CHAPTER 4

LAND USE AND ZONING

Land uwse patterns constitute the "fabric" that makes atown viable and urique. The pattern
that is established ealy onin atown development history can be astrong determinate in
future growth patterns if regulations are nat changed to establish a more desirable
development diredion. Zoning regulations are the Town's most influential control over
future development. Zoning and subdvision regulations determine what land may be
used for and when, bu aso affed the gpeaance or “charader” of new development,
regulate site design, and regulate the mnredions between new and existing development.

Existing zoning regulations and land-use definitions, particularly as they affed
commercia andindustrial development, can significantly affed the successof the Town's
eonamic base. Inappropriate definitions, caegories, and regulations can needlesdy
compli cate the plan review process and provide minimal benefit to the property owner or
the Town.

The first sedion d this chapter analyzes the eisting zoning and current land-use
patterns. These evaluations lead to the recommendations in the last sedion d the
chapter, proposed changes to the airrent zoning, if any, and the revised Comprehensive
Land Use Plan.

The semnd sedion d this chapter examines how existing zoning and subdvision

regulations are dfeding the physicd charaderistics of the Town, and establi shes goals
for new land wse and zoning padlicies.

Review of Existing L and Use and Zoning

The Town of Mourt Airy has experienced alarge anourt of land development since the
last Comprehensive Plan was upcdeted in 1994 To dete, the maority of this land
development has been in a residential cgpadty. Nealy 500 aaes of land have mme
under residential development to some degreein the last seven yeas. During the late
198Gs to late 19905, the land that was under development was primarily in the Frederick
County portion d Mournt Airy. During the most recent two to three yeas, the Carroll
County portion d the Town has taken the majority of the development adivity and
continues to doso. The Town is now experiencing the related effeds of that major push
of residential adivity in terms of increased traffic flow, traffic congestion, increased park
usage, and increased density of the Town popuation.
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Overadl, in the last seven yeas, the Town has developed roughly half of the vacant land
inventory that was present in 1994. Residentia is the largest land wse with 6246 of the
total 2,600 aades now within the Town boundries. Municipal, government, and road
rights-of-way represent 17%, industrial land wse totals 13%, commercia use totals 6%,
and pubic uses such as the library, carnival grounds and past office @nstitute 2% of the
land wes. Below is a dart showing the aurrent state of land wse within the Town

boundxries.
Muglé::?al,ljgoh;ic
14% " | FHesidential
Industrial s O Commercial
14% & [ndustrial
Commercial A Municipal, Govt
7% & Public
LandUse /Zoning Clasdfication Acres
Residential 1,610
Commercia 162
Industrial 339
Municipal, Govot, State Rightef-Way 445
Public Uses 45
Totd 2,601

Currently only 23% of the zoned land inside the Town boundries is vacait. Of that
vacait land inventory, 40% of the eisting vacant land inventory isin industrial zoning,
57% is in residential zoning and 36 is in commercial zoning. Ladk of availability of
uncommitted commercial zoning has brought abou a trend in Mourt Airy that some of
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semi-commercial uses are utili zing the industrial zoning in the Town. Of al the vacant
land in town currently, close to 70% has an approved development plan.

A low supdy of commercialy zoned land hes enabled land zoned commercia to
command hgh prices. The main commercial adivity is dill centered onthe interchange
of I-70and MD Route 27. The Peamck Property, which is now developed as the Peamck
Center, was the only areaof Town added to the inventory of commercial land since the
last Master Plan Update in 1994.No additional commercial zoning was added to the
downtown areaduring the last update.

All land development in the past six yeas has followed predsely what the mwmprehensive
plan designated in the 1994 pan. Approximately 90% of al land we, including
residential, mirrors the zoning category and comprehensive plan designation as stated on
the official map. Most of the new residential development taking placein Town has been
in R2 low density residential zoning; 56% of housing stock has a low-density residential
clasgficdion and claims 73% of the land area devoted to howsing. Medium density
residential classficaions comprise 29% of the housing stock on 226 of the land area
and hgh-density residential zoning comprises 15% of the housing stock on 6% of the
residential land area The large percentage of land wse devoted toward residentia
development continues to clasgfy the Town as a “bedroom” community.

Town Subdvision Activity The Town has processed more residential permits in the
last threeyeas than in the four yeas prior to that time period. Four major subdvisions
have come under development and have been in the nstruction prese since 1995. Three
of those subdvisions were single-family developments and oreis grictly senior housing.
By the start of 2004,there were 811 hanes in the residential pipeline, of which ony 34%
had permits issued. Of that total pipeline, 16% are senior housing units, 31% townhotse
units and the remainder is detached single-family development. There ae no dans for
new multi-family devel opment.

