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"If you can wok into the seeds of time, and 
say which grain will grow and which will 
not, speak then to me. . . ." 

-SHAKESPEARE. 

0 general pion for the 

morylond-woshington regional district 

in montgomery ond prince george's counties 

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 
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certificate of adoption 

This General Plan for the Physical Develop
ment of the Maryland-Washington Regional 
District in Montgomery and Prince George's 
Counties was adopted pursuant to the provi
sions of Chapter 780, Laws of Maryland, 1959, 
as amended, by resolution of January 22, 
1964 after 8 duly advertised public hearings 
held between January 3, 1963 and February 
28, 1963. 
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ltECIONAL AND METltOPOLITAN DISTRICTS IN MONTCOMEltY AND PltlNCE CEOltCE'S COUNTIES, MARYLAND 

WILLIAM J. STEVENS • Ch1irm•n 

The Calvert Mansion 
4811 Riverdale Road 

Riverdale Ma,yland 

WILLIAM J. STEVENS Chairman 
J. Hf:WTON BREW ER, JR . • Vice. Chairman 

Commissioners 

MRS. T. PAUL FREELAND JOHN B. LAUER 
DONALD E. GINGERY JOHN L, PYLES 
LOUIS A. GRAVELLE JOHN A. SCH EIBEL 
EVERETT R. JONES MRS. RUSSELL WILTBANK 

January 22, 1964 

TO THE RESIDENTS OF 
MONTGOMERY AND PRINCE GEORGE'S COUNTIES: 

This Commission is proud to present its 
adopted General Plan, "on wedges and corridors". 
The Plan serves as a general guide for development 
for a major portion of one of the Nation's most 
dynamic and fast-growing metropolitan areas. 

Schematic in nature, the Plan establishes 
a framework around which future development can occur. 
It will permit effective design of urbanizing areas 
and development that will enhance the "liveability" 
of the area for the ensuing years. The Plan is 
unique in its versatile format. Persons possessing 
copies of the Preliminary Plan are receiving revisions 
in the form of map and text changes which convert 
the preliminary plan into the Plan adopted by this 
Commission. As new urban development concepts are 
evolved, further refinements of the Plan can be 
accomplished by the insertion of additional pages in 
the publication. Thus, "on wedges and corridors" can 
always be maintained as a current Plan. 

The General Plan is the foundation for an 
ambitious program which includes the development of 
planning area and watershed plans, the acquisition 
and development of park areas, the design of trans
portation facilities, and the search for new plan 
effectuation measures. All of these implement the 
intent of the General Plan - a better environment 
for us and our children. 

-fr'~~ 
William J. Stevens 
Chairman 
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for revisions 
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, , , on wedf;es and corridors 
A Thought-

". . .; we will strive unceasingly to 
quicken the public's sense of civic duty; 
and thus in all the ways we will strive to 
transmit this City not less but greater, bet
ter, and more beautiful than it was trans
mitted to us." 
- CITIZENSHIP OATH OF ANCIENT ATHENS. 

After the conclusion of the Public Hearings on the General 
Plan, an Expediting Committee, composed of Commissioners 

EVERETT R. JONES, Chairman 
MRS. T. PAUL FREELAND 
WILLIAM J. STEVENS 
MRS. RUSSELL WILTBANK 

was formed to evaluate the transcripts of the hearings, coordinate 
staff activities and present to the Commission recommended re
visions to be incorporated into an adopted plan. 

After extensive Commission discussion, conferences with 
the staff and other public agencies, the Plan was adopted on 
January 22, 1964. 
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INTRODUCTION 

YOUR STAKE IN PLANNING 

"The concept of the public welfare is broad and inclusive . ... 
The values it represents are spiritual as well as physical, aesthetic 
as well as monetary. It is within the power of the legislature to 
determine that the community should be beautiful as well as 
healthy, spacious as well as clean, well balanced as well as care
fully patrolled." 

U.S. SUPREME COURT 

As a citizen of Montgomery or 
Prince George's Counties you are one of 698,000 people living in the Maryland suburbs of the 
Washington Metropolitan Area, the eighth largest metropolitan area in the country. From its 
present size of 2 million population the metropolitan area will grow by the turn of the century to 
5 million. That will make it as big as Chicago was in 1950, and bigger than Los Angeles in 1950 
or Philadelphia today. Most likely you are already experiencing metropolitan problems, and if 
they are not solved you will feel them much more acutely in the future. 

