character and functional traits of the existing adjacent neighborhoods or districts are
not diminished.

MG-P-09

Allow for flexibility throughout the development process to facilitate mixed-use
development patterns as well as to promote innovative design concepts that protect
and maintain environmental and cultural resources.

Policies to guide zoning decisions
MG-P-10

Incorporate existing and proposed residential zoning in Community Growth Areas
to allow for a minimum density of 3.5 dwellings/acre to maintain consistency with
the State’s Priority Funding Area criteria.

MG-P-11

In order to provide a disincentive to development occurring without municipal
annexation, lands within Municipal Growth Areas, but outside of current municipal
boundaries, should remain – or be rezoned to – ‘Agricultural’.

Policies related to infrastructure
MG-P-12

Public, community water and sewer service shall not be extended to properties
outside of a Community Growth Area.

MG-P-13

Include development staging plans that relate the pace of development to the
availability of community facilities and infrastructure as part of all community and
corridor plans.
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Policies related to employment and commercial development
MG-P-14

Limit the development or expansion of general commercial activities along US 15 to
land within Community Growth Areas.

MG-P-15

Industrial and general commercial development will be located within Community
Growth Areas or defined Employment Areas.

MG-P-16

Discourage ‘Strip Development’ - development in which each commercial
establishment is afforded direct vehicular access to a major thoroughfare.

MG-P-17

Design new commercial and employment development to promote the identity of
individual communities and reinforce traditional neighborhood design patterns
within the community.

MG-P-18

Locate major industrial areas where there is direct access to existing or planned
arterial or interstate highway facilities or freight rail facilities.

MG-P-19

Substantially limit development along major highway corridors such as I-270 and US
340 to those uses that maximize employment opportunities.

Policies regarding community design
MG-P-20

Organize public space - in the form of streets, plazas, parks, and squares - to
facilitate the social, economic, and civic activities within our communities.

MG-P-21

Locate neighborhood centers within walking or bicycling distance from a majority of
residences – and be transit-serviceable - to provide convenient access to a variety of
goods, services, and community activities.

MG-P-22

Maximize transportation network connectivity and enhance the design of new and
redeveloped communities by providing an interconnected street and transportation
network within and between new and existing development.

MG-P-23

Include a variety of housing types in all communities.

MG-P-24

While a variety of building types should be incorporated into the design of our
neighborhoods and communities, local vernacular forms shall be utilized and
respected during the land development process. The logical regularity of building
height, architectural articulation, yard setbacks, construction materials and
landscaping shall be informed by the character of traditional cities, towns and
villages throughout Central Maryland and Frederick County.

MG-P-25

Human scale will serve as the first - and primary - point of reference in the design of
communities and neighborhoods in Frederick County.

MG-P-26

Design development proposals in conformance with the Frederick County
Community Design Guidelines. These Community Design Guidelines are intended
to provide direction to land planners and designers that assists them in
implementing the policies contained within the Countywide Plan.

MG-P-27

Use every available regulatory and policy tool available to ensure that community
design issues are a high priority in the review of land development proposals.

MG-P-28

Place underground all utility lines located within any new development or
substantially redeveloped area of the County, where practicable.
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MG-P-29

Ensure that the day-to-day application of the County’s zoning, subdivision, adequate
public facilities, and other land development ordinances results in the creation of
distinct, diverse, compact, and interesting communities.

MG-P-30

Promote community design that creates places characterized by universal
accessibility for seniors and people with physical disabilities.

MG-P-31

Incorporate elements of Form-Based Codes in County Ordinances in instances
where this type of codification would result in regulations that more clearly and
effectively convey the intent of the standards.

MG-P-32

Promote low-impact, sustainable development practices such as: the use of noninvasive, native, and drought-tolerant landscaping; utilization of stormwater
management techniques that include natural drainage patterns and bio-retention
techniques; and, integration of energy-efficient site design and deployment of
energy-conserving building technologies including alternative energy sources.

S TATE V ISION AND P LANS
This chapter supports all of the State Visions.








Quality of Life and Sustainability
Public Participation
Growth Areas
Community Design
Infrastructure
Transportation
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Resource Conservation
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G ROWTH M ANAGEMENT IN F REDERICK C OUNTY
A functional long range planning document provides policy makers, citizens, and land owners
with the background, knowledge, and understanding necessary to make the informed decisions
that will create the communities of tomorrow. If this Comprehensive Plan is to successfully
serve as a basis for guiding planning decisions in Frederick County for the foreseeable future, it
must answer four fundamental questions about the growth that awaits us – and it must do so
clearly and without equivocation:

Where?
Where will future growth occur in Frederick County? The first question addressed in this
section of the Plan identifies the location of new and redeveloped neighborhoods and
communities and how this Plan may be used to identify the types of areas – as well as the
specific places – where growth is most appropriate. The Location of Growth provides both a
conceptual and literal map of the County’s future growth areas and looks at the geography of our
community from three vantage points – growth areas (The Community Plan), rural community and
agricultural vitality (The Agricultural and Rural Communities Plan), and natural and recreational
resources (The Green Infrastructure Plan).

What?
What form will new growth and development take? The second question addressed in this
section focuses upon those traits and characteristics that define the best of today’s communities
and serve as models for our future growth. A set of core Community Development Principles,
are described with an eye toward the ways in which this County evolved in the past. The
Characteristics of New Growth and Patterns of New Growth provide a recipe for the development of
vital, efficient and beautiful places in Frederick County.

When?
When and at what rate will new growth take place in the County? The third question wrestles
with the timing of new development. Issues related to the timing of new growth will have
impacts upon community finances, public services, and the quality of life of both residents and
employers. This section introduces the concept of Development Staging. Through the descriptions
of Staging Principles, a Priority Growth Tier system, and Staging Mechanisms, the County constructs a
means of managing the timing element at the comprehensive planning stage.

How?
How will new growth take form in both the existing neighborhoods and the new communities?
The final question looks squarely into the physical development of the County and provides a
valuable template for future growth and redevelopment. This section states clear directives and
policies about how the County may best work with its development partners to improve the
design, look, and feel of our existing and future neighborhoods and communities.
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T HE L OCATION OF G ROWTH
The question of where new growth and development will occur in Frederick County is of
primary importance to the many citizens, public officials, and landowners who rely on this Plan
to guide future land use decisions. In the section Identifying Community Growth Areas, this Plan
considers the characteristics of existing and future Community Growth Areas (CGA’s) while the
section entitled Types of Community Growth Areas discusses the key similarities - and differences between the County’s two kinds of growth centers: the Municipal Growth Areas (MGA’s) and
Unincorporated Growth Areas (UGA’s).
In order to demonstrate how the County intends to manage its future growth and development,
this section of the Plan also presents three fundamental vantage points from which to consider
the geography of future growth:

 Community View, which describes the location of the County’s designated centers for
development, ‘Community Growth Areas’;
 Agricultural and Rural Communities View, which describes how future growth will complement
the rural character of this traditionally agricultural county; and,
 Green Infrastructure View, a strategy for enhancing the critical links between our growth
centers, natural areas, and recreational assets.