This development pipeline will generate dose to 2,500people, a 32% increase to the
current Town popdation o 7,811. Following is a airent listing of the residential
pipelinein Mourt Airy.

49



Current Development Pipelinefor the Town of Mount Airy — December 2003

Permits Permits
Development Name Zoning Units Issued Outstanding
1- Wildwood Park V R-3 69 57 12
(Senior Housing)
2- Twin Arch Crossng- TH R-7 255 135 120
3- The Woodands of R-2 185 43 142
Nottingham -SF
4- Sterling Glen - SF R-2 143 0 143
5- Ridgevill e Heights -
Duplex R-3 38 0 38
6- Willow Glen - TH R-7 49 35 14
7- Larel Estates - SF R-2 11 8 3
8- WildwoodPark VI
(Senior Housing) R-3 61 0 61
Total 811 278 533

Desirability of the aeathe Town's proximity to the Washington-Baltimore job market
and subsequent regional growth have aeded a demand for housing that has been
consistent for the last ten yeas. At times, any Courty or State padlicy changes have nat
affeded Courty or State regulatory changes can affed the level of building in a cetain
municipality, bu the level of demand for building in Mourt Airy.
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Housing | nventory and Housing Issues

The town has developed ower the curse of many yeas with primarily single-family
howsing. The aurrent stock of howsing is gill predominantly single-family, still the
preferred type for new residents. There have been more incidents of townhouse
communities in town that range from small groupngs of townhouses to devel opments of
100to 200 unts. The town has only one grartment complex that remains as rental units
and it has been in existence for thirty yeas. The town zoning ordinance provides for the
allowance of severa different densities to be utilized either individually or together in
various combinations. At this time, the town dces not have a PUD (Planned Unit
Development) type of zoning that combines existing residential densities with
commercia or pubic uses. The arrent inventory of housing is iown, kroken dowvn into

the foll owing categories:

Low Density Residential

Medium Density
Residential

High Density Residential

55% - All Single Family
Larger Lots- 1/3to /2 aae

30% - All Single Family
Smaller Lots- 1/4-1/8 aae

15% - Townhouses and
Multi-family
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Residential Permit Activity

The residential permit adivity in the Town of Mourt Airy has substantially increased in
the last four yeas. This increase diredly relates to the land annexed into the Town
boundriesin the ealy 199G that was assgned residential zoning. This recently annexed
land went through the development review process in the mid 199G and started
construction in the late 199Gs. The yeas subsequent to those annexations sow a sharp
increase in the anourt of new residential permitsisaued in the town.

Permit Year Single-Family | Townhouse Multi-Family | Total
Residential
Permits
1992 44 7 0 51
1993 118 4 0 122
1994 81 16 0 97
1995 60 16 0 76
1996 50 0 0 50
1997 55 0 0 55
1998 107 0 1 108
1999 157 10 0 167
2000 164 25 0 189
2001 146 50 0 196
2002 66 25 0 91
2003 58 55 0 113

In order to control the anourt of housing adivity in any one cdendar yea, the Town o
Mourt Airy passd an ordinance in the late 198Gs limiting eat development to 40
residential permits per yea. This worked well in alowing adequate fadliti es to ke
pacewith development in the ealy 199G. However, in the later 199Gs, the Town had
three to five residential subdvisions building a one time, hence the sharp increase in
overall permits. It may be prudent for the Town to consider an "overall" limitation d
residential building permits on an annual basis to ensure that puldic fadliti es kegp pace
with development. Emergency measures have been implemented for the past year and a
half to reduce the allowable number of building permits per devdopment in arder to
upgade Town infrastructure that is vitally needed. These building permit li mitations will

remain in placeuntil the Town considers all of the available resources necessary to serve
the approved pipeline of devdopment. The town may also consider an overall limitation
of residential building permits in order to be able to provide adequate faciliti es over
time.
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Housing Stock

The first major aternative houwsing in terms of "type"
occurred with the development of a strictly senior
houwsing community cdled Wildwood Park in the ealy
199Gs. This development is not only unique in its
design, bu it also incorporates an asssted living and
nursing home wmporent in the canter of the ommunity.
It isa"senior campus’ that incorporates graduated levels
of living for seniors, from independent to semi-
dependent to dependent care without having to move out of Mourt Airy.

The re stock of houwsing in the older sedions of town varies from large Victorians to
smaller brick cgpe @ds with much variety in-between. The lot sizes also have grea
variety in size, which adds to the fabric of residential development composing the older
sedions of town. The peripheral areas of the town are developed with new housing
developments, some townhouse subdvisions, bu predominately single-family detached
houses.

Future aeas of annexation that have mnsiderable aceage shoud be aleto dfer avariety
of housing types and price ranges within ore subdvision. This may be acomplished by
combining two o threeresidential zoning clasdfications of varying density within ore
"master planned” subdvision.