How much more time consuming 
and frustrating can your daily trip to the office get before "you've had it"? "How many more people 
can crowd into your community before you feel completely "hemmed in"? How far into the dis
tance will you let the rural countryside retreat before trying to preserve some of it for its soothing 
effect? These are questions you must answer, for without your support planning problems cannot 
be solved. 

As suburbanites you have chosen 
to live outside the central city. Maybe you wanted sunlight comiqg through your windows, or more 
romping space for your children. Maybe you prefer the song of birds to the sound of buses, or 
maybe you just like a little extra room for gardening on your own land surrounding your own home. 
Most likely you have chosen to live in the Maryland suburbs because they offer pleasant living and 
good public services. But the suburbs are growing even faster than the Metropolitan Area as a 
whole. 

Can the suburbs retain their advan
tages as they double in size in the next two decades, and double again by the Year 2000? The 
answer is yes, if the proper planning is done. 
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Without planning, a prospective 
home owner can buy a piece of property and a house, but he cannot purchase an unchanging 
environment. The kind of neighborhood he will be living in is beyond his individual control. 
Yesterday's suburbs have become swallowed up in today's city streets, and today's suburbia was 
yesterday's rural countryside. Without planning, the same pattern continuously repeats itself, and 
the pace is increasing. There's an obvious limit, reached when one city's suburbs begin to encroach 
on another's. Long before that time, though, many people have been defeated in their effort to 
live in the environment of their choice. 

But with proper planning the 
"population explosion" need not be dreaded. There is still plenty of space for new communities 
without overcrowding and blighting older ones. Montgomery and Prince George's Counties 
encompass an area of about 1000 square miles. Urban development presently occupies less than 
200 square miles of this area. The expected population 40 years from now will require the urbani
zation of only another . 300 square miles. The rest, nearly one-half of the two-county area, will 
remain rural. 

How useable this land will be, and 
how pleasant the suburbs will be to live in, depends to a large extent upon the success of planning. 
Good planning can create a pleasing variety of urban and semi-urban communities, all of them 
tributary to the District of Columbia, and each of them in harmony with the surrounding land
scape. Somewhere within them every dweller in the Maryland suburbs can be assured of finding 
the environment of his choice. 

Not only does the pleasantness of 
your community depend on planning, but so do your costs. Public funds may be saved on sewer 
trunkline construction if new construction is directed into easily sewerable areas, instead of being 
allowed to scatter aimlessly. Much greater savings may be realized by concentrating urban devel
opment along transportation routes which can supply convenient rapid transit to take peak loads 
off the highway system. For example the Mass Transportation Survey Report of 1959 (pp. 48, 71 ), 
comparing the auto dominant plan with the recommended plan including rapid transit, shows a 
saving of $121 million. Operating costs for schools can be minimized by organizing compact 
communities which will not require great expansions of the school bus system. 

8 revised l-64 
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One of the biggest private costs you 
pay as a suburbanite is transportation-the second car and the endless chauffeuring of the kids 
here, there, and everywhere. These costs can also be curtailed by compact instead of scattered 
development, better local bus routes, shorter distances to local community facilities, and the use of 
rapid transit for major commuting trips. 

In summary, you and every other 
resident of Montgomery and Prince George's Counties has a tremendous stake in the fulfillment of 
a workable General Plan. The stake is tangible as well as intangible. Both are equally compelling. 

THE NEED FOR THIS PLAN 
Planning has been going on in 

Montgomery and Prince George's Counties for 35 years and A General Plan was adopted in 1957, 
just five years ago. Why then is it necessary to have a new plan in 1962? 

When the 1957 General Plan was 
prepared, the Maryland-Washington Regional District-the official name of the Commission's 
planning jurisdiction-included only 294 square miles. Today the Regional District, with more 
than 900 square miles, is three times as big and includes almost the total area of Montgomery and 
Prince George's Counties. The present plan includes all of the new territory added since the middle 
of 1957 as well as the previously planned area. 