I DENTIFYING C OMMUNITY G ROWTH A REAS
Although Community Growth Areas have been identified around municipalities and in existing
non-municipal communities, the County has carefully considered the opportunities and
constraints of focusing future growth in any given area before making these designations. For
example, municipalities such as Rosemont and Burkittsville are unlikely to support future growth
and development at a level commensurate with the infrastructure investment needed to support
such new growth. Neither of these communities is designated as Community Growth Areas in
this Plan. By the same token, many of the county’s smaller unincorporated Rural Communities
are ill positioned to accommodate the requirements of intensive residential development and are
similarly not well suited for designation as Community Growth Areas.
A key step in the process of determining Frederick County’s Community Growth Areas
considered the appropriate criteria for making sound decisions regarding where growth will
occur. Criteria used to identify Community Growth Areas are:

Character
Community Growth Areas should be designated across a broad range of the County’s cities,
towns, and villages. Frederick County residents – and the developers who will make substantial
investments in developing the neighborhoods of the future – will demand variety in the places
they choose to call home. In determining where our most intensive future growth will occur, the
County has aimed for the designation of a broad range of community types seeking the diverse
physical and social character inherent in the best communities in America.
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10-7

10 Managing Our Growth

FREDERICK COUNTY'S FUTURE

Location
Several factors have influenced the location of Community Growth Areas in this Countywide
Comprehensive Plan, but chief among these are community identity, transportation access, and
availability/cost of facilities and services.

 Facilities and Services – While a basic tenet of Smart Growth dictates that new growth and
redevelopment should occur in existing communities, the fiscal and technical reality often
interferes. If existing infrastructure in a community can be affordably and practically
improved or expanded to accommodate growth, the community has been identified as a
potential growth area. If the development of new infrastructure can reasonably be expected
to be provided cost-effectively and efficiently in a new planned community or growth area,
these too have been looked upon as a potential Community Growth Area.
 Transportation Access – With an interstate highway network struggling to meet current
demands and a metropolitan region-wide transit system severely under built to
accommodate current commuting patterns, transportation access has been a key component
in the decision to designate Community Growth Areas.
 Community Identity – The County has considered the impacts of future growth on the
character of its existing communities as well as upon the surrounding rural landscapes.
While growth brings with it some elements of change, it cannot be argued that to allow
development to proceed in outlying rural lands will forever alter the ability of those areas to
support a viable agricultural economy, create burdens upon our sensitive natural systems,
and severely degrade the aesthetic and spiritual nature of these place-defining landscapes.
Scale
The scale of Community Growth Areas identified in this Plan is varied in order to accommodate
both the need to respect existing settlement patterns as well as the need to remain open to
changes in the marketplace. Several factors influence the planned size and scale of Community
Growth Areas including historical development patterns, transportation access, and ability of
infrastructural systems to serve these communities. Some communities will find great difficulty
in providing adequate water while others will remain relatively inaccessible given current
transportation networks. Where one community finds its future expansion blocked by natural
features another may find that its locational advantages spur intensive and compact
development. Ultimately, the County will strive to maintain communities of various sizes if only
to allow the traditional townscape pattern to be maintained.

Spread and Distribution
The original ‘Community Concept’, as articulated in previous County Comprehensive Plans,
designated growth areas in a hierarchy of regional, district, and rural communities. This system
produced a map of well-distributed growth centers spread throughout the County, favoring no
one region over another. While this democratic approach mirrored, in many cases, the
delineation of the regions as originally conceived, it did not necessarily convey a sense of
prioritization in the choice of potential growth areas. In this Plan the County has diminished the
importance of regional distribution and instead ensured that there is sufficient geographic
distribution of the Community Growth Areas to accommodate locational choice in the
marketplace.
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T YPES

OF

C OMMUNITY G ROWTH A REAS

This Plan identifies two types of Community Growth Areas (CGA’s). These distinctions will not
necessarily limit the expected or ultimate characteristics of the CGA’s such as population range,
mix of land uses, functionality, availability of services, access to infrastructure, or physical scale.
Instead the two types of growth areas listed below will provide a framework for understanding
the existing conditions in each of the growth areas and allow the development of policies,
guidelines, and regulations that will be more responsive to the specific issues present in each
case.

Municipal Growth Area
A Municipal Growth Area is the prevalent type of growth area designated in the County and
would include a municipality and its environs planned for future growth. While the County
would maintain short-term control over those areas adjacent to the municipalities, the land use
control would eventually be ceded to the municipal government at the time of annexation. In
other situations, particularly in the areas surrounding the City of Frederick, the County may
retain control over development not identified within the City’s own municipal growth area.
Municipal Growth Areas:
Brunswick, Emmitsburg, Frederick, Middletown, Mount Airy, Myersville, New Market,
Thurmont, Walkersville, & Woodsboro

Unincorporated Growth Area
An Unincorporated Growth Area is identified in a non-municipal community (such as
Libertytown, Jefferson or Linganore) where the County is responsible for public infrastructure
such as water and sewer service, as well as primary land use regulations such as zoning. An
Unincorporated Growth Areas might also be designated in places considered transition areas –
places not traditionally thought of as communities, but having some potential for evolving into
employment centers, mixed use transit corridors, or new residential neighborhoods. Transition
Areas may include under-developed commercial corridors and former industrial lands that would
benefit greatly from the targeted physical planning efforts as part of a corridor planning process.
Unincorporated Growth Areas - Communities:






Adamstown
Ballenger Creek
Buckeystown
Fountaindale






Jefferson
Libertytown
Linganore
Monrovia

 Point of Rocks
 Spring
Ridge/Bartonsville
 Urbana

Unincorporated Growth Areas - Areas in Transition:

 Eastalco Employment Area
 MD 85/MD 355 Commercial Triangle
 MD 85 Employment Corridor (between
I-270 and English Muffin Way)
 MD 180/Jefferson Technology Park
(between I-70 and Mt. Zion Road)

 I-270 Employment Corridor
 Old National Pike East (Meadow Road
to New Market)
 Old National Pike West (Frederick City
to Meadow Road)
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T HE C OMMUNITY V IEW
Building upon the ‘Community Concept’ developed and refined in County plans since the
1970’s, this Plan seeks to establish an improved framework for identifying the location,
configuration, and character of the places in Frederick County that will accommodate future
growth and development in distinct, geographically-defined areas. The most intensive residential
and employment growth – as well as the infrastructure needed to support such development –
will be directed to growth areas, leaving much of the County’s agricultural and natural landscapes
intact for future generations.
The Community View framework - much like the Community Concept framework before it –
focuses on the creation of distinct communities that foster:






safe, healthy, and vital neighborhoods;
robust systems of public facilities and infrastructure;
ample and convenient connections to parks, trails and natural landscapes; and,
excellence in design and efficiency.

Simply put, Frederick County’s future growth and development will occur within, and proximate
to, existing communities. Cities and towns like Frederick, Brunswick, and Thurmont - as well as
unincorporated settlements such as Libertytown and Jefferson - will continue to grow and thrive
in future years providing ample growth and redevelopment opportunities. The County, and its
municipal partners, will focus the public and private resources necessary to make certain that
such growth occurs only as the infrastructure needed to support it is available.
The Municipal and Unincorporated Growth Areas and will be the focus of County efforts to:

 Provide for the development, refurbishing, and maintenance of the physical and social
infrastructure necessary to sustain communities;
 Establish detailed plans for the orderly development of these places;
 Create and nurture vital and healthy mixed use neighborhoods;
 Provide creative, clear, and fair regulations and guides for use by our place-making partners
in the development community;
 Establish a Green Infrastructure linking neighborhoods, parks, natural features, through an
interconnected system of trails, waterways, and natural corridors; and
 Concentrate available community fiscal and other resources with the intent of creating welldesigned, well-serviced, efficient, safe, accessible, and – above all – interesting places where
residents will want to live, work, and play.
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AND

R URAL C OMMUNITIES V IEW

The County’s rural, agricultural landscapes and small crossroads villages are significant features
of our heritage and our economy. Where growth is planned to occur in Frederick County, great
care should taken to maintain the character and integrity of our rural communities, protect
agriculturally significant lands, and provide the land use opportunities for farmers and other rural
residents to thrive economically without abandoning the practice of agriculture or degrading the
cultural and environmental qualities of rural places.