The town shoud continue to advocate the subdvisions that provide avariety of housing
types in a range of prices. This would better serve and acommodate the diversity of
needs for the growing resident popuation.

Housing vs. Employment

The balance between employment types of land wses and residential development has
improved since the last plan updite took gacein 1994. Althowh an inventory of
primarily service jobs has been creaed with the initiation  industrial land development,
the town still 1 eans heavily toward existing as a more residentially based community.
That dlant towards a residentiall y based community does not show any significant pattern
of changing. Even with the balance of jobs to howsing at a fairly low number, the
majority of the residential popuation till has al essential services met in town with
higher-level personal or shoppng services avail able within a 20-mile radius. The town
residents san to be willi ng to accept a smaller range of services as a trade off for less
congestion, traffic, and generally alesshedic lifestyle.
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Downtown L and Use and Development

The last ten yeas have yielded a slow transition d business uses in the Mourt Airy
Downtown dstrict. The building structures, including significant buil ding structures such
the old firehouwse and the old municipal town hal building, are still intad and
significantly unaltered from their origina architedure. The slowness of this transition
has asdsted in a way that ensures the protedion d individual building integrity. Lately,
in the last five yeas, there has been a trend toward renovating the interior of these
downtown buldings and accupying them with specialty stores that

provide spedalty retail goods and crafts for the regional market.
There have been discussons referring to a mix-used commercial
— zone that may help stimulate alditional redevelopment in the

—_—
m =il | downtown area

W Review of Existing Zoning Categories

The residential zoning classficaions were updated duing the last
Master Plan Update and have functioned acmrding to the intentions behind howv the
zones were structured. All of the zoning caegories have been uili zed within the last five
yeasand have resulted in designs that were in compliance with the zone.

CON- Conservation Zone (newly adoged zone): This zone was adopted to allow for a
very low-density district (minimum of 3 aaes per home site overall). Thiszone would be
strictly limited in use to certain environmentally sensitive aeas. The minimum lot size in
this zone would be 24,000square fed with an average of 40,000square fed. It is meant
to provide maximum protedion to the outlying residential areas surroundng the Town. It
will not be used as a “stand alone” zone except where recommended to address pedfic
environmental concerns.

RE- Residential Existing: This zone was designed and functions to represent the majority
of existing town low and medium density development. The minimum lot size for this
zoning clasgficaion is 14,000square fed, with an average of 18,000square fed. The
zore is designated in the mre aeaof town along Main Stred, North Main Stred Areg
Park Ave, and Ridge Ave. It isalso designated in the western pation d Mourt Airy and
includes al of Twin Ridge, Village Gate, Mount Airy Village East and West and the
Westridge Subdvision.

R1- Low Density Residential (newly adoged zone): This zoning designation was recently
adopted to alow the provision d low-density development potential with concentration
on good land management and harmony with the physicd environment. This zoning
clasgficaion allows a minimum area of 18,000square fed with an average of 24,000
square fed. This zoning classficaion hes not been assgned to any land areas within the
municipal limits, but may be used alone or in conjunction with ather residential densities
on larger trads of land.
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R2- Low Density Residential: This zoning designation is typicdly assgned to newly
annexed land in the peripheral areas of the town where new residential use is designated
to be locaed. It aso represents land area &ong East Ridgeville Boulevard, the new
northern development of Summit Ridge and Twin Ridge I, as well as the residentia
zoning along the eatern pation d Watersville Road. The minimum lot size dlowed
within this zone is 11,000 square fed, with an average of 14,000 square fed. Two
community park aress such as the Fireman’s Carnival grounds and Watkins Park have a
zoning designation d R-2, low density residential. The majority of newly designated
low-density residential development is asggned an R-2 clasdfication.

R3- Medium Density Residential: There ae two main areas of R-3 Residential zoning
and that is the aealying in-between Park Ave. and Ridge Ave. before entering the
downtown area It is designated in the Senior Housing complex and in the residential
areanorth of Park Ave. This zoning classficaion represents snaller single-family lot
sizes of 6,000- 10,000square fed. In the town this zoning classficaionis centeredin a
rather limited area Condtional uses within this zone ae those primarily alowed in the
lower density residential zones.

R5- Medium Density Residential: This residential zoneis provided in very spedfic aeas
of the town and was creded in the last Master Plan updite to provide for potential
"Neighbarhood Centers’. The zone dso alows for medium density detached and
attached houwsing units and provides for some flexibility of design for a mixture of types
of units allowed within the zone. The minimum lot size for this zoning classficaion is
6,000 square fed, with an average lot size of 6,000to 8,000sguare fed. The zone was
intended to acaommodate "community” based uses compatible to residential development
such as daycae caiters, reaediona centers, nonprofit organizational centers or
churches.

