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Copies of the Carroll County Bulidable Land Inventory are avallable...

In hardcopy or on CD at:

Carroll County Planning Bureau
225 North Center Street, Suite 204
Westminster, Maryland 21157

Online (text and maps) at:

For additional information, contact the Carroll County Planning Bureau:

By phone: 410-386-2145
By e-mail: coplanning@ccg.carr.org

ACCESSIBILITY NOTICE: The Americans with Disabilities Act applies to the Carrol] County Government and iis programs
services, activities and facilities. Anyone requiring an auxiliary aid or service for effective communication or who has a
complaint should contact Jolene G. Sullivan, The Americans with Disabilities Act Coordinator, 410.386.3600,
1.888.302.8978, MD Relay 7-1-1/1.800.735.2258 or email jsullivan@ccg.carr.org as soon as possible but no later than
72 hours before the scheduled event.

H




Carroll County Buildable Land inventory

Table of Contents

INEFOAUCHION & BACKEIOUNG «eereiiiisecorisierriarnescererresscmnssasesesansannesnssmerinsesssamrasas e 18 84LRRRLAS S0 raREEAEARS SRR SRR RAR S PraEEEF A RA SRR R T AR R AR A RRAER RO 4GRS SRR RS

T I e O PP PP

(@1 == Tl cs 1101 TR T 2 1561 PP PPP PP
Changes SINCe OrigiNa] 2005 REDOM crieoiriirrirrrerrceiiaisasaseass s i asara s rares s seas s A s EToR S 52 EE 1S3 8 ERERR RS SRR 50 S b 4RI SRS d 40 RE R R A E AR R nnecn £ a ot s bmr it s
ALTICIE GOB RO U N EMIEIITS tiiiiiiiecasssmcriiecsssrierscrsiasasssssssarasassasasene ressssamnssrnss esssssmsesshmmstrat 48 RaREEERANRRRREEEEE£EEHRA4NNANS4HRLO RN NSRS RAcmnEEnE e e nnntnnnE ek rnannnan

WWwMNN P

Residential

Residential Lot Yield Methotolomy .. i riismcessssrsrasssrsisssieesssammrassssnssssssssscosnses nabwanusecassnas rasssenesessansnnsses

P PO ESS aveeraersusnannnrersassnsnes sarnssnsanaseansnasnssananmssssassomceseues % sasnunsssnerssssmannsasss sesddbressEusaNensasnasensscassssnnnant nrnnsnnacnndnends i bbb bsnssnansnsrananninnsinnsinne

R B cuunseeereresnacsneerressessnsesnscanrensercsnsssmernpeesssssasasnkesscssssssnsnas armessmsssntedutentEhnemNnLRRERREREENERR NS KRS AR AR SR ERE NS FaRR R b e amaRaRPamedemd MR ERRRRRRERR S A RER A AR AR R R R R RAS

LIt OTIONS BT A ST DIONS . e tevieiiss s smisisaesvanaenssasssssnsscassassesaressssnnerasseesmssmenssexessHbaLSs deedbiHadnEAEREE S IELEE ¥ AR ES AR # 4 AR AR S F AR €4 Ha dm O T AR L e AR RS EEA AR RS
Countywide Totals of ReSidential POLENTIA!. ... e rcriairer e rercescesdteesn i sas st s sn s s am s eas e s sna e aea A nat e RA e e e s e k£ n AR E AR R E AR EE
IVIUNICIDB] ESLIMIEEES tvssiansrersarsanrssansmsnanesasneessnsirsenssammesssstssmsannnsssssenscsdssnmcksssns s asanhs 1E8mRSne5samn arEanmenssvesannnnsssmsanssnns e nddUbaLINRpEEEEEERannmnsssnannnis
DESIZNAtEd GIOWEH AIEE ESTIMATES cueusrmeeeerereeerrsneresemsassessaresensassarsssrsssarass et sessssssmss st sessassssssmsssedn st sian e AR ress e s senssnssessansasssstsanssssssns L0
Priority Funding Area Estimates.....ccueecamerenrasnsneas
Unincorporated Residential Potential..... S PO 12
Unincorporated Area Based on Zoning....c.... VRS v
Unincorporated Area Based on Land Use Designations . cinnisscminnssss s i smsssascnssneas SR I
Municipal and Designaied Growth Area Residential POteNtal ... i st sssssssssssresssnssssesssssssesssessss L0
FTEEAOMY/ SYKESVIIIE «.necrererisrcssvuesessesssassesasmesssasssssesseserssresssssesessasssssmsssssssssasssns A RRIXRARRR SR EFR RS AR SR RRRE S Eeassasn s bnbssmtn s natsmmpcsnenssnnirnsnnnnnensans 1O

O Wo ~N PR

mamarkidannan

HAIMIDSTEAM crueetieeeeeestssasemnessnsssnsnsssssiassensssnssessesas seseassessuaesssas semsntasassaseessases sensas s ssss ansnenamrsamapessessatshbeRERREE AR RS AR RRE R e b ek n A nen e nannnnnsres DU
IIEBIICHEELRE 1eueereeeseeesesmseneesseessenesesseamessassaessensasssmesenesnsss sessssetat busedetnnnessasssancnsnsemsnss erssmtesns besenssntssnsebasstssmnsnnbasaLRURIRRER e cean b arnnresnransensnan SF
IVIOUNTE ATTY.ueeruesssmsesseseesssssscssscessenssessrssenessrasstvess essas enesssstessassssntsasessesen sacssanmtasacmssssesesmssss seue ot HEeh s ELLERER SR BEE R RS R AR PRV b e e amae e s nn e mnEnsnsne s 20D
TETIEYEOWN cureerrurmsssesssssssneesasssssesessasnessnsssseressssnssssssebaassassnsnssansessanenantssaasessamsansssrasasasaseas sedesesthabasnsabesssensanassensnsssseners vaneressnssassnnnansnnne s O
UNTON BIIOEE cuuuacmesesirarisianescsiscsssseessssmssssssssonsssessseeassessaseseskss sabessessssssses et aimsassssesase s sos st st sissasmisssntnssbassubntnsssannpsssssemessnsssssnssannssnsrass 5O