Rural Communities
Rural Communities are small, compact villages located throughout the County in the agricultural
areas generally comprising homes, a church or other community organization, and on occasion,
some small businesses. These communities, often located at the intersection of rural highways,
developed in large part, prior to the twentieth century as centralized locations for area farmers to
meet and trade.
Given the deep roots of these communities in the history of Frederick County, this Plan
maintains the land use designation - Rural Community - for these identifiable places. While these
Rural Communities are not identified as Community Growth Areas, this designation
acknowledges that limited, and mostly residential, growth may continue to occur in these villages
as infill development. Private well and septic systems are the intended means of providing the
infrastructure necessary to service existing, and any additional, homes or small businesses.
Agricultural support businesses such as farm equipment repair, farmer’s supply stores, and feed and
grain operations are critical to the farming community, providing access to needed materials,
equipment, and ultimately, access to markets beyond the borders of the County. Rural Communities
often provide advantageous locations for these types of uses and should be accommodated where
feasible.

Rural Communities:
Araby
Blue Ridge Summit
Burkittsville
Catoctin Furnace
Creagerstown
Doubs

Feagaville
Flint Hill
Foxville
Graceham
Hopeland
Hyattstown

Ijamsville
Johnsville
Knoxville
Lewistown
Mount Pleasant
Mountaindale

New London
New Midway
Petersville
Rocky Ridge
Rosemont
Sabillasville

Saint Anthony
Unionville
Wolfsville

Priority Preservation Areas
The County’s Priority Preservation Areas (PPA’s) have been identified in areas to create a greater
focus for agricultural preservation. The five areas designated are based on existing blocks of
agricultural preservation easements, prime farmland soils, and where large, 100+ acre, parcels
exist. Where a PPA adjoins a Community Growth Area boundary they will function as a
greenbelt.
To maintain the permanence and function of the PPA’s where they adjoin a Community Growth
Area it is important that the CGA boundary be located to accommodate long-term growth
needs. If a CGA is too small then there will be pressure to expand into an adjacent PPA.
CGA’s and PPA’s are conceived of as complementary land use concepts that, when deployed
and implemented in tandem, will allow the County to grow and develop without compromising
the history, culture, and economic vitality of its agricultural lands.
10-12
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G REEN I NFRASTRUCTURE V IEW
This Plan element addresses the County’s network of natural resources and protected lands and
the ways in which this network is protected from encroaching development while maintaining
critical natural and recreational linkages to our Community Growth Areas. This Green
Infrastructure is no less valuable to the success of a community than its roads, sewers, or
schools.
If our Green Infrastructure is treated as an afterthought in the planning process, the County’s
Community Growth Areas will fail to be truly livable places. The following principles will insure
that our cities, towns and villages remain connected to the surrounding natural world.

Connect People to Places
The design and development of our Community Growth Areas shall provide multiple ways in
which residents and visitors may gain access to parks, open spaces, and natural areas. Multi-use
trails, sidewalks, bicycle paths/lanes, streets, and public transit services must be planned and
maintained in a way that provides convenient, intuitive, and proximate access to our Green
Infrastructure. Linkages between communities via multi-use trails, greenways, or habitat
corridors will serve to connect Community Growth Areas for environmental, recreational, and
transportation purposes.

Bring People to the Resources
We cannot value resources that we do not know to exist. To encourage individual – and
community – stewardship of our natural areas, our Community Growth Areas must be planned
not just to protect natural features, but to open and expose them to potential stewards.

Showcase Green Elements in Neighborhood Design
People do not need to be told to visit a forested hillside, a shaded stream bank, or a quiet trail.
These places should become focal points of neighborhood and community design. Playing
fields, community gardens, pocket parks, and urban streams are examples of green elements that
should be showcased as neighborhood focal points and every effort should be made to integrate
these places into the fabric of everyday life in our Growth Areas.

Respect Natural Boundaries
Community Growth Area boundaries should be established in a way that does not adversely
impact a natural feature. While it is critical for our compact, high-density neighborhoods and
town centers to include green elements, the built environment should not extend beyond the
physical limits and inherent natural capacity of our landscapes to absorb and survive such
growth.
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C OMMUNITY D EVELOPMENT P RINCIPLES
A series of core Community Development Principles will guide County leaders as they lay the
groundwork for the new growth that will physically, socially, and economically define this
community in the future. These principles do not reflect a passing fad or follow on the heels of a
popular notion that may change tomorrow. Instead, these principles build upon the accrued
knowledge of planners, builders, economists, engineers, businessmen and citizens, to help us
make better places.
In the Characteristics of New Growth this Plan establishes five traits of community growth that will
become the reference point for all new development in the County. The section describing
Patterns of New Growth highlights three alternative growth models to the prevailing pattern of low
density land uses, greenfield development, automobile oriented layouts, piecemeal development
of land, branching street systems, and separation of land uses.

T HE C HARACTERISTICS

OF

N EW G ROWTH

Characteristic I. Density of Development
New growth in the County shall occur at densities that support a broad range of daily
activities in a compact, human-scaled, and well-designed place.
Development density - at a level at least as intensive as that put forward by Maryland’s Smart
Growth policies – can allow Frederick County to grow and develop without the associated
impact upon our natural and agricultural landscapes and avoid the sprawl development pattern
that is prevalent in lower density development areas.

 The social, environmental, and economic benefits of higher density development can be
enjoyed in both new neighborhoods and those that are redeveloped.
 Amenities that would otherwise be unaffordable and unavailable to a broad range of
citizens can be supported in denser neighborhoods since the associated costs of such
amenities can be shared by a greater number of users.
 Shops, services, restaurants, parks, and other hallmarks of vital neighborhoods, can be
developed – through higher densities - in close proximity to one another.
 Higher development densities support efficient street layouts, pedestrian networks, and
convenient transit services.
Characteristic II. Mix of Land Uses
New growth in the County shall incorporate a mix of uses, placing homes, shops,
offices, schools, civic activities, and parks in close proximity to one another.
Whether it’s the traditional apartment over a neighborhood shop, or a block of contemporary
live-work units, the County will take the necessary steps to facilitate mixed use development as
part of new developments and with redevelopment opportunities.
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 A mixture of compatible and interrelated uses in newly developed or redeveloped
neighborhoods provides opportunities for residents to live, work, and play in a compact
geographic area minimizing the need to depend on the automobile.
 Mixed use projects provide a valuable economic benefit to businesses that can flourish
given the proximity of nearby customers.
 A mix of uses can ensure that activities occur throughout the day and not simply during
business hours (in the case of a dedicated business area) or morning/evening time (in the
case of residential neighborhoods).
Characteristic III. Sense of Place and Community
Support the development of recognizable places that create a strong civic identity,
foster excellent design, provide community civic-focused facilities like schools and
libraries, encourage pedestrian activity, and promote human interaction.
The creation of unique and identifiable places cannot be reduced to a formula, nor can the
building of a true community be left to chance. As we seek the development of new
neighborhoods - and the revitalization of older ones - the County will work to ensure that this
new growth maintains the unique identity and character of our communities.