At this time two such R-5 areas have been uili zed in town. One neighbarhood center
area houses a nursing home/asssted living fadlity. The other areawas dedicaed to a
reaedional areg community pod nestled among smaller lot single-family homes. There
is dill one aeaof R-5 zoning that has not been developed and resides on the western
portion d town.

R7- High Density Residential: There are five aeas of high-density housing locaed in the
Town. Threeof these aeas refled existing townhouwse developments and the other two
are vacant and unaveloped parcds. There is an intermingling of townhaouses in small
amouns in aher scatered aress around the town, bu the large wncentration d R-7
zoning represents existing townhouse developments.

NP- Neighbahood Professond (newly adoged zone): The purpase of this district is to
encourage atransition in-between existing residences and more intensive commercial
zoning. It will allow the redevelopment of existing homes and structures for professonal
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offices whil e proteding the lower intensity residential uses that adjoin the district. This
zoning in the future will be placead in the periphera commercial areas aroundtown.

LC - Limited Comnercial (newly adogded zone): This zone isintended to provide aeas
for a limited number of used retail and service establishments in close proximity to the
residential area aoundthem. This district is also intended to be atransitional zone while
proteding the less intensive residential aress and the lower level neighbarhood
professona office aess.

CC- Comnunity Comnercial: This zone dlows a wide variety of commercial uses,
including shoppang centers and spedal uses within the commercial zone such as gas
stations, haospitals, ingtitutions, and nusing home fadliti es, etc. The primary areas of
community commercial zoning are dong Rt. 27 and along Ridgevill e Boulevard. There
are severa areas of commercia zoning, which abut existing residential development and
cause oonflicts as well as basic compatibility problems. This zone dso dces nat prevent
large box retail users from being built i n town if they have alequate land area

|- Industrial: The town only has one industrial clasdficaion that acommodates a wide
variety of industrial uses. The main areas of industrial zoning are locaed in the five
designated industrial parks locaed within the town limits. Four of these parks are
situated in the eatern pation d the town in Carroll Cournty and ore is locaed in the
Frederick Courty portion d Mount Airy. Commercial zoning isin short supdy and some
of the indwstrial parks have atraded commercia retail business There have been some
professona offices and "flex-space' type of buildings established in these parks that are
compatible with ather all owable uses within the zore.

Future Zoning Opportunities

The Town of Mount Airy is gill considered a "bedroom” community consistent with the
percentage of land in existing and proposed residential development. There ae still over
200 aaes of residentialy zoned land that has development potential inside the Town
boundiries and that is an adequate anount given the rate of growth in the Town duing
the ten yeas precading this Master Plan. During the last Master Plan Update, there were
an additional 250 aaes of land given industrial zoning in arder to help balance out the
deficit of oppartunities for "employment™ zones and therefore future job creaion and
oppatunity for locd businessexpansion. The anourt of indwstrial zoning is also qute
adequate for the future growth for that type of development.

There is adequate vacant land inventory for both residential expansion and industrial
expansion; the wmmercia land oppatunities within the Town shoud be examined
closdly for the Town to be &le to provide for cortinued business growth o a
retail/ service nature. This is an area of continuing concen and the plan shoud
concentrate on the provision d commercial land oppatunities for new or expanding locd
businesses withou overburdening the airrent infrastructure improvements to hande such
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expansions. Commercial zoning locaions shoud be dosely evaluated so that they are
established in areas of planned infrastructure improvements.

The unbalancing eff eds of major episodes of residential growth are things such as aladk
of balance of other types of land we growth and development. The percentage of
residential growth that has occurred in Mount Airy in the last ten yeas has gredly
surpassed the anourt of commercial and industrial development in that same period d
time. Whenever there is a shortage of servicesin relationto popuation, the jobto howsing
ratio is lower than a hedthy mix shoud allow. Therefore, the Town shoud strive
towards providing enough alternative zoning caegories that assst in providing adequate
employment oppatuniti es.

One aeaof zoning clasdficaionthat has just receved upditing isthe aedion d alower
intensity commercia zone that focuses on uili zing the existing housing inventory along
peripheral commercial areas for office space ad hane-based buwsinesses. Two
intermediate zones have been creaed, which were previously discussed. These new
zones are of less intensity than the standard "Community Commercia"” zone and will
alow a cdming effed of “transitional” commercia uses. It shoud aso provide
oppatunities for businessexpansion bu at the same time provide buffering for adjoining
residential uses from the more intensive mmmercia adivity and all ow adaptive reuse of
existing residences.