Y B I T S BT tennrreriesirsrresnmsenussssssrcaennssnnsnssssenssesnnnsssmnbbessneiehsssunnannnssnssens snnmnmnsmnnbssins

Commercial & Industrial

Commercial & INAUSLIIAl MELNOUOIOEY euviuierrccrersreseiseesssseseresesssessasassessresssasasssasessasas ssmesssesassesssssersresesssasmansssssssmsssssassasnanssasssnsnsassrnenss b




Carroll County Buildable Land Inventory

IOCEES e eoteee e eesremesstesasessemeseaseasemeaseasasassasasnasssaesasnenestut st sabee SR as s nE e st asassaae s eraraendean st aEFAE s e AEER RS R AR aL tneteratnaEn st nrnnebinbsnicn s nnneansane PO

Assumptions & LimitationS. o, wemreeeissanssmnnssennsnnn e 9
CoOMMETCIAl & INAUSLIAL ESTIMALIES ..cueerrsueresssrsssssssssresssseassssesssssnsissstesiessasasesssassssssasssssess stassessssemshessiessrissssasssnsasssssssrasssnssasarasammssscssns S0
MUNICIPAL ESTIMEBLIES 1ercussersrensnmarressemmmnssissssssmssssss s s s st s saan s s s s se s KA R AR RS ARRES R RS SRR NSRS AR R A0
Designated Growth Area EStimates ... 54

WarrddBEAURANEEEEEEEEEEINE ERsteNEEsE Rl k]

PrOMTY FUNAINE ATEA ESHMETES 1uuurcaresrsrerreseeressessasessasssesssssessessesesesisssssssantssssssssss assas st as sssscscesasssinssansnessasrssrasssssasasesssrmsssnassssusssrasssd 0

LTI

EriaNsNEMmNLENN

Appendix A: Residential MUltipliers ..o

IETEL T I P T b

Appendix B: Residential Constraints (Detailed}).. USSR o ¥
Appendix C: Residential Assumptions & Limitations e s s e e TP A §
Appendix D: Low and High-Range EStimates wrmennens SO fo

T e T P LR LR L LY

mxmmmEzdek

[XEITL




Carroil County Buildable Land Inventory

introduction & Background

Introduction

What is a buildable land inventory?

The buildable land inventory (BLI) is an analysis of land that
is considered to have development potential. It estimates
where, how much, and what type of additional development
could occuy. Estimates of the number of residential lots that
could be created or units constructed are based on a
jurisdiction’s current zoning and/or proposed future zoning,
called “land use designation.” The BLl also uses land zoned
for commercial and industrial development to estimate the
potential acres available for this type of development.

The BLi is a planning tool for evaluating the potential
impacts of planning policies and recommendations, and
measuring the effectiveness of previous actions. The BLI
could influence decisions on such issues as land use and
zoning, subdivision regulations, watershed management,
public facilities, and preservation measures. The BL! does
not address the capacity of natural systems, infrastructure
or other limitations to handle the projected growth.

How did the Carroll County Bureau of Planning perform
these calculations?

In Carroll County, the BLI was completed using calculations
processed in ArcGIS, the geographic information system
(GIS) used hy the County. The model generates an estimate

based on the methodology used to manipulate data. Many
different variables may, or may not, affect [ot vield.

The only way to get an exact number of buildable lots wouid
be to research every deed for every parcel in the county
{66,181 parcels including the municipalities as of july 1,
2011) to determine covenants and restrictions and other
provisions that might affect lot yield. A certified engineer or
land surveyor would then have 1o prepare an environmental
resource inventoty for each parcel to delineate the exact
presence and location of environmental resocurces. Each
potential lot in an area not served or planned 1o be served
with public water and sewer service would have to have
percolation tests performed and a well drilled to see
whether a lot could actually be created. In addition, every
subdivision plan would have to be reviewed o determine
which lots are remainders or off-conveyances and to
determine if additional lot yield exists. Finally, a subdivision
plan would have to actually be created to lay out the lots to
then determine the ultimate lot yield.

As this is time and cost prohibitive, GIS becomes the best
tool available to develop estimates of buildable [and. GIS is
a powerful tool that can be used io examine spatial
problems but is only as powerful and accurate as the data
used for-analysis. The best data available was used fo
perform this analysis; however, not all data that could be
used for this study is available digitally. Therefore, we
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Carroll County Buildable Land Inventory

believe that this is the best information that can be provided because it accounts for some of the characteristics of

with the data we have. Certaln assumptions must be made individual properties that may affect total potential lot yield.

to provide timely calculations that are accurate enough that Therefore, if the total acreages of buildable land shown in

they can be used to make decisions. the tables in this report were divided by the minimum
acreage shown for each zoning district or land use

It is important to note that the lot yield calculations were designation, different numbers would result than those

performed on each individual parcel. Calculating yields on shown in the tables.

an individual parcel basis provides more accurate results
than calculating lot yield on the sum of the acreage of all
parcels in each zoning district or land use designation

Key Terms
The Buildable Land Inventory Report presents data by comprehensive plan has been prepared. DGAs typically
several specific geographies. The following definitions of correspond to the municipality’s defined futiure
these geographies were used to generate the estimates: mnicipal growth area.
- ) e Priority Funding Area (PFA) - areas designated by the
) _M_“ﬂm_m_um_m_@ - ﬂ:ﬂ w:imsﬁcoo_‘wmmmw boundaries of a State and local jurisdictions that are targeted for growth
Ipality as of December and economic development. These areas must meet
* Designated Growth Area (DGA) - an area, generally the minimum PFA criteria defined under State law.
organized around a municipality, for which a detailed
Organization of Report
The Buildable Land Inventoty Report is divided into two main e g countywide totals section that provides a breakdown of
parts: a Residential Buildable Land Inventory, and a the estimates by municipality, Designated Growth Area
Commercial/Industrial Buildable Land [nventoty. Each part (DGA), and Priority Funding Area (PFA); and,
s further divided into: e for the residential BLI only, a detailed analysis of
¢ a methodology section that describes how the estimates ohﬁm:mmmwwcmMm_M_m amﬂmﬁ%m_ lots m M::W m_ ality and
of potential buildable residential lots or potential w:m: DGAS y palty
buildable commercial and industrial acreage were )
derived;
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Carroill County Buildable Land inventory

The detailed municipal/DGA portion of the residential BLI
uses current zoning to estimate how many lots presently
could be huilt within the corporate limits. The land use
designations (proposed future zoning) and DGA boundaries
(proposed municipal growth area) that are defined in each
municipality’s comprehensive plan were used to estimate
how many residential lots potentially could be built
according to the plan. Each of the eight municipalities in the
county has an adopted comprehensive plan with a defined
DGA. Because the Town of Sykesville's growth area falls
within the Freedom DGA, those two areas are presented
together. Although there is a Finkshurg DGA, the Finksburg
community is not incorporated.