 Frederick County must at all times be cognizant of the impact of development decisions not
just upon the safety, efficiency and utility of a new community, but upon its sense of place
as perceived by those who will live, work and play within its boundaries.
 While there are economic benefits to the standardization and mass production of housing
and commercial buildings, the aesthetic cost is often boring and monotonous architecture.
The architecture of our new communities shall maintain a special relationship to the place
in which it is located
 The County shall pursue the building - or re-building - of community facilities within the
central part of the communities to provide a civic focus and identity.
Characteristic IV. Function and Efficiency
Pursue the efficient and wise use of our limited land and fiscal resources by directing
new development into existing communities and by coordinating the physical
planning and development of greenfield sites when such development is deemed
appropriate.
While both function and efficiency have played a primary role in the development of past
communities in the County, the new realities of economics, environment, and energy will bring a
sharpened focus to this characteristic of our new growth. Increased development density, the
deployment of the most efficient infrastructural systems, and seeking to maximize the use of
public and private facilities will all contribute to the development of more efficient and
functional communities.
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 The prevalent, piecemeal land development process often results in the creation of
unnecessary and inefficient fractures in the physical layout of growth centers. The County
must create an appropriate physical framework within Community Growth Areas - through
its Community and Corridors Plans - so that new development is physically and functionally
connected to existing, and future, development.
 It is imperative that new growth be considerate not just of the up-front cost of
improvements in community infrastructure but the longer-term costs to maintain and
replace this infrastructure as well.
 Whenever feasible, long-term savings shall trump short-term expedience in the provision of
public facilities.
 As we seek to reduce our reliance upon unsustainable energy resources, our new growth
should lead the way through the use of renewable energy, the re-use of existing land,
buildings and materials, and the establishment of regulations and covenants that do not
restrict the deployment of energy-saving or energy-harvesting technologies.
 Within Community Growth Areas, single-use zoning shall be used judiciously and with
great care so as to minimize the fracturing of neighborhoods and other activity centers.
Characteristic V. Accessibility
Support a physical framework for communities that facilitate convenient and
universal access to jobs, shopping, schools, and community services that is not solely
dependant on the automobile.
 Support compact growth areas with increased residential and commercial/employment
density, which can support greater public transportation use.
 A broader range of housing types shall be accessible to citizens of various economic means
and life situations as a result of higher density, mixed use communities.
 Create an interconnected street network within and between new and existing
neighborhoods that supports safe and convenient bicycle and pedestrian access to schools,
shopping, and jobs.

T HE P ATTERNS

OF

N EW G ROWTH

Development patterns are characteristic arrangements of buildings, infrastructure, and land use
that reflect a particular set of social and material conditions. In a very real way, our lives are
shaped by these patterns which dictate where we live and work, what kinds of activities may or
may not take place in a given location, and how we access jobs, shopping, and community
services.
Prevailing development patterns are characterized by low density land uses, greenfield
development, standardized architecture, automobile oriented layouts, disconnected street
networks, and the separation of land uses. Taken as a whole, the end result can present a
seemingly disorganized community layout and a marginalized status for the local community
amenities of walkability, variety, public space, and aesthetics.

10-18

Comprehensive Plan for Frederick County, MD - Adopted April 2010

FREDERICK COUNTY'S FUTURE

Managing Our Growth 10

In response to the need for a new way to manage future growth in the County – and to foster
the continued redevelopment of existing growth centers – the following alternatives have
emerged that provide sound models for new development and redevelopment in the County.

Traditional Neighborhood Design (TND)
Traditional neighborhood design is a modern approach to the form of growth that draws from
the physical forms of community layout historically employed, not only in pre-industrial
America, but throughout the history of town building. The fundamental building block of this
approach is the neighborhood.
The term "neighborhood" has many meanings and uses, and includes geographic, social, and
perceptual elements. It can be used to refer to the small group of houses in the immediate
vicinity of one's house or to a larger area with similar housing types and market values. It is used
to describe an area surrounding a local institution such as a church or school and it can be
defined by political boundaries or physical features such as roads or stream corridors.
Individuals often base their definition of a neighborhood on the mental map they conjure when
thinking about physical landmarks and personal associations in their daily lives whereas planners
and policy makers may have legal or bureaucratic criteria for identifying neighborhoods.
All of these definitions are valid and meaningful however, the resulting physical appearance of
each definition can be very different. Therefore, in terms of visualizing an alternative
development pattern, consensus must be reached regarding the physical configuration of
neighborhoods.
The Traditional Neighborhood Design approach offers a basis for agreement about the
principles that should govern the physical form of neighborhoods. These principles include a
shift in focus from the automobile to the pedestrian, from single use to mixed land uses, from
generic, mass produced architecture to unique, locally inspired architecture, and from
disconnected street patterns to an interconnected street network.
Traditional Neighborhood Design dictates that an overarching and comprehensive physical plan
be employed that uses a model of ‘central place organization’ – a model that is based on defined
edges and a hierarchy of centers, rather than collections of subdivisions. Some of the principles
that influence the traditional neighborhood design approach are as follows:

 Neighborhoods have centers anchored by elements such as public squares, greens,
commercial or institutional landmarks, or a significant intersection or crossroads from
which transit can be accessed.
 Within a five-minute walk of a neighborhood center, land is developed at higher densities to
provide convenient pedestrian connections between residences and other land uses.
 Neighborhoods are host to a rich variety of dwelling types to serve a broad range of
household incomes and lifestyles.
 A complementary mix of land uses, consisting of various types of shops, offices, and civic
facilities, are the norm in a traditional neighborhood.
 Centrally-located parks and open spaces are integrated into neighborhoods and are not
relegated to the geographical periphery.
 Streets within a neighborhood form an interconnected network, which disperses traffic and
provides more direct pedestrian and bicycle access to any given destination.
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 Neighborhood streets are relatively narrow and shaded by rows of trees, effectively slowing
traffic and creating an environment suitable for pedestrians and bicycles.
 Buildings in a neighborhood center are situated close to the street, creating a well-defined
‘outdoor room’.
 Parking lots and garage doors rarely face the street. Parking is relegated to the rear of
buildings and typically accessed by alleys.
 Certain prominent sites at the termination of street vistas or in the neighborhood center are
reserved for civic buildings such as schools, libraries, and government buildings. These
locations help to create an identity and sense of place for the surrounding community.
Traditional neighborhood design is a model of planning the form of new growth that can be
implemented in many different ways. If executed on open land within a community growth area,
it is a form of greenfield development. Two other ways of employing this development pattern
is through redevelopment, and Transit Oriented Development.