Comprehensive L and-Use Plan

The mmprehensive land wse cdegories will remain the same and continue to establi sh the
desirable land wse adivity as designated in the last Master Plan. A concise description d
the existing comprehensive plan clasdfications foll ows:

Open Spa&e and Public Use:  This caegory is applied to land currently used for open
gpace ad public use, bu includes shod ground and town parks. It has also been
applied to the greenway and linea park proposed for the South Branch of the Patapsco
River. Where landisidentified as Open Spaceor Public Use but not currently devel oped,
the dedicaion can be adieved through applicaion d the residential zonesin pace

Low-Density Residential: This caegory corresponds to the RE-Residential Existing or
the R-2 zone. Approximately 138 aaes of low-density residential zoning not yet
developed fits into this category. This aaeage could paentialy yield 250 hanes. It also
includes future development in the Nottingham subdvision, which baders the rails to
trail s right-of-way and can proted it from more intensive development in the future.

Medium-Density Residential: This category corresponds to the R-3 and R-5/
neighbarhood center zoning that is assgned in various locdions in town. Thirty-six 36
aaesin this zone ae undeveloped. The undeveloped land hes a patential of yielding 144
homes if developed.
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High-Density Residential: This caegory corresponds to the existing R-7 zone. Only one
siteisvacant and daes not have any current development plansonit. The remaining R-7
zoning classficaions refled existing developments or high-density subdvisions under
development. The anount of R-7 zoning still represents a small amourt of the total
housing inventory in town. Forty-four aaes remain in undeveloped R-7 land located on
the eat side of MD 27, rorth of the Twin Arch Shopgng Center. This property could
yield upto 300 hosing units within the zore.

Comnercial: This caegory corresponds to the existing Community Commercia zone,
and is concentrated around the intersedion d 1-70 and Route 27. It is undesirable for
continuows grip development of commercial zoning to occur along the arridor of Route
27, nath of Ridgeville Boulevard. To doso would compromise traffic flow along Route
27, espedally during pe& periods.

Employment: This caegory corresponds to the Industrial zoning classficaion. Properties
designated for employment are dl of the eisting Indwstrial Parks along with the
indwstria types of businesses located along Center Stred that is planned to eventually
conred up with Route 27. The only other future aeaof employment that is designated is
below Rt. 144and nath of I-70 onthe Frederick County side of Route 27. The proposed
future extension d Rising Ridge Road to South Main Stred would asgst in servicing
businesstraffic into this area

Estimated Residential Development:

Under the 2003 Comprehensive Land Use Plan, residential development on vacant land
currently within the Town limits is anticipated to yield the foll owing number of housing
units.

Town of Mount Airy Residential Devdopment Potential

Category Zone Acres Avg. Density # Units
Low Density RE/R-2 136 1.75 ddac 230
Med. Density R-3/R-5 30 4 ddac 102
High Density R-7 36 7 ddac 214
Totals: 546

This estimate of new units does nat include the potential for the possble future
annexation areas of Town, bu takes into consideration areas of residential zoning that are
vacant but do nd have any current development plans on them. Based onan average of
75to 100new residential building permits issued per yea, the dove number represents
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roughly a five and helf-yea buildou of current vacait zoned land. The anourt of
building permits may vary from yea to yea dependent uponecnamic fadors or other
controlli ng regulatory mechanisms that may be instituted by the Town.

Future Annexation Areas:. The ultimate town boundries as defined in the 1994 pan
will not be further expanded. The future service aeafor water and sewer cgpabiliti es will
also remain the same. There ae four mgjor farms that include 900 aaes of land nd yet
annexed into the town. The ultimate town boundries were established as a result of
surroundng county development pdlicies, environmental feaures, and road
configurations, bah existing and ganned. The acompanying map delineaes the
patential annexation aress and the text summarizes issles that are involved in the
dedsion d whether or not to annex a property, what the proposed uses of the property
shoud be, and what priority eat property would command.

Opportunities and Constraints of Future Annexation
Areas

As previoudly stated, there ae 900 aaes of land between
the arrent town limits and the ultimate town boundries
as established in the 1994 Master Plan. This aaeage is

split into four farms, two onthe Frederick County side of Mount Airy and two onthe
Carroll Courty side of Mourt Airy. Frederick County and Carroll Courty identify much
of this land for residential development at densities higher than that, which would
normally be permitted in the cunty, with the intent that the Town would someday annex

this property.

There is no obigation onthe part of the Town to annex additional property. If adedsion
to annex additional land were to be made, it shoud be a ©nscious dedsion by the Town
to permit additional development within the corporate limits.

If the Town chooses to annex additional property, it shoud aways do so with the
knowledge that some patential annexation properties offer more alvantages than ahers,
and the sequence of annexation shoud be mnsidered so that services are nat
unrecessarily burdened by low-priority development. The Town may also encourage the
development of a "master plan" for large parcds of land that could ensure the maximum
efficiency of the parcd along with asaurance of adequate capital fadliti es, land density
and reaedional improvements.