Changes Since Criginal 2005 Report

The commercial and industrial BLI is presented in multiple
tables according o various geographies. Buildable acreage
is provided within each geographic category for both vacant
parcels and partially-developed parcels, in recognition of the
fact that in many cases further development of an improved
parcel could occur. Each table also shows the number of
parcels within set acreage size ranges.

Maps are included in the detailed municipal/DGA portion of
the residential BLL. Potential residential lots are depicted by
a red dot. These same maps also depict potential buildable
commercial and industrial parcels with a green (commercial)
or yellow (industrial) triangle.

Since the last report was completed in June of 2005 the
county has many new and updated data layers which should
improve the acguracy of the BLI estimates. The county’s
parcel [ayer was updated in 2010; the parcel layer is the
base layer for the BLI calculations. As a result of the new:
parcel layer the zoning, land used designations, growth area
houndaries, corporate limits, agricultural easements and
most of the absolute constraints were updated to match the
new patrcel lines and incorporated any updates since 2005.
The county also has a new address point’s layer; this layer

Article mmm_mmﬁam«mwﬁmim

was used to determine if a parcel is improved or vacant. In
the 2005 report the property’s improvement value was used
for this determination. The BLI estimates also incorporates
a new data layer that contains Forest Conservation,
Floodplain and Water Resource Protection easements that
were used as absolute constraints. The floodplains and
steep slopes layers have been updated and were derived
from more precise data than the original layers. The 2005
report assumed a 100-foot stream buffer, while this update

assumes a 50-foot stream buffer, as this is the county’s
minimum stream buffer width.

Article 66B of the Annotated Code of Maryland requires
local jurisdictions to prepare an annual report of planning
activity, One of the required components of this report is &
set of “measures and indicators” desighed to analyze
development patterns and potential. Included in these

measures and indicators is a development capacity
analysis, which must be updated once every three years or
when there is a significant change in zoning or land use
patterns. The Buildable Land Inventory is Garroll County
development capacity analysis tool.

]

S
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Residential Lot Yield Methodology

Process

The following process outlines the steps taken to calculate
the medium range potential lot yield on residential land by
parcel based on the underlying zoning and land use
designations. The zoning BLI is calculated separately for
each of the eight municipalities within their corporate limits
and is also calculated for the “County Unincorporated”
regions. The land use designation BLI estimates are
calculated separately within each of the DGA's and for the
County outside the DGA's. The calculations are done
separately as each town has unique zoning and land use
designations and associated code.

Step 1: Identify Constraints to Development-This includes
both absolute constraints and partial constraints. Absolute
constraints usually encompass the entire parcel and
include:
Municipal-owned lands-lands cwned by county, state,
city or towns
Agricultural Land Preservation Easements
Agricultural Remaining Portions without further
subdivision rights

Road Right-of-ways

Open Space

Quarries ,
Land-locked parcels

FPublic Use

Forest Conservation Easements

Floodplain Easements

Water Resource Protection Easements

Other non-buildable parcels

Partial Constraints generally only impact a portion of a given
parcel and inciude:

Streams and stream buffers

FEMA 100-year floodplains

Steep Slopes

Wetlands

Wellhead Buffers

Communication Towers
See Appendix B for a more detailed description of the
absolute and partial constraints.
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Carroll County Buildable Land inventory

Step 2: Subtract Absolute Constraints from the Parcel Data-
After merging all absolute constraints into a single file; these
absolute constraints are erased from the parcel layer as
they have no future development potential.

Step 3: Union the Parcel Data with the Zoning or Land Use
Designation Data, this will allow you to relate each parcel
with a zoning or land use designation district. If a given
parcel is split by multipie districts, the union process will
create multiple parcels.

Step 4: Identification of All Parcels that are Zoned
Agriculture, Residential and Conservation. All parcels zoned
for commercial or industrial are deleted from the data, the
remaining parcels are used to ¢alculate the residential
buildable land,

Step 5: Apply Multipliers to each Zoning or LUD District to
populate a buildable acreage field. See Appendix A for
detailed information regarding how the multipliers were
determined and used for each zoning category.

Range

Step 6: [dentify Improved Parcels-The county’s address
points data were used to determine if each individual parcel
is improved or unimproved. Created a new field in the
database and assigned the value of 1 to improved and O to
unimproved parcels.

Step 7: Calculate Potential Lot Yields based on the parcels
zoning and lud’s district for each buildable parcel in the
county and adjust for improved parcels and those within the
Viable Recovery Area. Each developable parcel within the a
VRA that is zoned residential or agriculture receives twice
the amount

wﬁmum_ Repeat-Steps 3-7 for each Municipality using their
specific zoning and land use designations.

Step 9: Repeat Process for the Low and High estimates.
Generally the high estimates do not use the multipliers while
calculating the buildable acreages and the low estimates
remove the partial constraints from the buildable acreages
(along with the absolute constraints). Mt Airy and Sykesville
are calculated differently; see these sections for a further
explanation.

e High - These figures are derived from a straight density
calculation applied to land identified as buildable after
absolute constraints are removed.

e Medium - These figures are derived from calculations
after absolute constraints are removed and then a multiplier
is applied to the land identified as buildable. See Appendix
A, Residential Multipliers, which describes how multipliers
were determined and used.

e Low - These figures are derived from calculations after
the absolute and partial constraints are removed and the
multiplier is applied to the buildable lands. Thus if a parcel
does not contain any partial constraints, the low range BLI
estimate would be identical to the Medium range estimate.