A second and equally important 
reason for this revision and expansion of the General Plan is the greatly increased activity in plan
ning for the metropolitan area as a whole. With the publication of the MASS TRANSPORTATION 
SURVEY REPORT in 1959 and A POLICIES PLAN FOR THE YEAR 2000 in 1961, there is now a 
metropolitan-wide framework for planning which did not exist in 1957. 

The purpose of this report is to help 
establish over-all policies for development of the Regional District and to relate these policies to 
the new metropolitan planning framework. Although detailed master plans for specific areas have, 
to some extent, already been drawn up in accordance with the major policies outlined on the follow
ing pages, the guidance of a firmly adopted and publicly supported General Plan will enhance the 
soundness and acceptability of detailed plans to be produced in the future. 

9 
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A recent decision by the President's Cabinet-level committee on Federal Office Space-to concentrate Federal construc
tion in a largely rebuilt downtown Washington-has given strong impetus to the radial corridor and central core philosophy 
embodied in the Year 2000 Plan, and in the recommended General Plan for the Regional District. There will certainly be 
other such endorsements, and implementing actions, in the near future. 

The recommended General Plan for the Maryland suburban area is a plan that reaches beyond the boundaries of 
the bi-county Regional District. It dovetails harmoniously with the long-range A Plan For The Year 2000, thus carrying 
the radial corridor concept into the heart of Washington and across the Potomac into the Virginia suburban area. Planning 
of this sort, reaching uninterruptedly across political boundaries, is absolutely essential in today's super-urbanized metro
politan regions. No plans of lesser scope can hope to meet the complex needs of area growth. 

Clearly, all these considerations are compelling reasons why Maryland suburban residents should adopt the recom
mended General Plan and push it to a successful culmination. 

11 
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GOALS 

GOALS OF TH IS PLAN 

A decent home in a su itable living environment 
for every American family. 

U.S. HOUSING ACT OF 1949. 

The best plan is the one which comes nearest to reaching the goals that you and your 
fellow citizens want to see accomplished. The General Plan is therefore based on these goals. 
First is the assumption that space for growth shall be amply provided on the basis of population, 
employment, and other trends. In accordance with this basic assumption, the following goals 
are those which will help most to improve the manner in which growth takes place. 

USE LAND EFFICIENTLY 

ENCOURAGE 
AN ORDERLY CONVERSION 

OF UNDEVELOPED LAND 
TO URBAN USE 

Land should be treated as one of our most precious possessions, using 
efficiently what we need for accommodating expected urban growth, and con
serving the rest for the unforeseeable future. Land is too valuable an asset to 
be heedlessly wasted by allowing it to be developed aimlessly in a scattered 
pattern. Extravagant "leap-frogging" of development into the countryside 
and overemphasis on larger and larger residential lots waste the land and 
establish widespread patterns of land use which become obsolete before they 
are even fully developed. 

Public plans must be realistic in providing enough land for each type of 
urban development to meet the demands of urban growth. But at the same 
time public policy should not be used to inflate rural land prices artificially 
by extending urban zoning beyond realistic estimates of development needs. 
Equitable treatment of land owners demands that the need for expansion be 
met by opening land to development in a sequence which enhances orderly 
operations of the real estate market and reduces unsound speculation, leap
frogging, and excessive requests for rezoning. 

u 
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PROTECT NATURAL RESOURCES 
AND ENCOURAGE THEIR 
PROPER DEVELOPMENT 

MAINTAIN LARGE OPEN SPACES 

Land is the basis of most natural resources, yet the 1960 Census tells us 
that we have less than 13 acres of it in the United States for each person in 
the population. This land includes all our farms, forests, mines, oil fields, 
mountains, deserts and parks as well as our residential, commercial and indus
trial areas. The total amount of land does not change but the amount per 
person is decreasing rapidly. With our exploding population and our rising 
standard of living, there is a potential danger of natural resources shortage. 
In addition to the land itself, certain special resources such as commercially 
workable sand and gravel deposits and quarryable stone are relatively scarce 
at locations near the urbanized area. These resources should be preserved 
until they are needed and then used efficiently. Resulting savings in trans
portation costs will be significant to the construction industry and to the con
sumer. Where possible, the best soils should be preserved for agricultural 
purposes. In addition, soil and watershed conservation practices should be 
employed to protect water supplies and topsoil. 