The acompanying map, "Future Annexations Aress', bre&ks the future poatential

annexations into parcds, and ill ustrates the oppatunities or constraints of ead land area
Oppartunities a parcd may offer include alditions to the planned road o open space
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networks, paential well sites or protedion d well recharge aeas, condtions that make a
property ided for aneeded land-use, and aher significant feaures.

Constraints may include poa accesshility or unduwe burdens on the eisting road
network, extreme environmental condtions that make the property unsuited for certain
types of development, and similar factors that may limit potential use of a property.
Constraints do nd suggest that a property shoudd na be anexed, bu shoud influence
patential land wse dedsions, and may affed the prioriti zation d annexations. Site-spedfic
condtions, including slopes, flooddain, wetlands, forested aress, streams, accesshility,
viewsheds, and similar charaderistics $1oud be thoroughly considered before any
annexation and zoning dedsionis made.

The following dscusses the merits of each parcd:

Parcd A: Parcd A includes a25-aae property north of Prosped Road, west of Westridge
subdvision. It is currently being used agriculturaly and is known as the Rigler Property.
It is located dredly south of the 90-aae Town-owned parcd with public well number 9
on it. The land wses furroundng this property in the Town and Frederick Courty are
single-family residences onlots that range from one-third of an aae upto two aaes. This
property shoud be developed in a low-density residential manner because of the
surroundng residential land uses.

Parcd B: Parcd B contains 275 aaes and includes land nathwest of the Town in
Frederick Courty. Some of this property would include the planned Old Annapadlis Road
extension, which would serve @ the northern Town boundxry. The southern edge of this
parcd borders the planned open spacenetwork and could significantly contribute to this
fedaure.

If this property were to develop the option shoud be reserved to provide amajor road
conredion from Buffalo Road to Rising Ridge Road. Otherwise, traffic generated by this
development would be forced through the older areas of the Town. Much o thislandis
relatively flat and urwooded, making it ided for adive reaeaion puposes and fairly
easy to develop. Given the distancefrom I-70 and Route 27, it is recommended that this
property be primarily residential.

Parcd C:. Parcd C contains 32 aaes and is within Carroll Courty. This long parcd is
sandwiched between N. Main Stred and Route 27, slopes eastward. It is highly visible
from Route 27. Two properties that lie between Watersvill e Road are atwelve-aae tradk
belonging to St. James Episcopal Church and a 5-aae parcd belonging to Mt. Airy
Baptist Church; they were both annexed into Town in 2000. The twelve-aae
commercialy zoned parcd locaed at the corner of Candice Drive and MD 808 was
annexed into the Town in 1995.
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The remaining properties are mnsidered to be "Dorseytown™ and are slated to be in the
Town limits eventually. The ultimate Town limits will continue to show the entire aea
from Watersville Road and North Main Stred to the intersedion d North Main Stred
and MD 27 as entirely within the @rporate limits. The recommended zoning
clasgficaionfor thisinfill areais RE or R-1 Low — Density Residential.

Parcd D: Parcd D consists of 300aaes andiswithin Carroll Courty. It borders MD 27
and Watersville Road. Some residential development has aready occurred on Boetler
Road. If this property is developed a road is propacsed to link MD 27 at North Main
Stred to Boetler Road. Some of this land is low-lying and may be flooddain o
wetlands. The property abutting Watersville Road is relatively flat, and would be ided
for reaediona purposes. Future development of this parcd shoud be primarily low-
density residential and shoud include the dedicaion d a future 40-aae schod site. If
this property were to be developed in Carroll Courty it would be diminated from the
future growth areaof the Town.

Parcd E: Parcd E is known as the Knill property and contains 200 aaes within Carroll
County. This parcd consists of right-of-way for Rt. 27 and ore large dairy farm. This
property is relatively level, and is highly visible from Rt. 27, Watersville Rd. and the
propcsed reaediona trail. Two major roads are proposed through this property, as
delineded in the 1994 pan. One road runs north to south, conneding Center Stred
extended to Watersville Road. The other runs east to west, conreding the new road to
residential property aready within the Town. These roads are intended to help
interconred neighbarhoods onthe eat side of Rt. 27and limit unrecessary traffic on

MD 27.

Because of its sze, the property would need to be “master planned” to creae the most
efficient and environmentally sensitive design. It is likely that this property would be a
combination d zoning classficaions, residential, commercial and reaedional. No well

site has been identified onthis property, athough a new town well should be cnsidered
with the development of thislarge parcd. It isaso within the recharge aeafor well #6.