All estimates shown in the main report are the Medium
range calculations. The High and Low range estimates can
be found in Appendix D.

&7
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As part of the BLI update, the County compared 2005 BLI
estimates with actual lots approved by our Bureau of
Development Review during the subdivision process. We
compared the total number of lots created by 44 new
subdivisions that had been approved since 2005 to the
medium-range BLI estimates (based on LUD) that correlate
to the parcels that were subdivided. The acfual number of
fots approved for these 44 developments is 1,579, while the
medium-range potential lot yield estimated by the 2005 BLI
was 1,650. Thus overall the BLI medium range estimate is
slightly low, but underestimated by only 29 lots, which is
less than a 2% difference.

Even though the 2005 medium range BLI estimates were
slightly low, it was concluded that the medium range
estimaie based on designated land uses is the most
accurate estimate to use.

When comparing the numbers, most of the time the medium
range estimates were too high. Of the 44 subdivisions

Limitations and Assumptions

Reviewed; BLI estimates were too high on 29, too low on 12
and identical on 3 of the subdivisions. If you remove the
highest and lowest values, the two outliers, then approved
lots would equal 1,130 and the 2005 BLI estimate was
1290 for the remaining 42 subdivisions. Thus shows a
medium-range BLI overestimate of 160 lots after removing
the highest and lowest points.

The subdivisions that had lot yields much higher or [ower
than the estimated BLI occurred because of issues
discussed in the Limitations and Assumptions in Appendix
C. BLI underestimates can occur if the property is rezoned,
approved variances or zoning regulations were changed to
allow retirement housing at higher densities, property
eligible for multiple off-conveyances...While over estimates
can occur if the property is: developed without annexation
into one of the municipalities, rezoned or if site specific
constrainis are encountered.

A number of assumptions and limitations were factored into
the BLI estimates. See appendix B for a detailed description
of each. The estimates presented i this report draw from
the best available data and refer fo the adopted zoning and
comprehensive plan land use designhations as of Ociober
2014,

S



de Totals of Residential Potent

This chapter includes a summary of the potential residential lot estimates for by municipality, DGA, and PFA. Municipal lot
estimates are based on zoning, while DGA estimates are based on land use designations (proposed future zoning from current
comprehensive plans). PFA estimates are given using both zoning and land use designations.

Municipal Estimates

Potential Residential Lots Potential Lot Yield by Municipality
by Municipaiity and based on Zening
County Unincorporated Area Imqﬁwa&
Based on Zoning Wastminster 5% Manchester
20% , 11%

AL Potential:lo
Hampstead 23b
Manchester 581 Mount Alry
Mount Airy 508 11%
New Windsor 223 Lnion Bridge

ille 18% New Windsor
Sykesville 275 2 W o
Taneytown 1584 Sykesvills
Union Bridge . 676 5%
Westminster 1,030
Municipal Total _ 5,202 Taneyioun
County Unincorporated 24,133
Total 29,335
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Designated Crowth Area Estimates

Potential Residential Lots
by Designated Growth Area
Based on Land Use Designations

. Patential Lots
Freedom 4,263
Hampstead 414
Manchester 713
Mount Airy 1,167
New Windsor 434
Taneytown 2,752
Union Bridge 1,313
Westminster 2,996
Finkshurg#* 1,615
DGA Total 15,567
County Non-DGA 14,447
Total _ 30,014

Poteniial Lot Yield by DGA's
based on Land Use Designations

e Finksburg*

5%
@ Westminster
0%

B Union Bridge
4%

O County
Outside
DGA's 49%

Taneytown
8%

B New Windsor
1%

B Mount Airy

4%

o Manchester
2%

0 Hampstead
1%

B Freedom 15%

1
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Carroll County Buildable Land Inventory

Priority Funding Area Estimates

Potential Residential Lots
by Priority Funding Area
Based on Zoning and Land Use Designations

Finksburg

Woestminster

Urion Bridge
9%

Potential Lot Yield by PFA Based on Zoning

Rural Villages
(Total) Firksburg
2% 1%

Freedom

24%%, 24%

A Harmpstead
5%

Manchesier
9%

T: Wi 3 ¥
mumvmc “ New Windsor
16% iy

Mourt Airy
T%

Freedom 2,622
Hampstead 573
Manchester 1,047
Mount Airy 958
New Windsor 283
Taneytown 1,675
Unionr Bridge 1,285
Westminster 2,520
Rural Villages (Total) 186
PFA Total 11,168
County Non-PFA 18,845
Total 30,014

Wastminster

Union Bridge

12%

Potential Lot Yield by PFA Based on Land Use Designations

Rural Villages
(Total)
2%

Finksburg
1%

Freedom

o
5991, 22%

Hampstead
5%

Manchester
9%

Taneytown ~ Mount Airy
5% New Windsor 9%

3%
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Carroll County Buildable Land Inventory

Unincorporated Residential Potential

Unincorporated Area Based on Zoning

The estimates below were derived using the current county zoning, and excludes all incorporated lands within the towns.

Polential Residential Lots County Unincorporated
by Unincorporated Area Medium Range Estimates by Zoning

Based on Zoning R-40,000
23%

Agricultura
30%

Agriculture

Conservation 15,704

R-7,500 21

R-10,000 967 Fras.ao0

R-20,000 2,233

R-40,000 8,217 Conservation

Total 102,949 R-10,000 R7,500 18%
14% 0%

Bl
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Carroll County Buildable Land inventory

Unincorporated Area Based on Land Use Deasignations

The estimates below were derived were derived using the current land use designations, and excludes all lands within

Designated Growth Areas.

Potential Residential Lots
by Unincorporated Area
hased on Land use Designations

Potential Lots in Unincorporated Area

by Land Use Designations
Low Density
Res.

22%

Medium Density
Res.
8%

Agriculiure
50%

Suburban
Residantial
1%
Conservation
19%

Agriculture

Conservation 10,018 2,742
Suburban b5 205
Residential

Medium 712 1,187
Density . .

Residential

Low Density 3,838 3,146
Residential

Total 90,448 14,447

1

4



ain Legead

County Taning
[ R-7300
R-10002
B-20000
E-A0000

N\ HEa
Retinge

\.

