Land Use

Land Use

This plan contains general land use concepts for the future development of
Frederick County. It describes the general development patterns that are presently
taking place and those that are anticipated or planned. As planning efforts
continue, more specific concepts will be developed for interchange areas, rural
community centers, and other areas. Such plans will combine planning for land
use with planning for roads and facilities.

The primary land use concepts in this plan are the Rural Areas and the Urban
Areas. The Urban Areas comprise of the Urban Development Area (UDA), and
the Sewer and Water Service Area (SWSA). These land use concepts seek to
clearly divide the County into rural and urban areas of land use.

The Rural Areas of the county can be defined as all areas outside of the Urban
Development Area and Sewer and Water Service Area. The Urban Development
Area and Sewer and Water Service Area are envisioned to be more urban in
character. It is expected that the land uses within the UDA and SWSA will be on
public water and sewer.

The Urban Development Area defines the general area in which more intensive
forms of residential development will occur. Commercial, industrial, and
institutional land uses are also encouraged within the Urban Development Area.
The Sewer and Water Service Area is consistent with the Urban Development
Area in many locations. However, the Sewer and Water Service Area may extend
beyond the Urban Development Area to promote commercial, industrial, and
institutional land uses in areas where residential land uses are not desirable.

The relationship between the three primary land use concepts in this plan is
further illustrated in the following graphic.
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Urban Areas

Urban Development Area (UDA)
Sewer and Water Service Area (SWSA)

The concept of Urban Growth Boundaries, such as the County’s Urban
Development Area and Sewer and Water Service Area, is based upon the theory
that within the County’s urban areas, a more compact, dense development is
better and more efficient than extensive, low density development.

In order to manage growth effectively it is important to appropriately designate
the general location of planned urban development. By identifying the Urban
Development Area and confining urban development to that area, the County is
able to determine where to direct special, intensive efforts at providing facilities
and services.

Generally, within the urban areas there is a need to provide a diversity of types of
locations for various types of development in order to accommodate a competitive
land market, and provide for consumer choice. Therefore, sufficient land needs to
be included in the Urban Development Area to accommodate a variety of
development opportunities. A principal aim of the land use policy for the urban
areas is to increase the opportunities available within the UDA by identifying
focal points within the UDA that would enable greater potential to accommodate
anticipated community growth in a well planned area.

It is anticipated that providing sufficient land and opportunity for development in
the Urban Development Area should also decrease development pressures in the
rural areas.

In general, average gross densities of conventional suburban developments in the
Urban Development Area have been between two and three units per acre in
recent years. There is a need to continually monitor densities and intensities of
development and associated impacts. However, a variety of residential densities
which are generally higher than those previously experienced in the County
would be appropriate throughout the County’s urban areas with higher densities
accommodated in designated areas of the UDA.
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Larger, planned communities with urban densities are proposed as an appropriate
form of development in the Urban Development Area. Such planned
communities provide an opportunity to create well planned, distinct places.
However, they should only be approved if roads and facilities are provided with
sufficient capacity to support such developments. Such planned communities
should fit within the context of the Comprehensive Policy Plan.

In order for new areas of urban land uses to be established in the Urban
Development Area and Sewer and Water Service Area, roads and public facilities
of adequate capacity should be provided to serve the new urban areas. In order
for any proposed rezoning to be approved, the applicants will be expected to
contribute a reasonable portion of the costs of new or expanded infrastructure
needed to serve the proposed development. Such contributions can be in the form
of cash, dedicated land, or constructed improvements.

Creating Community in the Urban Areas

The UDA Study of 2006 evaluated current land use patterns, comprehensive
policy plan language, development trends, and contemporary planning practices.
Two ways of creating community were identified and are as follows. One is to
infill where appropriate both public facilities and non-residential uses where
existing residents live, where children go to school, creating places where
residents can shop, places where residents can recreate, and places where
residents can work are examples.

The second is to promote a new form of development as a desirable choice for the
UDA, a new form of development that is designed to accommodate anticipated
community growth in an urban environment. Further, the approach promotes an
increase in the overall residential density in the UDA. It is believed that such an
approach will also provide efficiency in providing community facilities. It is an
approach that will also provide an opportunity to address the multimodal
transportation needs of the community.

In proposing a new form of development of the UDA, the Comprehensive Policy
Plan firmly seeks to create community within Urban Development Area.

The land use policies of this plan are designed to enable new focal points to
emerge within the urban areas of the County. Whether this is within an area of the
UDA with an existing land use pattern that has developed conventionally over
time, or within an undeveloped greenfield area of the UDA which would provide
an opportunity to fully realize the creation of community within the UDA.
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In either of the above scenarios, the goal of the UDA Study is to enable the
creation of livable communities within the UDA that are diverse and vibrant,
appealing and functional, provides a high standard of living for a broad cross
section of the community, and promotes a sense of place.