Parcd F: Parcd F contains 120 aaes and is within Carroll Courty. It is moderately
hilly, and baders the South Branch of the Patapsco River. There ae severa significant
wooded areas within the parcd. There ae many large residentia parcds onthislot, anda
request for annexation d this areamay be aiticipated in the future. Two padentia well
sites are identified within this parcd, and the Twin Arch Bridge borders the southeast end
of the site. The Towns water consultants have strongly recommended well exploration
and development in this area It has been generally determined as the last area of the
Town that shoud be explored to yield well development. Recommended future land uses
are primarily residential, although commercia or industrial uses may be wnsidered if the
surroundng properties develop with nonresidential uses.
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Parcd G: Parcd G is entirely within Frederick County and contains 180 aaes. It is
currently farmed although a significant wooded hill side eists on the west side of the
property. The site is visible from 1-70, and could be reaily accessed by the planned
extension d Rising Ridge Road to Rt. 27. No well has been identified on the site;
however, the property lies within the recharge aeafor town well #7. The property has
good pdential for office and related uses given its visibility from 1-70 and excdlent
accessbility from Rt. 27.

Future Annexation Plan: Parcds B, D, E, and G offer the most oppatunities and least

constraints. Parcd G could provide the highest priority planned road, Rising Ridge Road
Extended, and provides for additional office development. Parcd E includes a centra
link to the planned reaediona trail, and an important road network accessng the
property to its west. Parcd B would also contribute to the open spacenetwork. Parcd D
has patential for a ombination d reaeaiona and residential development.

Of the seven parcds, Parcd G is a good candidate for additional employment land wse.
The remaining six parcds are all recommended for low to moderate density residential
devdopment.

The Town has vacant land already inside its limits. It is recommended that any future
annexation dedsions weigh the aility of existing services to hande the growth impads
of all currently incorporated vacant property as well asthe annexation parcd.

Diversity of Zoning and the Town Character (Patterns and dversity of land uses)

Current zoning caegories tend to define anarrow range of permitted bulding types or
land wses. These cdegories are typicdly applied to an entire property such that a 200-
aae parcd may be designated as one zone only. This pradice results in residential
sprawl or lengthy commercial strips.

The ontrast between the old and rew areas of Town is exaggerated by this different
"pattern” of development. The older areas of Mt. Airy were developed over along period
of time and were generaly not regulated by restrictive zoning caegories. Within the
older areas, a grea variety of residential building types and small and large commercial
fadliti es can be foundintermingled. Thereis minimal conflict caused by this integration,

VCCor

and the mix of bulding types and uwses has gredly
contributed to the charader of the Town.

Older Development pattern of Main Street and Park Ave.

The diversity of land-uses in the older aress of Town aso
acommodates adiviti es that tend to be excluded by the strict
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caegorization d current zoning. Home-based businesses, small professonal offices, bed
and lre&fasts, daycare, apartments abowve retail shops, and similar uses that do nd fall
nealy within a zoning caegory have difficulty finding an accetable site within the
Town. The possble aedion d a zoning classficaion for the downtown area that
acommodates a variety of mixed usesmay bein order.

Older areas of Town are sources of pride to the ommunity. Much of their attradion is
derived from the unique mix and dversity of land wses. Plans for new development are
often the source of confrontation between dfficials, citizens and developers. Many times,
controversy surroundng new development is respedful to the eisting town or
neighbarhoodsurroundngs.

Neighborhood Connedions

As mentioned previousdly, a single zoning caegory is typicaly applied to large trads of
land. Becaise the Town previously had relatively few zoning caegories, the
incompatibility of development in adjacent zones had becme more naticedle. To
address this disparity, the two new transitional commercial zones were aeded. The
caeful placement of these transitional zones will asdst in bufering established
residential areas from heary commercial adivity. The spedfic requirements of baoth
zones, speda requirements for buffer landscgping and speda lighting requirements
assst inthe aeaion d agoodrelationship between office uses and residential uses.

The mnredions that are sometimes provided between adjacent developments are
sidewalks, bu speda lighting and bufering requirements can make thase cnredions
safer and more aetheticdly pleasing. Higher speed colledor or arterial roads espedally
need this buffer to proted adjoining residential areas. Through the subdvision design
process the Town has worked to foster more pedestrian and kikeway conredions through
newer neighbarhoods.

The overriding goa of good design and infill development shoud be to complement the
surroundng existing development.  Zoning regulations $oud encourage this
complement instead of creaing isolated and dsconreded uses.

Recommendation: Continue to creae Zoning and suppdementa regulations along with
subdvision design that fosters community cohesiveness by providing that all
development is accessble, visible, and interconreded.