™\

<« 1Pptential Residential Lot
A, Buildahle industrial iznd
A\ Buildalile 6ommercial Lasd

Union
Bridye

1 Gornorate Limits
&3 Designiutod GrowihArea
#| £% CountyBorier

%] ~_ Maior Road

vy

Pateniial Resitental Lots shown on
 this map are based on the

| MEETE rnge estnates.

-

5




Carrofll County Buildable Land inventory

Hampstead

Zoning

The table below is based on the Town of Hampstead's current zoning, which is shown on the corresponding map. The Town of
Hampstead is comprised of approximately 2,034 acres.

Potential Residential Lots in
the Town of Hampstead
Based on Zoning

incorporated
R-7,500 12.69 54
R-10,000 39.17 123
R-40,000 41.49 45
Residential Business 4.02 13
incorporated Totals o7.4 235

|2
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Secondary legend
1 gorperate Limits
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Land Use Designations

The estimates below are based on the current land use designations within the Hampstead DGA, which are shown on the
corresponding map. Hampstead's DGA is comprised of approximately 2,579 acres.

Potential Residential Lots in
the Hampstead DGA
Based on Land Use Designations

Eoo%oﬂmmma
R-7,500 12.49 b1
R-10,000 38.81 124
R-40,000 41,49 45
Residential Business 5.26 19
Uningorporated
R-7,500 11.27 51
R-10,000 45.76 122
Residential Business 0.58 2
Incorporated Totals 98.1 239
Unincorporated Totals 57.6 175
DGA Totals 155.7 414

2
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Mancnester

Zoning

The table below is based on the Town of Manchester’s current zoning, which is shown on the corresponding map. The Town of
Manchester is comprised of approximately 1,486 acres.

Potential Residential Lots in
the Town of Manchester
Based an Zoning

Incorporated
R-7,500 21.68 69
R-10,000 62.19 188
R-15,000 64.6 126
R-20,000 88.01 165
R-40,000 41535 43
Incorporated Totals 2818 581
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Land Use Designations

The estimates below are based on the current land use designations within the Manchester DGA, which are shown on the
corresponding map. Manchester's DGA is comprised of approximately 1,585 acres.

Potential Residential Lots in
the Manchester DGA
Based on Land Use Designations

incorporated .
Urban 21.2 68
Suburban Gl 183
Community 49,78 118
Medium Density 88.02 i55
Low Density 45,76 | . 43
Conservation 97.04 | 30
Unincorporated

Medium Residential 51.41 109
Conservation 25.5b6 7
Incorporated Totals 362.8 597
Unincorporated 76.97 116
Totals .

DGA totals 439.8 713
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Appendix C: Assumptions and Limitations of Data

Appendix D: Low and High-range Residential Estimates
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Appendix A: Residential aﬁﬁﬁmm@%

These multipliers were derived for the original report in
2005 and were accepted unchanged for this latest report.

To determine lot yield in Carroll County when a subdivision is
proposed, a straight density calculation on the gross
acreage is not used. Rather, certain factors are considered
and certain acreage removed from the gross acreage before
lot vield can be calculated. Therefore, using a straight
density calculation on gross acreage produces an infiated
potential lot yield. To try to account for some of the factors
that almost always affect lot yield, the absolute constraint
data was used to remove parcels from consideration that
weren't likely to have a lot vield. The remaining parcels
would be considered developable. However, in calculating
the potential number of lots that could be created,
infrastructure - in this case, new roads and stormwater
management (SWM) - needed to serve the new lots also
needs to be considered. In most cases, needed
infrastructure will reduce the overall lot potential,

Since the actual acreage needed for roads and SWM on
gach undeveloped parcel cannot be determined hefore a
development plan is submitted, a percentage of gross
acreage that would likely be taken by roads and SWM was
developed to help provide a more accurate picture of
potential lot yield.

Various Carroll County data was reviewed to identify the lot
yield historically attained for property in each of the
residential zoning/land use designation categories. A
mulliplier, representing the percentage of land remaining

after accounting for infrastructure, was estimated for each
residential zoning/land use designation categories. Since
the data was not easy to aggregate, the numbers were
modified to reflect a more realistic and logical figure for
Carroll County.

The following steps were taken to identify these initial
multipliers:

1. The Development Review Tracking System, which was
created in 1990, was gueried to create a list of all of the
subdivisions in the C and R Districts that have been
recorded since 1995. The query identified 76 plans inthe C
District, 37 plans in the R-40,000 District, 34 plans in the R-
20,000 District, 26 plans in the R-10,000 District, and 3
plans (since 1820} in the R-7,500 District.

2. In each of these districts, it was determined thata
minimum of 15 plans should be reviewed for acreage
figures to calculate an average percentage of gross acreage
dedicated to new roads and SWM. In reality, all of the plans
were reviewed in the R-7,500 District because there were

‘only a total of 3 plans recorded since 1990. In the other

districts, more than 15 plans were actually reviewed.
Although every other plan on thé list (listed chronologically
by recording date) was reviewed to provide a random
review, additional plans that yielded large numbers of lots
were also reviewed to try to increase the level of
representative accuracy. Most of the smaller subdivisions -
10 or less lots - did not require an appreciakle amount of
acreage for new roads or SWM. A total of 27 plans were
reviewed in the C District, 20 plans in the R-40,000 District,
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21 plans in the R-20,000 District, and 16 plans in the R-
10,000 District.

3. The scanned plats for the above plans were reviewed to
identify gross acreage, actual lot yield, acreage in new
roads, and acreage in SWM. Some plans had 1o be
eliminated from the calculations because acreage figures
were either not provided on the plat or were not readable.
Those eliminated were not counted in the total number of
plans reviewed.

4. For each plan reviewed, the total acreage in new roads
was divided by the gross acreage to determine a percentage
of the total plat area devoted to new roads. In each district,
the percentage of the gross acreage of each of the plans
was averaged to identify an overall percentage of the parcel
that should represent new roads when lot yield is estimated
for purposes of this study.