Infill and Redevelopment
Historically, the emphasis in the County has been on how best to manage and accommodate
new development and not on how to redevelop what has already been built. This is clearly
demonstrated by the manner in which growth boundaries have readily accommodated expansion
into vacant lands surrounding existing communities. Indeed, growth management in the County
has, in large part, been implemented through the use of these growth boundaries, the stated
purpose of which has been to contain development around existing built-up areas and thereby
preserve rural land. However, this strategy has largely resulted in what is referred to as
"greenfield" development - the expansion of new development into vacant rural land around the
periphery of a growth area.
It is in relation to this issue that redevelopment gains relevance in planning Frederick County's
future - not simply as a remedy for blight, but as a method of providing for future growth that
can maintain compact community growth areas and in turn better preserve the County’s
agricultural and rural lands. Rather than solely emphasize the development of rural land around
the periphery of the community growth areas, the demand for more residential and employment
development should also be accommodated through infill of vacant parcels and redevelopment
of existing built-up areas. Redevelopment also provides an opportunity to create mixed used
areas that were previously developed for a single use.
Redevelopment is the process of changing existing uses, buildings, or lands that have previously
been developed. When existing development is no longer supportive of the needs of a
community because of changes such as economic or demographic shifts, or the functional
obsolescence or deterioration of buildings and structures, redevelopment is often undertaken to
restore value to the land.
An infill development approach concentrates on finding opportunities to maximize the
utilization of land through any or all of the following: the rehabilitation of existing buildings; the
construction of new buildings on vacant lots; or, the selective replacement of buildings that are
beyond salvage or functionally obsolete. In this sense, the physical "neighborhood fabric" composed of patterns of such things as building massing and street layout - may be kept intact.
Any redevelopment, be it new construction, rehabilitation, or demolition and replacement,
essentially "fills in" or extends the patterns in the existing community.
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Redevelopment can also be undertaken, not just as infill to an existing collection of buildings,
but as a wholesale conversion in the uses, street patterns, and structures located along a corridor
or in a larger district or planning area. Aging commercial corridors, light industrial districts, and
obsolete institutional sites can all lend themselves to this type of larger scale redevelopment
process. Identification by the County of Priority Redevelopment Areas may present an
opportunity to channel growth into previously developed corridors and communities by
providing incentives to developers seeking approvals for such projects. For example, projects
occurring in a designated Priority Redevelopment Area might enjoy an expedited approval
process or alternative APFO requirements that work to lessen the burden of developing a
previously improved property.
Often many years in the making – and closely following a master physical development plan –
focused infill and redevelopment activity can result in the rebirth of neighborhoods, sites or
corridors, re-imagined and reconfigured in forms relevant and useful in today’s economic and
social climate.

Transit Oriented Development (TOD)
Another alternative development pattern is the concentration of development surrounding
transit stations. A TOD is a concentration of mixed-uses with an emphasis on residential within
walking distance of a fixed rail system transit station. The primary focus is to support greater use
of public transportation by locating higher density residential and employment uses, typically
within a ½ mile radius of a transit station. TOD can occur as redevelopment or on greenfields,
but always involves a planned approach that is centered around a transit station.
Design measures are also employed to enhance the use of transit. For example, streets are laid
out to maximize access from all parts of the development using an interconnected pattern.
Streets that are attractive, convenient, and safe for pedestrians and bicyclists will increase the
likelihood of walking or bicycling. Buildings that are located close to the street with entrances
directly connected to the public walkway and retail located on the ground level with businesses
and housing above, add to the perception of safety and creation of interest.
Short term opportunities for implementing TOD in Frederick exist around the County’s four
MARC stations. While the Brunswick and Frederick MARC Stations are within municipalities
and outside the purview of the County, the Monocacy and Point of Rocks MARC Stations are
not. With a sizeable residential community surrounding the Point of Rocks station and a rapidly
intensifying commercial corridor bounding the Monocacy site, there may be opportunities for
enhancing and amplifying the TOD potential at these two locations currently under County
regulatory control. While the current focus of the MARC service is to provide southbound
service in the AM and northbound service in the PM – essentially one-way commuter service –
Transit Oriented Development would be most successful with, and may indeed help to
encourage, two-way service between Frederick County and points south such as Gaithersburg,
Rockville, and Washington, DC.
A longer term opportunity for implementing TOD may emerge in the Urbana community and
the I-270 Employment Corridor. This Plan maintains a planned transitway alignment along the
east side of I-270 terminating either at the Monocacy MARC station or in downtown Frederick.
The transitway within Frederick County would be an extension of Montgomery County’s
Corridor Cities Transitway (CCT) that is planned to connect the Shady Grove Metro station with
Gaithersburg, Germantown, and Clarksburg. The CCT has been included in the State’s I270/US 15 Multi-Modal Study that addresses highway widening and improvements to I-270 and

Comprehensive Plan for Frederick County, MD - Adopted April 2010

10-21

10 Managing Our Growth

FREDERICK COUNTY'S FUTURE

US 15 and transit improvements including the CCT. The transit modes under consideration
include Light Rail Transit (LRT) and Bus Rapid Transit (BRT), both operating on a fixed
guideway alignment with stations at regular intervals.
This Plan identifies several transit station locations within the I-270 Employment Corridor and
the Urbana community that would provide opportunities for TOD. However, the Frederick
portion of the tranistway will be a very long-term project, perhaps beyond 20 years that will
make it difficult to support TOD for development occurring now.

D EVELOPMENT S TAGING
This Plan proposes to include a Development Staging framework that will be used to manage
the timing of growth and development at the comprehensive planning level rather then solely
fostering a reliance on the County’s development review process to accomplish this important
planning goal. This Development Staging framework will be used during subsequent community
plan and corridor plan updates in an effort to more closely link the timing of development with
the provision of adequate infrastructure and community facilities and to ensure the most
effective and orderly expansion of our neighborhoods and communities within the County’s
Community Growth Areas. These staging concepts would apply primarily to the unincorporated
growth areas where the County controls zoning, the development review process, and the
provision of public water and sewer services. Within municipal growth areas, the primary staging
tool is the annexation process itself, which is under the control of the individual municipalities.
Through its Staging Principles, the County establishes broad policies for managing the timing
of growth and development. Through the application of its Priority Growth Tier designations,
the County may clearly link its policies to the available tools via the Community and Corridor
Plans. And finally, in its Staging Mechanisms, the County describes the various timing tools
available to manage its growth.

S TAGING P RINCIPLES
The following general Staging Principles provide a framework within which the County can
develop a more detailed – and parcel specific – set of development staging policies as individual
community and corridor plans are prepared.

Principle #1 – Coordination of development with public facilities and infrastructure
at the comprehensive planning stage
Managing the timing and funding of infrastructure is necessary to support the best and most
efficient development of designated growth areas. This shall be done as part of the
comprehensive planning process in order to provide a high degree of predictability as to when
and where this development would occur.
Significant infrastructure needs - including but not limited to water and sewer service, schools,
roads, parks, and public safety facilities – shall be identified in the appropriate long range
planning documents.
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The County recognizes the need to identify a sufficient amount – a critical mass - of developable
land in a given community growth area in order to facilitate the provision of infrastructure
improvements. The scale and intensity of development in these areas must be planned such that
the costs to develop and maintain the infrastructure can be reasonably borne by the
development.

Principle #2 – Funding for infrastructure improvements
This Plan recognizes the responsibilities of both the County and the land development
community to provide the funding necessary for infrastructure improvements in Community
Growth Areas.
This Plan also recognizes that County approval for development in the Community Growth
Areas is conditioned on the ability of land developers to fund a significant portion of the cost for
infrastructure improvements and that developers should identify funding mechanisms and
sources.

Principle #3 – Public water and sewer infrastructure
The County is committed to establishing planning consistency between the water and sewer
system capacities and the overall development capacity of individual community growth areas.
These efforts shall be coordinated as well with Countywide growth and development potential
so that public services and facilities can be made sufficient to serve both residents and
employers.
Key elements of community infrastructure shall be planned – and constructed – during the build
out of community growth areas, with the understanding that current community growth
boundaries may, in future generations, expand beyond those currently envisioned.
The County shall incorporate into its infrastructure planning efforts - and preserve during the
engineering and construction of such systems and facilities - the opportunity to provide
additional water and sewer capacities beyond those necessary to serve current or short-term
needs.