Great expanses of open space in and near the urbanized area provide a 
feeling of freedom and relief to those urbanites who spend much of their time 
in the hustle and bustle of crowded shopping and working areas. Just to be 
able to get out and look at large open spaces or to surround oneself with a 
natural environment away from other people has a very desirable and soothing 
psychological effect. The inspiration and change of pace given by large open 
spaces are vital in addition to the enhanced opportunities for outdoor recrea
tion. Furthermore, clean open space is the best environment for the preser
vation and proper use of natural resources. Maintenance of large amounts 
of clean open space, uninterrupted by scattered urban development, requires 
consolidated urbanization. Should it ever become necessary for future gener
ations to urbanize part of the preserved open space, demolition of obsolete 
urban scatteration will not have to be the first step. 

17 
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EXPAND OPPORTUNITIES FOR 
OUTDOOR RECREATION 

FACILITATE THE ORDERLY AND 
EFFICIENT ARRANGEMENT OF 

PUBLIC UTILITIES AND SERVICES 

PROVIDE AN EFFICIENT 
TRANSPORTATION SYSTEM 

INCLUDING RAPID TRANSIT 

The phenomenal demand for outdoor recreation, spurred on by rising 
living standards and increasing leisure time, must be met by utilizing both pri
vate and public lands. Many active sports can be enjoyed on local parks and 
playgrounds within urbanized areas and even in family backyards, but hunt
ing, fishing, camping, hiking, swimming, horseback riding, boating, water ski
ing and other outdoor sports require more elbow room. Large expanses of 
water, shore fronts, forests and fields cannot be provided adequately within 
urban areas. Private property in the rural areas can meet a substantial part 
of the growing need for outdoor recreation facilities-to the profit of the 
private owners. Local and regional parks must fill the rest of the need. Gov
ernment policy should support and encourage the use of both public and pri
vate lands in the Regional District for outdoor recreation. 

Compact urban development, taking place in orderly stages, utilizes pub
lic investments in sewer and water lines, streets and highways, rapid transit, 
schools, parks, and other community facilities in the most efficient manner. 
The increased public costs required to bring services to scattered subdivisions 
should be avoided by not allowing such developments to spring up in areas 
where the necessary services cannot be efficiently provided. 

An efficient system of transportation must include rapid transit designed 
to meet a major part of the critical rush-hour need. Without rapid transit, 
highways and parking garages will consume the downtown areas; the advan
tages of central locations will decrease; the city will become fragmented and 
unworkable. The mental frustrations of congested highway travel will take 
its toll, not to mention the extra costs of second cars and soaring insurance 
rates. In Los Angeles where an automobile dominated transportation system 
reigns supreme, there is still a serious commuter problem even though 
"Approximately two-thirds of the city's downtown section is given over to 
streets and parking and loading facilities."* There is no future in permitting 
the Regional District to drift into such a "solution." 

• "The Revolt Against Big-City Freeways," VS.News and World Report, Jan. 1, 1962, p. 49. 
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ENCOURAGE 
GREATER VARIETY 

OF LIVING ENVIRONMENTS 

by 
New Towns 

and 
Residential Clusters 

Large populations contain wide varieties of people, some young, some 
old, some married and some single, some with children and some without, 
some rich and some poor. These various types of peop]e require different living 
environments. Provisions must be made for the requirements of all segments 
of the population and the changing ratios between them. 

"New Towns" staged in the corridor plan afford the greatest opportunity 
to create in a concentrated, efficient and economical manner a range of choice 
of living environments. Cut from the whole cloth, such towns can be completely 
divorced from towns that "grew up" aroun·d a crossroad, an industry, a rail 
stop or the local grain and fuel center. 

Planned and guided from their conception, new towns can profit by the 
pitfalls and inconveniences evident in much of our present sprawling urban 
development. 

Residential areas need not consist of row after row of houses on uniformly 
sized lots or unimaginative blocks of apartments in strict zoning categories. 
Cluster developments which compatibly integrate single family homes on 
various sized lots, town houses. garden and high rise apartments, commercial 
and auxiliary uses can maintain strict density control of the cluster of uses. 