5. Task 4 above was repeated using the total acreage in
SWM to determine an overall percentage of the parcel that
should represent SWM facilities when lot vield is estimated
for purposes of this study.

6. The total identified percentage for each district for both
new roads and SWM were added together to produce one
overall percentage for new infrastructure to be applied for
the buildable land calculations on potential lot yield.
Because there was insufficient data for the R-7,500 District,
the percentage and multiplier to be used for R-10,000 was
identified for the R-7,500 District as well.

The original multipliers developed using this method were
approximated as .99 for the Conservalfon zone, .95 for the
R-40,000 zone, .89 for the R-20,000 zone, .93 for the R-
10,000 zone, .93 for the R-7,500 zone, and .89 for the
Heritage zone. The table below identifies the modified

multipliers, the multipliers actually used for this report.
Many jurisdictions around the country that have done a
huildable land inventory use muitipliers within the .75 to .85
range. However, for Carroll County, the numbers tend to be
correspondingly higher. Therefore, a graduated range was
developed that closely approximated the initial multipliers,
but that were more practical and logical. These multipliers
are the best representation for Carrolt County at this time.

Modified Multipliers Used in This Report:
dMuitiplier for Gross Acrgags of Bulidable Residential Land

To Caloulate Buildabie Land Remalning
After Aogounting for New Roads and SWM Facilities

Conservation ‘ 0.950
R-40,000 _ . 0.925
R-20,000 0.900
R-10,000 0.875
R-7,500 0.850
Heritage** 0.900

* A multiplier was not identified for the A District because the formula
used to calculate lot yield in that District can accommodate needs for
new infrastructure without reducing lot vield.

** The minimum lot size in the Heritage District is the same as for the R-
20,000 District, Therefore, the same multiplier was used for both,

Saurce: Carrell County Bureau of Planning - For Use w/ Buildable Land
Inventory Only

To identify multipliers for the municipalities, the multiplier
for the County zoning district that was roughly closest to the
municipality's zoning district was used,
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Appendix B: Residential Constraints (Detailed)

1. Absolute constrainis: Factors known to affect lot yield were identified. These factors were considered constraints that
absolutely would reduce the lot yield or development potential for any given parcel. In most cases, absolute constraints are
also factors that apply to an entire parcel rather than just part of a parcel. Note that existing roads are not part of the parcel
layer. Therefore, they are automatically not included in the acreage. The absolute constraints are as follows:

s Carroll County-owned land

e Land owned by other government jurisdictions (i.e., land owned by municipalities within Garroll County, State of Maryland,
Baltimore City, federal government, other counties)

e Existing reservoirs

e Agricultural Zoning District remaining portions - This is the Agricultural parcel from which other residential lois were
subdivided.

e Agricultural Land Preservation Easements - This data includes property permanently preserved through Maryland
Agricultural Land Preservation Foundation (MALPF) or the County program.

e Rural Legacy Easements - This data includes property permanently preserved as part of the State’s Rural Legacy program.

» (Other easements (MET, CCLT, etc.)

¢ Road Rights-of-Way - The right-of-way (ROW) for roads is considered to be 30 feet on either side from the centerline of the
road, for a total width of 80 feet. While roads are automatically excluded from the calculations because they are not part of
the parcel data, some ROW goes beyond the actual roadway. Therefore, ROW was removed as an absolute constraint. ROW
does not reduce lot yield in the Agricultural Zone. Therefore, this constraint was not applied to parcels in that district.

e Parks - All publicly owned County and municipal parks were included.

=  QOpen space — This is land that resulted from residential subdivision, usually with clustering, and was dedicated and U_mﬁmg
as open space. Some of it is publicly owned, and some of it is owned hy a homeowners’ asscciation,

o Quarry-owned Properties — These are properties owned by quarry companies. These include the entire parcels containing
the Lehigh quarry in Union Bridge, the Lehigh quarry in New Windsor, and the Arundel and Gensiar/LaFarge quatries in
Westminster.

e Landlocked parcels - Parcels that do not have County-maintained road frontage generally cannot be developed. Exceptions,
such as granting of an access easement or a landlocked parcel owned by the same person as an adjoining parcel with road
frontage, whereby that parcel could be developed, were included in the calculations. (The acreage figures for this data were
included in “Miscellaneous Parcels Not Buildable”).
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Power lines - This includes either properties identified in the database as owned by a utility company or parcels that are
obvious on viewing the mapped parcels that those parcels exist for the purpose of running power lines across them.

School property - All property owned by the Garroll County Board of Education was included, as well as McDaniel College
and Carroll Community College.

Public use — Any land, either publicly or privately owned, that is generally open to the public, the public is invited to use, oris
somehow used for recreational purposes, and is not developed for residential uses. This includes such things as schools,
churches, parks, golf courses, libraries, fire stations etc.

Other miscellaneous parcels identified as not buildable - These are [ands which after a brief review of orthophotographs,
were determined to be either not buildable or not further subdividable. This includes parcels that were twice the minimum
lot size, but the location on that parcel of an existing house would preclude further subdivision. A complete database of
open space parcels was not available. However, to the extent possible, known open space parcels were also reviewed and
removed for the buildable land data.

. The following table shows the total acreage in each constraint for which the data could be calculated.

Carroll County-owned land 5,102.8
Land owned by other government jurisdictions (i.e., land owned by municipalities within Carroil
County, State of Maryland, Baltimore City, federal government, other counties) 14,398.0
Agricultural Remaining Portions 14,065.6
« Preservation Easements (Agricultural Land Preservation easemenis, Rural Legacy easements, |

Other easements (MET, CCLT, etc.) 50,090.0
Parks 9,0904,.7
Quarry Company Owned : 2,935.3
Power lines 985.1
School property : 1430.0
Public use : . 13022.0
Misc parcels not buildable . | 13,283.6
Total Acreage of Absolute Constraints 135,307.1
Source: GG Bureau of Pianning, 2021
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Partial constraints: Factors that have the potential to affect lot yield but for which this is not always the case were considered
partial constraints. In many cases, while areas with these constraints cannot be developed, those areas may be able to be
included in a buildable lot rather than excluded from lot yield determination. Some partial constraints affect lot yield on a case
by case basis, depending on such things as amount and quality in the case of certain environmental resources. Because of the
hature of most of the pariial constraints, partial constraints are generally not limited within parcel lines and may cover only part
of a parcel. These partial constraints were identified as follows:

o Streams and stream buffers - For purposes of this analysfs, buffers are calculated at 100 feet from either side of the center
of the stream. In reality, buffer widths vary. .

s 100-year floodplains - Floodplains are those that are mapped on the Federal Emergency Management Agency
floodplain maps.

e Steep slopes solls - Steep slopes are considered to be those slopes over 25 percant.