Principle #4 – Balance residential and employment development
Assuring the provision of infrastructure that provides for predictable and planned development
opportunities for both residential and employment uses throughout the life of this Plan - and
beyond – is critical as the County strives to provide an equitable allocation to both job and
housing sectors.
The County’s growth staging policies and tools should respond to varying short and long term
demands for residential and employment development and should be used to focus the limited
collective resources of the County and the land development community to create high quality,
well-balanced, vital neighborhoods and communities.
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T HE P RIORITY G ROWTH T IER S YSTEM
In considering the many complex and necessary mechanisms by which planners, land owners,
developers and elected officials may exercise control over the staging of development, the
following Priority Growth Tier (PGT) system is presented as a guidance tool for establishing the
preferred order in which development would occur within the County’s Community Growth
Areas. The system also serves as a framework for additional, or alternative, development staging
policies that may develop during the life of this planning document.
Examples might include:

 Reference to the Priority Growth Tier could be used when considering an application for a
floating zone or overlay zoning designation within an area slated for growth (Planned Unit
Development PUD or Mixed Use Development MXD);
 Incorporation into future regulations of preferences – or preconditions – regarding a
parcel’s Priority Growth Tier designation in order to steer such development into preferred
areas or to prevent extensive ‘leap-frog’ development;
 The Priority Growth Tier may also be considered as part of revisions to other planning
tools – such as the Adequate Public Facilities Ordinance – in order to create incentives and
encourage development or redevelopment in appropriate areas.
The application of a Priority Growth Tier (PGT) system would occur as part of the County’s
community and corridor plan updates and would result in the mapping of PGT’s to specific
properties based on the ability to serve those properties with adequate facilities and services. As
a non-regulatory staging mechanism the PGT concept could also be used to identify the specific
infrastructure needs necessary for a property to progress to a higher tier, and thereby assume a
higher priority in the County’s land development plans.
An outline and brief description of the Tiers:

Priority Growth Tier 1
Character of Growth:

Primarily Infill and Redevelopment of vacant or underdeveloped lands and
structures

Infrastructure:

Existing and adequate (or easily upgraded) infrastructure.

Timeframe:

Now to 6 years (consistent w/ CIP)

Application:

Properties within current municipal boundaries or within, or immediately
adjacent to, previously developed lands in County Growth Area Communities.
Includes Priority Redevelopment Areas. Will have existing zoning.
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Priority Growth Tier 2
Character of Growth:

Undeveloped lands utilizing proposed infrastructure.

Infrastructure:

Not presently served or adequate, but planned

Timeframe:

Mid term, 10-20 years

Application:

Most likely in planned annexation areas of municipalities and in planned
unincorporated County Growth Area Communities

Priority Growth Tier 3
Character of Growth:

Maintain current agriculture and/or open space lands. Land Banking for future
generations.

Infrastructure:

Neither currently served nor planned

Timeframe:

Long term, beyond 20-year timeframe of this Plan

Application:

Within Growth Area Communities (municipal or unincorporated) but within a
Future Growth Area i.e. designated Agricultural/Rural.

S TAGING M ECHANISMS
Staging Mechanisms are the primary tools used to ensure that development activity does not
outpace the ability to adequately serve it with critical services. These mechanisms can employ
either regulatory devices or planning level strategies to determine when development should
occur relative to the availability of infrastructure and community facilities. The regulatory
means, which act as staging mechanisms to control the timing of planned development, are
generally employed once a property is proceeding through the development review process.
Planning level strategies, such as the establishment of Community Growth Areas, the application
of land use plan designations, or the identification of Priority Growth Tiers, seek to establish
staging mechanisms well before the development review process. A summary of the
Development Staging Mechanisms follows:

Community Growth Area
The delineation of Community Growth Areas (CGA’s) is the first step in development staging.
Properties falling within a Community Growth Area are expected to develop at some point in
the future. The CGA boundary is not meant to delineate an ultimate limit for development but is
generally sized to accommodate projected residential, commercial, and employment needs for
period of approximately 20 years.
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Land Use Plan Designation
A second planning strategy that serves as a development staging mechanism is the application of
a land use plan designation. This strategy may be used within Community Growth Areas to
differentiate between properties expected to develop within the time horizon of the
Comprehensive Plan (approximately 20 years) versus properties that may be considered for
development in the future. The application of a land use plan designation other than
Agricultural/Rural, such as residential, commercial, industrial, or institutional would generally
indicate that development would be appropriate on those properties within a 20-year timeframe
subject to completion of other staging mechanisms.
To indicate development timing beyond a 20-year timeframe the County uses the term ‘Future
Growth Area’ term to describe properties within a CGA but designated Agricultural/Rural. This
reference identifies appropriate growth needs beyond 20 years in order to provide some
predictability as to where future growth will occur when adequate infrastructure and community
facilities are available to serve those properties.
The following Land Use Plan Designations are used in this Plan to illustrate the general pattern
of land uses in Frederick County:
Mixed Use Designations

Village Center- The intent of this designation is to accommodate a mix of low intensity
commercial uses and residential uses within existing communities.
Mixed Use Development - The intent of this new designation is to accommodate a mix of
medium to high intensity commercial, civic, employment, and residential uses within new and
existing Community Growth Areas.
Residential Designations

High Density Residential - The intent of this designation is to provide for multi-family and other
attached housing and to encourage opportunities for moderate priced residences. This designation
represents the most dense residential land use pattern in the growth areas at a density range of from
12 – 20 dwellings/acre with public water and sewer service.
Medium Density Residential - This designation would serve to accommodate attached dwellings
such as townhouses as well as smaller detached homes at a density of from 6 – 12 dwellings/acre
with public water and sewer service.
Low Density Residential - This designation is applied only within Community Growth Areas
(CGA) and represents the least dense residential land use pattern in the growth areas at a density
range of from 3 – 6 dwellings/acre with public water and sewer service.
Employment Designations

Office/Research - The intent of this designation is to support business, professional, and
corporate office uses as well as research and development uses typically as part of a campus style
development. This designation is primarily applied on properties that have visibility from interstate
highways and are in close proximity to interstate highway interchanges.
General Commercial - The General Commercial designation provides for general retail, smallscale office and business/personal service uses.
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Limited Industrial - This designation provides opportunities for warehousing, wholesaling, and
limited manufacturing uses in addition to corporate office and research/development uses. These
areas should have close access to the arterial highway network.
General Industrial - This designation supports heavy industrial and manufacturing uses in addition
to uses typical in Limited Industrial developments. The potential high intensity of these uses dictates
their general separation from residential uses.
Mineral Mining - This designation is primarily applied to areas under active mining operations and
areas where future mining and associated activities may occur.
Institutional – The intent of this designation is to accommodate academic, governmental, utility,
or civic uses and to accommodate expansion of existing institutional uses.
Agricultural and Rural Designations

Agricultural/Rural - This designation is applied to areas outside of the Community Growth Area’s
(CGA’s) that may include active farmland, fallow lands, and residential subdivisions that have been
developed under the Agriculture zone.
Natural Resource - This designation is generally applied to environmental features including 100year floodplain, large contiguous tracts of woodlands, and steep slopes (> 25%).
Public Parkland/Open Space - This designation is applied to lands primarily under public
ownership for local, state, or federal parklands. It is also applied to publicly owned open space lands
devoted to watersheds as well as to large property holdings under private ownership, which have
some degree of protection from development.
Rural Community - This designation recognizes existing rural communities that have historically
developed as cross road communities with an identifiable concentration of residences and, in some
cases, continue to support commercial and civic uses.
Rural Residential - The intent of this designation is to recognize areas of existing well/septic
residential development, generally zoned R-1, and to distinguish these areas from residential
development within Community Growth Areas. The designation would also apply to the county’s
rural subdivisions to insure that they are not expanded into surrounding farmlands.