A new town could thus be made up of a series of "clusters". The Town 
providing the employment, major commercial and cultural facilities with the 
clusters providing the essential variety of living space, local social, cultural and 
educational facilities-and, above all the physical arrangement of all com
ponents into a workable pleasant. and economically feasible whole. The total 
town would provide the fullest range of commercial services, employment, cul
tural opportunities, and living arrangements to meet the needs and desires of 
all segments of the residents, and result in a complex basically sufficient unto 
itself. 

revised 1-64 19 
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INVITE IMAGINATIVE URBAN DESIGN 

Greenbelts - Cultural Base 

Proper attention to many small refinements and amenities can contribute 
greatly to the development of pleasing urban communities. Small local parks 
and conservation strips, shade trees along the streets, proper landscaping of 
buildings and parking lots, underground power and telephone lines-all 
such refinements can add greatly to the quality and pleasing appearance of 
communities. 

One of the concepts of design which lends imagination, integrity and 
identity to an area-whether it be a new town, a cluster development or an 
isolated existing community is the separation of uses by "greenbelts." These 
belts could range from rows of trees in a cluster to parklike greenbelts of 
sparsely used land delineating the shape of a new town. 

Basic to the concept of imaginative design is the inclusion in the design 
of a cultural and social base-a sense of identity and pride- for each and 
every new town, residential cluster or existing community. 

New towns may consider projects as ambitious as a zoo, a botanical 
garden, the exploitation of a natural resource, exhibition and art museums. 
Residential clusters could consider art centers, major libraries, concert facilities 
or even a symphony orchestra. 

Imaginative design can create an identity for each community, a source 
of pride for the residents of the community, and establish competition between 
areas that fosters an appreciation for the betterment of all communities . 

ASSURE 1"-'Pl r:MFNTATION O~ T t '"'LIN 
To be practical a plan must be acceptable within the framework of exist

ing legal procedures or reasonable extensions of these procedures, and within 
the framework of financial capabilities. Public policy should provide for the 
practical implementation of the plan. 

In the light of these goals four alternative urban patterns were analyzed: 
sprawl, average density, satellite, and corridor. 
The con:Jor 1- atteT11 prove,d .o __ t!._ mu~. likely to achieve all of the 
goals, and it is recommended for the Regional District. 
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GOALS -OF THE 1957 GENERAL PLAN 

The principal goals adopted in the 1957 General Plan for the 
Maryland-Washington Regional District are still valid and are 
supplemented rather than changed by the goals and regional poli
cies stated above. The stated purposes of the 1957 General Plan 
were to help create--



u 

• orderly regional development with residential communities, 
shopping areas and employment centers built up in a har
monious fashion in relation to each other and with due 
attention to the preservation of large open spaces- parks, 
woodlands, and farms; 

• well designed residential communities, free of scattered 
commercial and industrial uses, with good street widths 
and lot sizes and adequate local parks and playgrounds; 

• well located and designed shopping centers that are con
venient to reach and use and have no harmful effect on 
neighboring properties: 

• planned industrial parks which will attract industry to the 
suburban area without injuring residential uses; 

• a logical distribution o j school and park facilities, with 
sites secured well ahead of rising land costs; 

• a good regional highway system with well located main 
arterials and ample rights-of-way for future widening, pur
chased before roadsides are built up with houses and other 
uses; 

• an improved system of rapid transit joining residential 
areas to business districts and centers of government and 
industrial employment. 

23 
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THE 
URBAN 
PATTERN 

Economy, convenience, and pleasant surroundings are the 
key concepts of the General Plan. • Economy arises from the 
compact form of urban development, easily reached by public 
services. Most important of these services is transportation, and 
this is reflected in the radial corridor shape of the urban pattern. 
This pattern is a simple and direct one with a major focus in 
downtown Washington. By concentrating most of the new urban 
development along transportation corridors convenience is maxi
mized. But even though the largest number of people will want 
to travel along the major corridors, travel between corridors 
cannot be ignored. Two circumferential freeways and numerous 
lesser highways tie the whole Regional District together, afford
ing adequate access to all parts of the urban pattern. 