Development Principles in the Urban Areas

To further facilitate the growth and development of the County’s urban
community, and to ensure that the right kind of development is occurring in the
appropriate places, a set of development principles is promoted to guide the new
form of development.

New Urbanism and Traditional Neighborhood Design methods have been studied
and are envisioned to be an effective tool for growth management of the County’s
urban areas. The principles of New Urbanism or Traditional Neighborhood design
are extremely appropriate for application throughout the urban areas of the
County. As such, it is intended that future land uses and new development within
the County will be generally based upon the following principles.

Mix and integration of a variety of uses
Mix and diversity of housing opportunities
Increased density in an urban form
Walkability

Connectivity

Traditional neighborhood structure

High quality architecture and urban design
Sustainability and environmental quality
Smart transportation

Integrated community facilities
Community focal points

Enhanced design and planning

The application of the development principles in the appropriate locations seeks
to ensure that the urban areas of the County will be made up of walkable, mixed-
use neighborhoods, feature a variety of housing choices, high quality retail,
community facilities as focal points, employment opportunities, and will provide
for land uses that are connected by an attractive, efficient, multimodal
transportation system. The mixing of uses will provide a greater choice in
mobility. Further, focusing development around walkable centers affords people
the opportunity to work, live, shop, and play in locations that are near each other.
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Neighborhood Villages and Urban Centers

Envisioned throughout the urban areas of the County is a new philosophy of
development that creates neighborhoods which incorporate residential, retail,
educational, and public uses, commercial services, opportunities for employment,
and institutional and recreational resources.

The land use concept of the Neighborhood Villages and Urban Centers would
enable land owners and the County the opportunity to choose an appropriate
development style and form that would add long term value to the community.
This choice is in addition to the land use concepts presently identified in the
Comprehensive Plan.

Neighborhood Villages and Urban Centers would be the building blocks of the
urban fabric of Frederick County’s urban areas.

Neighborhood Villages
Neighborhood Villages are envisioned to be compact centers that focus
and complement the surrounding neighborhoods, are walkable and
designed at a human scale, and which are supported by existing and
planned road networks.

Urban Centers
The Urban Center is larger than the Neighborhood Village and is
envisioned to be a more intensive, walkable urban area with a larger
commercial core, higher densities, and be designed around some form of
public space or focal point. Urban Centers should be located in close
proximity to major transportation infrastructure.

The intent of the Neighborhood Villages and Urban Centers is to provide for a
mixture of housing types and uses within a carefully planned environment.
Guided by Neighborhood Villages and Urban Center Community Plans, similar to
the small area land use plans historically implemented in recent County planning
efforts, Neighborhood Villages and Urban Center Community Plans would be
designed to guide the physical form, structure, density, mix of uses, community
facilities and transportation enhancements. This concept would build upon recent
Small Area Plans which introduced the mixed use concept into the County.
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Neighborhood Residential Land Uses, Neighborhood Commercial Land Uses,
Public and Institutional Land Uses, and Planned Communities would be
integrated within the Neighborhood Villages and Urban Centers. Further, the
physical form of the urban areas would be guided by development principles
previously described in this Chapter.

A goal of the Neighborhood Villages and Urban Centers is to create new
neighborhoods with an appropriate balance between residential, employment, and
service uses. The appropriate balance would be determined by the characteristics
of their particular location within the Urban Development Area. A feature of the
Neighborhood Villages and Urban Centers will be the mix and variety of uses. A
horizontal and vertical mix and integration of uses should be encouraged.

Neighborhood Villages and Urban Centers would be designed to enable a
complementary, pedestrian oriented mix of public and private facilities to meet
the needs of the community. The design of Neighborhood Villages and Urban
Centers is intended to foster a sense of community by creating vibrant places of
activity that could accommodate life, work, and play. The Neighborhood Villages
and Urban Centers should be different from each other and be designed with the
concept of placemaking as a guiding element. It should be recognized that a range
of centers from a smaller neighborhood scale to a more intensive urban scale may
be appropriate.

More detailed neighborhood planning efforts would ultimately help determine the
scale of the Neighborhood Villages and Urban Centers based upon a variety of
factors, not least of which is the locational opportunities that may exist in any
particular location. For example, it would be important to recognize that an Urban
Center located adjacent to a future interchange on Interstate 81 would have the
opportunity to be significantly more intensive than a Neighborhood Village
located central to the existing communities located along Senseny Road.

Density is essential to making the vision of the Neighborhood Villages and Urban
Centers and desirable urban places a reality. Density is a good thing for the urban
community in that it provides an opportunity to create the diverse and vibrant,
appealing and functional, urban places envisioned for the urban areas of the
County. Density and a mix of uses would provide the opportunity for an increased
level of community activity and social interaction. Density, appropriately
designed, would make possible the walkable, human scaled, pedestrian oriented
Neighborhood Villages and Urban Centers envisioned by this plan.

Frederick County 6-59 2007 Comprehensive Plan