Zoning
The application of specific zoning designations on lands within Community Growth Areas
allows the County the greatest degree of control over land development while providing optimal
leverage in requiring developer-funded infrastructure improvements. This leverage is severely
limited - if not eliminated - when Euclidean zoning is applied through a comprehensive zoning
process. Floating Zones, such as the Planned Unit Development (PUD) and Mixed Use
Development (MXD) zones, are not applied during the course of a comprehensive process and
thus offer the greatest opportunity to control the development timing as well as require
infrastructure improvements by the land developer. Properties that fall within a CGA and that
are assigned a land use plan designation indicating a plan for future growth may, in some cases,
remain zoned Agricultural and are considered as ‘Future Growth Areas’.

Water and Sewerage Plan
The primary purpose of the County’s Master Water and Sewerage Plan is to provide for public
water and sewer service in the County. The classification system used by the County provides a
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relative indication of timing for the extension of public water/sewer service to a particular
property. As a staging mechanism, the following classifications would be applied as part of a
comprehensive plan update.
No Planned Service (NPS) – indicates service beyond 20 year timeframe and would be applied to
properties designated Agricultural/Rural but within a community growth area (Future Growth
Area).
Planned Service (PS) – indicates that service is expected in an 11-20 year timeframe and would
be applied to properties within a community growth area having a land use plan designation
other than Agricultural/Rural or Natural Resource.
W-5, S-5 – indicates that service is expected in a 7-10 year timeframe and would be applied to
properties within a community growth area with a development land use plan designation as well
as a zoning designation other than Agricultural or Resource Conservation.

Public Facility Financing Plan
The level of infrastructure improvements needed for the development of a Community Growth
Area should be identified at the comprehensive planning stage. A Development Staging Plan for
a community growth area would identify specific infrastructure improvements necessary for
development to proceed in that area.
It should be the policy of the County that land developers proposing significant land
development projects are required to prepare a financial plan as part of any rezoning application
in order to provide County officials with a clearer picture of how and when the public facilities
and infrastructure would be funded and constructed.
A financial plan could include the following elements:
Land dedication
Cash contributions to the County for specific public facilities/infrastructure
Specific facility/infrastructure improvements to be constructed by the developer
Proposal for an additional property assessment i.e. a Community Development Assessment
(CDA) subject to appropriate County and State authorizations.
 Identification of facility/infrastructure improvements proposed by the County in its CIP.
 Identification of other funding sources and/or projects by the State.






Adequate Public Facilities Ordinance
The County’s Adequate Public Facilities Ordinance (APFO) serves as a staging mechanism at the
point that a project reaches the development review process. Ultimately, approval of a Planned
Unit Development (PUD), a preliminary subdivision plan, or a site plan is contingent upon
having adequate school, road, and water/sewer capacity as defined in the APF ordinance. The
APFO approval for a specific land development proposal generally establishes phasing
conditions that are linked directly to the provision of critical infrastructure including: This
approval is formalized through the execution of a Letter of Understanding between the
developer and the County government.
Schools
All elementary and secondary schools are required to be at less than 100% of capacity including
the pupils generated by the proposed development and any ‘background development’ (other
land development emerging concurrently with the regulated proposal).
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Roads
Roads adequacy is currently focused primarily on intersections, however the APFO also
addresses the capacity of roadway links. The APFO approval may also identify specific road
improvements which would need to be constructed to address increased traffic generated by the
proposed land development.
Water Supply
The APFO addresses the adequacy of the water source facilities, storage tanks, and pumping
stations. The water system is considered adequate if improvements to or construction of
facilities are scheduled in the first two years of the County’s Capital Improvements Program
(CIP).
Sewerage Facilities
The APFO addresses the adequacy of the wastewater treatment and the associated conveyance
systems. The system may be considered adequate if improvements to or construction of
facilities are scheduled in the first two years of the CIP.
Priority Redevelopment Areas
Alternative APFO standards, or differentiated APFO testing benchmarks, may be considered for
properties located within a County-designated Priority Redevelopment Area. This approach can
be useful in efforts to create an attractive environment for the infill and redevelopment activity
crucial to the revitalization of older neighborhoods and corridors within Community Growth
Areas.

C OMMUNITY C HARACTER & D ESIGN
The built environment is not constructed and laid out randomly. All built environments are
designed. They are configured by a process of decision making that incorporates the goals,
objectives, and principles of involved stakeholders. The result of this process - the built
environment – is the collection of neighborhoods, villages and commercial districts that
comprise any community.
This Plan considers how Community Character and Design are related to the creation of places
that are both attractive and functional in Community Design Defined. The Need for Community Design
and its practical Implementation are made more urgent as the County seeks to increase the density
and efficiency of its Growth Areas. Community Design and Density sets the stage for the seven core
Community Design Principles identified and articulated at the conclusion of this chapter.

C OMMUNITY D ESIGN D EFINED
While the entire built environment is designed, the scale and extent of design activity varies.
Some typical scales of design activity include building design (architecture), site and open space
design (landscape architecture), and infrastructure design (civil engineering).
Community design (also called urban design) concerns the physical configuration of such things
as buildings, streets, and parks. When arranged with forethought, these elements constitute
Neighborhoods - the typical building blocks of a community. While the architectural design of
individual buildings is critically important in the creation of interesting and functional places, it is
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those basic principles of sound Community Design that are the foundation of the County’s goal
to nurture higher density, mixed use Community Growth Areas. The following Community
Design issues are some of those addressed in this Plan:

 How public space is defined through the interrelation of buildings,
 How streets are designed in relation to pedestrians,
 How neighborhoods are defined by the continuity of streets and buildings,
 How residential density and intensity of land use should be physically configured,
 How different activities can be accommodated through physical design of public space,
 How the size, pattern and design of individual buildings determine the scale and texture of
communities.
This Plan establishes a renewed emphasis on physical form. To this end, the articulation of core
Community Design principles is seen as an extension of the complex planning process that
determines the need for, and location of, new infrastructure, schools, parks, dwellings, and
businesses by proposing how those needs can be accommodated in the built environment.

T HE N EED

FOR

C OMMUNITY D ESIGN

All design is influenced by a particular set of ideas, conditions, or assumptions that determine the
physical form of the end product. In Frederick County, like in most communities in the U.S.
facing pressure for growth and urban expansion, the design of contemporary development is
influenced by its own set of assumptions, concepts, values, and practices. The result has been
general agreement among many communities today that the latest wave of development is
lacking in character and efficiency. Some of the criticisms of contemporary development form
include:

 Commercial and employment centers characterized by giant buildings and large parking lots,
 Repeated use of standard building designs across different communities, no locality inspired
character,
 Commercial districts designed to be experienced solely from the automobile with little or no
priority given to other modes of transportation,
 Fragmented and disorderly impression from environments where the scale and extent of
design consideration is limited to single parcels or subdivisions.
In Frederick County, as in much of America, it is apparent that this new wave of development is
unattractive and chaotic in character. Historically speaking, this situation is quite recent. Many
communities developed prior to the Second World War are striking for their order and beauty.
Yet this cannot be said of many of the areas with contemporary development. For this reason,
there is merit to an emphasis on community design-oriented policies and planning.