* Wetlands - Wetlands are those that have heen identified by Maryland Department of Natural Resources.

e Wellthead buffers ~ Buffers are on existing and planned community water supply wellheads and extend a distance of 100
feet from the wellhead.

o  Communications towers - The fall line of the tower was used as a buffer area. The fall line is determined by tower height.
Where no fall line was set, a 250-foot buffer was used.

s (FEMA)

The following table shows the total mn_.m.mmm of land in each partial constraint for which the data could be calculaied. A map
of each of the partial constraints follows this table.

Acreage of Land in Each Partial Constraint

Streams and stream buffers 16,128.0
100-yvear floodplains 16,547.0
Steep slopes soils 22,518.6
Wetlands 12,346.0
Wellhead buffers . 118
Communications towers 218.9
Total Acreage of Partlal Constraints (Individual)* 67,876.8
*Many of the partial constraints averlap one another, so the actual acreage is much lower, The gls partial constraints layer was tco large to merge
together (system constraints), which wauld give us an actuatl total acreage.

Source: CC Buregau of Planning, Apr 2011
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Partial & Absolute Constraints:

Appendix C: Residential Assumptions & Limitations
General:
[d The figures in this report are based on the regulations

and comprehensive plans that existed at the time the
calculations were made. Where zoning is referenced
under this section of the report, it refers to the zoning
that was in place when the corresponding calculations
were run. Where the land use designations are
referenced, it refers to the future zoning, or land use
designation, shown on the adopted comprehensive
plans.

Data used for these calculations are assumed to be
accurate.

Non-conforming uses that could be converted to.other
uses were not considered as patt of this study.

Potential individual piecemeal rezoning requests and
potential comprehensive rezonings were not considered.

The potential lots are county-wide and municipal
estimates and should not be used on individual parcels.
For actual availabie subdivision potential of an individual
parcel confer with the Carroll County Bureau of
Development Review.

d For purposes of this m:m__<m._m“ it is assumed that the

types of land/parcels identified as absolute constraints
will not be developed for residential purposes:

Agricultural Land Preservation Easements are
considered absolute constraints for the purposes of
these calculations. However, some of these parcels do
have lots that can be subdivided (children’s and owner’s
lots). The exact number of lots is not known but is
considered to be an insignificant amount. For purposes
of this study, it is assumed that all parcels under
easement have ho further residential development
potential. MALPF Districts are no longer considered an
absolute constraints due to changes in the MALPF
program.

For purposes of these calculations, the 60-foot right-of-
way (ROW) used for County roads is assumed to be the
same for new roads within the municipalities. However,
the municipalities may have different ROW requirements
than the County, which could affect potential lot yield.

Quarries are generally long-term uses of a property.
Therefore, it was assumed that any property owned by a
guarry company would not be developed for other uses.
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Assumptions Regarding Residential Lot Yield:

Residential parcels that contain an address point were
considered developed. Those parcels without an
address point were considered to be undeveloped. The
address point’s database is maintained by the Carrolt
County Office of Public Safety.

Parcels considered undeveloped that are not large
enough to further subdivide, based on the minimum lot
size for the zoning district in which the parcel is located,
are each counted as one lot in potential lot yield totals.

Parcels located outside a planned water or sewer service
area that are less than 34 acre in size are considered
unbuildable. Lots existing before 1963 could potentially
appeal the minimum requirements for well and septic to
the Health Department, which could result in additional
lots.

This study assumes-that each buildable parce! will
develop as single-family units only. However, planned
unit developments (PUD) are permitted in R-10,000 and
R-7,500 under the County zoning ordinance as well as in
some of the municipal zoning districts. PUD's provide
opportunity for multi-family housing and can potentially
result in a higher lot vield than would be achieved if only
single-family houses were developed as part of the plan.
Some zones allow two-family or multi-family housing
even without being considered a PUD. Where higher-
density housing is permitted, this could result in
underestimating the potential lot yield for these districts.

Residential parcels containing only one dwelling unit are
considered further subdividable if the parcel size is at

Jeast twice the minimum lot size for the zoning district, |t
is assumed that the remainder will be equal to the
minimum lot size allowable in the district, allowing the
property owner to maximize the development potential.

It is assumed that where single-family residential uses
are permitted in business districts in the County or the
municipalities, the land will develop with business uses
rather than residential. The one exception to this is the
Residential-Business zone in the Town of Hampstead,
where buildable land was assumed to develop
residentially.

Public uses are definhed in the Carroll County Existing Use
of Land Inventory as any land that is either publicly or
privately owned; that is generally open to the public, the
public is invited to use, or is somehow used Tor
recreational purposes; and that is not developed for
residential uses. This category would include such
things as schools, churches, parks, golf courses,
libraries, etc. Many of these uses overlap with parcels
that would be eliminated as absolute constraints, such
as schools and parks. However, all uses in this category
on the Existing Use of Land Inventofy are assumed to
remain in their current use and not develop residentially
even if so zoned,

It was assumed that land designated as Viable Resource
Areas (VRA) in the Mineral Resource Overlay {MRQ)
would take advantage of the Transfer of Development
Rights (TDR) program to get their maximum lot yield.
The use of TDR’s gives the owner a lot bonus of twice
the number of lots to which they would typically be
entitled. This could potentially result in an
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overestimated lot vield in the VRA if not all property
owners exercise thelr right to use the TDR program.