Site Design and Zoning

The type and intensity of land wse is not always compatible with the site feaures of the
parcd it was designated for. Properties with slopes of over 15% are difficult to develop,
given any land, wse withou significant grading that destroys the existing topagraphicd
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fedures, forests and aher vegetation. Similarly, developmentsin dder areas of town are
forced to conform to regulations for new development, rather than being forced to
conform to the established charader. The Town has recently adopted some alditional
residential and commercia zoning classficdions that will assst in providing
development with goodsite design in appropriate locations.

Recommendation:  Review and revise the zoning regulations where they conflict with
goodsite design pradice

Reverse Frontage L ots are not desirable off a major colledor r oad

L ot Design and Zoning

Zoning criteriaincluding lot size, setbadks, minimum lot width and parking requirements
have asignificant effed onthe design of abuilding site.

Rather than provide minimum guidelines, the aurrent zoning regulations tend to be very
demanding, and most of the lots developed under the same zone are dmost identicd. The
impad of thisinflexibility on rew residential lot design can be cmmpared to the charader
of older residential development. On Main Stred, lot sizes range from 2 aaes to 12,000
square fed or less The average lot sizein newer subdvisionis abou 18,000sguare fed.
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The «isting RE- residential existing zone was devised duing the last plan updite and
has been asdgned to the magority of core neighbahoods and established new
subdyvisions constructed during the previous 10 to 15yeas. In this zone, which is the
lowest residential zoning classficaion assgned, typicd lots are 18,000square fed, bu
may go upto 22,000square fed.

The R-2 zonre instituted during the last plan updite dlowed the minimum lot size to be
reduced to 11,000square fed. In most cases, the lot sizes in new subdvisions range
from 14,000to 20,000square fed but having a lower minimum lot size dlows more
flexibility in design. This flexibility in design can help to make new periphera
subdvisions more environmentally friendly and help infill housing developments more
sensitive to the surroundng establi shed neighbarhoocks.

Recently the Town has added two more residential zoning clasdficaions to alow a
greder range of lot sizes. The R-1 residential zone alows alarger minimum lot size than
is currently mandated in the R-2 zone dfording adjoining low-density outside of town a
greder level of protedion. The newly creaed Conservation zone allows a low-density
residential “clustering” in order to proted and promote environmentally sensitive design.

Recommendation: Zoning criteria shoud continue to be reviewed to alow for better
design options that result in more dtradive neighbarhoodk.

The following rezoning recommendations are being made for this updae of the
comprehensive plan:

1. NormalLeeDennis Property/ Calvary Church Property-
- Current zoning RE- Residential Existing
- Rezone isting RE zoning to LC - Limited Commercial on bdh parcds.

2. Humphreys/Lloyd/Fleming Property -
- Current zoning R3 - Medium Density Residential
- Rezone dl threepropertiesto LC - Limited Commercial

3. South Main Stred Properties -
- Current zoning RE- Residential Existing
- Rezone Gehle, Runkies, Moxley properties on the east side of South Main
Stred
- as CC- Community Commercial
- Rezone Weierbach and Baker properties on the west side of South Main Stred
- as NP- NeighbarhoodProfessonal.
- Rezone the properties from Gehle to Verizon as LC- Limited Commercial.
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- Rezone the German and Brightwell properties on the eat side of South Main
Stred as NP- NeighbarhoodProfessonal.

4. Bed Property - West side of MD 27 at Center Stred
- Current zoning I- Industrial
- Rezone & CC- Community Commercial

5. Center Stred Corridor - All properties west of the Bedk property along the Center
Stred Corridor
- Current zoning I- Industrial
- Rezone & CC- Community Commercial

6. Runkies Property - Arlene Runkies Property located onPlainview Ave.

- Rezone from current R5- medium density residential to R2- low density
residential.

Policy Reaommendations:

1. Maintain the aurrent ultimate growth boundaries and ultimate water and sewer
serviceareas as approved in the 1994Master Plan with adjustments made for recent
annexations.

2. Continue to asggn transitional zoning categories between residential uses and
more intensive mmmercial and industrial clasgfications.

3. Continue to require buffer areas between residential uses and more intensive
commercial and industrial uses.

4. Wak with Carroll and Frederick Counties to establish ultimate growth limit
lines and ultimate population growth limits that are beneficial to the town and
match future infrastructure improvements.

5. Continueto require 10% open spacededications on useable ground as part of the
subdivision approval process

6. Plan for additional commercial growth only where planned or existing
infrastructure can support it.

7. Provide ommprehensive adequate public facilities analysis at the concept plan

stage in order to completely evaluate new development proposals for residential,
commercial or industrial development.
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8. Encourage the " master planning" of large parcels of ground at the development
stage to ensure maximum efficiency of land density, open space and adequate
infrastructure improvements.

9. Develop an infrastructure balance shed to determine deficiencies in public
infrastructure prior to approving new development.
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