C OMMUNITY D ESIGN

AND

D ENSITY

In the State of Maryland, the rate of population growth is outpaced by the rate of land
development by a factor of three. We are simply using more land to accommodate our
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population than is sustainable. In a climate of limited resources – land, and otherwise - there is a
strong demand on the part of local governments for efficiency. In terms of planning
communities, the common sense assumption is that the same population is more effectively
organized into higher density rather than lower density development patterns. This is influenced
by the following factors:

 Even though infrastructure may have to be upgraded to accommodate higher density, the
expense per person served could be much less when equated with the cost per linear foot of
new construction associated with the longer runs of low density development.
 Higher density development could mean that public services would have smaller services
areas. For example, police and fire/rescue would have shorter distances to travel to get to
an emergency, thus saving critical response time and limited energy and human resources.
 The concentration of people, activities, and uses could result in the viability of alternative
forms of transportation, such as walking, biking, and transit, greatly reducing the amount of
new roads needed.
 The concentration of residences and jobs that could result from higher density development
could also result in the full time use of infrastructure. Rather than road, water, and sewer
systems lying fallow while the occupants of a bedroom community commute to work, those
same systems could serve a population throughout the day.
Community design is a vital consideration when encouraging higher density development. This
is because increasing density not only means increasing the number of people in a particular area,
but also increasing the proportion of the built environment that is occupied by buildings.
Therefore, the configuration of the built environment - through community design - will have a
much larger impact on citizens’ daily lives than in lower density areas where buildings occupy
less of the space people experience on a day to day basis.
As Frederick County seeks to increase development density, community design will play an
increasingly important role in making certain that the communities we create are both livable and
sustainable.

C OMMUNITY D ESIGN P RINCIPLES
I MPLEMENTING C OMMUNITY D ESIGN
Fundamental principles of good design, articulated so that future development is designed and
carried out in a way that meets the high standards and expectations of our community, must be
integrated at all levels of the planning and development process in Frederick County.
Community design policies and planning can be implemented through design review
commissions, non-legal design guidelines, legal regulations, community and corridor plans, and
long-range comprehensive planning documents. Regardless of the specific implementation tools
used, any effort regarding community design in Frederick County needs to be fully integrated
into the land planning and development process.
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Plans and Policies
County planning documents establish the appropriate parameters to achieve excellence in
community design through a plan’s goals and policies. Elected and appointed officials can
increase the chances of successfully implementing community design standards by including
references to design excellence in all appropriate public policies. Land use plans – long term or
short term, countywide or neighborhood based – should directly address issues of community
design and provide specific guidance for implementation.

Guidelines and Procedural Incentives
Non-regulatory tools such as Design Guidelines or development process-related incentives
should be created and used as a bridge between the County’s general community design policies
and the more specific design standards in County land use regulations. Illustrated Design
Guidelines can be an effective way to communicate County expectations to those seeking to
develop or redevelop properties in the community. The County should consider establishing
procedural incentives for those developers who choose to meet a higher standard of design than
that established by the County in its regulations. In this case, Design Guidelines can be used as a
means of determining the ‘triggers’ for such incentives.

Standards and Regulations
Ultimately, the County may choose to exercise its strongest land use planning tools – standards
and regulations – in pursuit of good community design. The Zoning Ordinance, Subdivision
Regulations, and various other development and building codes can be used to establish
quantitative as well as qualitative parameters for development in existing neighborhoods and on
vacant lands.

C OMMUNITY D ESIGN P RINCIPLES
These Community Design Principles are based upon eight core elements of community and
neighborhood design that:

 guide the creation of new neighborhoods
 establish design priorities for the redevelopment of new and existing sites or buildings
 inform local officials in their land use decision-making and provide a framework for public
policy related to growth and development
 identify key characteristics to be reinforced in community and corridor planning efforts, and
 articulate the legislative intent of revised or amended design-related regulations.
1.

A P ATTERN

OF

B LOCKS

The arrangement of neighborhoods into a pattern of pedestrian-scaled blocks reinforces key
elements of traditional Community Design and allows for the most direct implementation of
an interconnected network of streets. The block pattern also provides a template for allowing
a variety of lot shapes and sizes while maintaining an ordered and structured framework for
town design.
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2.

B UILDINGS & S TRUCTURES
The buildings and other structures in our neighborhoods serve our day-to-day needs for
homes, businesses, and civic functions. In terms of Community Design, buildings define
spaces, provide visual interest, and serve as spatial landmarks in our communities. Key design
issues for buildings and structures include: massing, scale, placement on the site, and use of
appropriate architectural elements.

3.

E STABLISHING C OMMUNITY S PACE
The spaces used by citizens to gather, recreate, or do business take many forms. Public parks
provide opportunities for ballgames, picnics, and simple socialization. Linear parks, public
‘greens’ or ‘commons’, and pocket parks can allow for informal and unplanned social activities
while more formalized activities can occur in places surrounding public buildings and civic
facilities. Civic spaces are critical to the success of any growth area and need to be as
thoughtfully planned as our buildings and streets.

4.

S IZE

AND

S HAPE

OF

L OTS

The way in which land is subdivided into individual lots has a direct affect upon the design and
functionality of the neighborhood. Poorly configured parcels can diminish the privacy of
some lots while placing others out of the public realm. When accomplished in accord with
traditional community design practices, lot configuration can support the development of
compact, efficient, higher-density neighborhoods while maintaining clear distinctions between
public and private spaces.
5.

A C OLLECTION

OF

M IXED U SE N EIGHBORHOODS

In a design sense, we rarely think about a community as a whole. More likely, we recall specific
neighborhoods, important personal landmarks, or special areas such as downtown business or
entertainment districts. A key characteristic of many of our most vital communities is the rich
mix of uses that allows homes, employment centers, retail stores, and civic uses to develop in
close proximity to one another. Future development should follow these same models by
designing communities that are not homogenous, single-use, places but instead allow for a
collection of distinct mixed use neighborhoods to complement each other, and thrive in doing
so.
6.

A N I NTERCONNECTED N ETWORK

OF

S TREETS

The interconnected street grid is a framework for movement and circulation well suited to
higher density development. While maintaining a clear and intuitive layout for residents and
visitors, this once-conventional street pattern can also serve to support a pedestrian-scaled
block pattern of land development and provide multiple transportation routes to any given
location. By using the interconnected street pattern, not only within individual developments,
but to link these developments together, our growth areas can develop as cohesive
communities served by a functional and time-tested circulation network.
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S USTAINABLE P RACTICES
Designing communities that are environmentally sustainable will incorporate many of the same
design concepts that produce efficient, vital, and accessible places. But, it will also require that
all involved in the land planning and development process understand and adopt practices that
are applicable at the building design, site design, and neighborhood design levels. Without a
comprehensive outlook, the smaller steps – use of native landscapes, bio-retention stormwater
management, or access to renewable energy - will be less effective.

8.

P ROMINENT N ATURAL

OR

M AN ‐M ADE F EATURES

Prominent features in the landscape, whether they be natural or man-made, serve to define the
limits and character of our Community Growth Areas. Conventional development patterns
often ignore natural features such as stream corridors or hillsides, or man-made barriers such
as highways or existing neighborhoods, because the technology of our development techniques
– and lifestyles - allows it to do so. Future development will acknowledge these features
without ignoring or degrading them while the regulatory environment will become more
flexible to allow for more creative design responses when dealing with such features.
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A CTION I TEMS
MG-A-01 Update and illustrate community design standards and integrate these standards into
zoning, subdivision, and other land development ordinances.
MG-A-02 Develop procedures and regulations to ensure that all new development and
redevelopment is reviewed in coordination with community design guidelines.
MG-A-03 Develop plans and design standards for designated County Growth Areas, special
districts, and development corridors that reflect the Community Design policies
identified in this Comprehensive Plan
MG-A-04 Identify solutions to design conflicts arising in areas in which increased development
density, application of traditional neighborhood design principles, and the close
physical proximity of structures results in the need to: negotiate shared access to
rights-of-way, ensure adequate public safety access to buildings and structures, and
provide safe and adequate infrastructure within our communities.
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