Limitations Potentially Affecting Residential Lot Yield:

1 Calculations for the unincorporated areas were based on

existing zoning at the time the calculations wetre run.
Since the community comprehensive plans for many of
the municipalities call for a change of zoning to match
the land use designation on the adopted plan to ocour
only upon annexation, in reality the potential lot yield
would be higher in most instances than woulid be
achieved with existing zoning. Therefore, calculations
were also run for ithe Designated Growth Areas (DGA).
Calculations for the DGA’s ~ including the incorporated
areas and unincorporated areas that are covered by a
more detailed comprehensive plan than the countywice
Master Plan - were based on the land use designations,
or proposed future zoning, shown in the adopted
comprehensive plan for the community. The [and use
designation provides a more accurate projection of
planned potential ot yield.

At the time these calculations were run, the database for
Agriculiural District remaining portions did not identify
the number of potential additional lots remaining to be
subdivided from a remaining portion. Since some
remaining portions had taken some, but not all, of their
residential development rights, all remaining portions
with subdivision potential were eliminated from the
Agricultural remaining portions constraint data layer and
considered buildable. Therefore, remaining lots to be
subdivided were based on the full acreage of the
remainder. The total number of additional lots resulting
from this land is, therefore, likely to be overestimated.

=

o

Data is not available io identify parcels that still have off-
conveyances remaining to be taken. Therefore, dwelling
units resulting from off-conveyances are not reflected in
the figures for potential lot vield.

The lot yield calculations and resulting potential units do
not take into account accessory dwelling units, which are
permitted in the A, C, and all R Districts. While
accessory dwelling units do not increase lot yield, they
could increase potential dwelling units and population.
This study, however, only analyzes buildable land for
principal dwelling units.

The text of the Mineral Resources Overlay District only
addresses TDR's in the VRA. Therefore, no lot rights
were assigned to parcels identified within the MRO for
Mineral Resource.

For the purposes of this study, it is assumed that land
zoned for commercial or industrial use will not develop
residentially. Therefore, these calculations do not
account for nursing homes and other residential-type
facilities that are considered a cormmercial use and are
allowed in a commercial zone.

The same multipliers used to sccount for infrastructure
needs on buildable land in the county were used for
each similar zoning district within the municipalities.
Some of the towns do not have enough development
history to develop a multiplier based on what has
typically resulted from development in that municipality.
While others do, since each individual municipality has
regulations that might vary slightly from the County,
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these differences were not considered where minimum
lot sizes apply.

Rather than requiring minimum lot sizes, some of the
municipalities use a number of units per acre that are
permitted in each district. Some are based on gross
acreage, and cthers are hased on net acreage.
Wherever possible, net was defined as it applies to each
applicable municipality. Where number of permitted
units is based on gross acreage, only high-end and low-
end estimates were provided, as a straight density
calculation is not applicable in these districts.

Landlocked parcels, which are parcels that do not have
9::@.323558 road frontage, generaily cannot be

developed. There are exceptions, such as granting of an
access easement or a landlocked parcel owned by the
same person as an adjoining parcel with road frontage,
whereby that parcel could be developed. Since a
countywide datahase of landlocked parcels was not
available, these parcels were reviewed, and to the extent
possible, were removed from the buildable land data as
an absolute constraint. Where possible, landlocked
parcels owned by the same person as an adjoining
parcel with road frontage were included in the buildable
land data.
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Appendix D: Low and High-Range Estimates

Countywide

Potential Additional Residentlal Lots Countywide for Unincorporated Areas
Based on Zoning

Agriculture ) .uru_..wm .\‘..w.wo.u B ﬁwmo krpm_m: ._Q_mo.ﬂ 7,380
. Conservation 1,000 16,705 4,648 BG62 10,676 2,822
W. R-7,500 26 24 106 26 20 79
R-10,000 586 4,089 3,738 537 1,005 2,976
R-20,000 854 2,469 3,922 7o 2,149 3,168
R-40,000 1,163 6,782 6,130 1,017 5,652 4,850
Countywide Totals 7861 104,876 25,904 7,213 87,308 21,255
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Hampstead

Potential Additional Residential Lois In the Town of Hasmpstead
Based on Zoning

‘High

Ineorporated
R-7,600 17 14.893 67 17 12.5 51
R-10,000 56 44.76 129 53 37.07 108
R-40,000 2 44.85 48 2 37.48 40
Residential Business 2 4.44 13 9 4,02 13
Incorporated Totals 84 108.98 257 81 91.08 210

Potential Additional Residential Lots in Hampstead Desighated Growth Area
Baged on Land Use De:

Incarporated

R-7,500 ' 16 14.69 59 16 1238 50
R-10,000 56 43.89 127 55 33.3 104
R-40,000 2 44.85 45 2 37.46 40
Residential Business 11 5.9 19 11 5.26 419
Unincorporated
R-7,500 18 13.26 58 15 9.6 41
R-10,000 b8 52.3 131 55 43.56 119
Restdential Business 2 0.58 2 2 0.58 2
Incorporated Totals 85 105.33 253 84 88.4 213
Unincorporated Totals 76 66.14 191 72 53.74 162
DGA Totals ) 161 17547 444 156 142,14 ars
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Manchester

Potential Additional Residentiat Lots in the Town of Manchester
Based on Zoning

Incorporated
R-7,500 45 255 T4 44 20.75 68
R-1C,000 31 71.08 225 28 56.28 181 | .
R-15,000 110 §5.02 127 111 B84.1 125
R-20,000 ‘ B85 97.79 171 64 BG.2 148
‘R-40,000 5 49,03 50 5 42,42 44
lncorporated Tatals 256 308.4 647 252 268.73 561

Potential Additional Residential Lots In Manchester Designated Growth Area
Based on Land Use Deslgnations

incorporated
Urban 44 24,92 71 41 19.37 62
Suburban 30 B9.71 208 27 58.62 176
Community 109 55.93 119 109 48.33 147
Medium Denslty G5 97.8 165 82 78.47 147
LLow Density 5 49.47 a7 B 42.75 41
Conservation 4 102.15 31 3 82,88 25
Uningorporated
Medium Residential ) 5 57.12 121 4 486 103
Conservation 1 28,2 7 i 16.82 4
Incorporated Totals 257 399.98 641 247 330.1 568
Unincerporated Totals 6 84.02 128 5 65.42 107
DGA Total 263 484 769 252 395.52 675
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