• Careful study of the existing land use map shows that pres
ent development already recognizes the simplicity, convenience, 
and workability of the radial corridor pattern. By accepting 
this existing tendency toward radial development and by re
enforcing it with public policy, the General Plan takes full 
advantage of natural forces working toward economy and 
convenience. , 

The radial corridor pattern also has inherent advantages 
which help to establish pleasant surroundings for everyday liv
ing. By stretching out along the radial transportation corridors 
the urban pattern takes on a star shape with rural open spaces 

"Men come together in cities in 01·der to 
live; they remain together in 01·der to live 
the good life." 

Aristotle 

alternating between the points and surrounding the corridor 
cities. Major rapid transit station locations supply a focus for 
the core of each of the corridor cities, giving them identities of 
their own. The brand new corridor cities offer the opportunity 
to start fresh far enough from the already urbanized area to be 
unaffected by pre-set urban patterns. Corridor cities in now
rural areas can be planned for pleasant living much better than 
if development were to occur in a scattered, haphazard, and un
certain pattern. Planning for "pieced-on" development at the 
edges of already urbanized areas, and running to catch up with 
unexpected trends of growth, are not satisfactory ways of pro
viding pleasant living conditions compared to starting fresh in a 
complete, new, comprehensively conceived corridor city. 

( • The centers of new corridor cities are spaced about four 
miles apart so that they can grow large enough to support a full 
variety of commercial, cultural, and social services, and still 
not crowd too tightly against the next city. This spacing will 
allow convenient rapid transit service with stops about two miles 
apart at the centers ,md edges of each corridor city. " 

,I 

The two-mile spacing of stops assures a large enough serv
ice area to make each stop worthwhile, yet will not reduce the 
transit to a slow start-and-stop operation which will exhaust the 
patience of commuters. Rapid transit, after all, must remain 
rapid. 

u 
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• Of the four Maryland corridors the northwest corridor in 
Montgomery County is the largest and most complex. It will 
have two rapid transit routes in its broad urbanized base and 
two new corridor cities beyond Rockville, one at Gaithersburg 
and the other near Germantown. Considerable room for expan
sion northward into still another corridor city will be available 
in the Clarksburg area even after the Year 2000. Interstate 
Highway 70..S is this corridor's major limited access freeway. 
Natural corridor development is most pronounced in this corri
dor. Headquarters sites for the National Bureau of Standards 
and the Atomic Energy Commission have been chosen along 
the highway and numerous industrial firms, including I.B.M., 
Emerson Electronics and Fairchild-Stratos have followed suit. 

Progressing clockwise, the next corridor centers around 
Interstate Highway 95, sometimes known as the third route to 
Baltimore. Urban development along this rather short corridor 
will straddle the Montgomery-Prince George's county line. 
Urbanization has already taken place as far out as the Naval 
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Ordnance Laboratory, but the fact that sewer service beyond 
this point is only now becoming available has saved a good site 
for a new corridor city east of Fairland. A second corridor city 
will develop around the town of Laurel. 

The third urban corridor is rapidly developing along John 
Hanson Highway (Route 50) toward Annapolis. The Belair 
portion of the City of Bowie will form the nucleus of a major 
city beyond the Capital Beltway. 

The fourth corridor in the Regional District centers around 
a newly proposed freeway and rapid transit route southeast of 
Washington, eventually providing a new Bay crossing and route 
to the beaches. Development which has hardly begun in this 
corridor will take place generally between lndianhead Highway 
and Branch A venue, with new city centers near Henson Creek, 
Clinton, and Brandywine. The recently opened Woodrow Wilson 
Bridge at Jones Point is spurring development in this corridor. 
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population distribution 

DI -
Of course all population growth from this date forward 

will not be expected to take place in the corridor cities. About 
63 % of the growth in the next 20 years will take place in the 
ring of already urbanized land surrounding the District of 
Columbia, and•24% will occur in the corridor cities. The bal
ance of population will be distributed in satellite communities 
and at scattered locations in the rural areas. 

In the period between 1980 and the Year 2000, new growth 
is located to a much greater extent in the new corridor cities, 
some of which begin to approach their maximum population 
ranges of 75,000 to 125,000. (The Baltimore-Washington Inter
regional Study establishes this as an optimum size for reducing 
local travel needs.) 

The growth of .employment centers under this plan would 
closely parallel the growth of population. 

The corridors will not develop overnight. Even by the Year 
2000 all the space provided in the recommended urban pattern 
will not be used to its fullest capacity. This is a very long-range 
plan and if it is not carefully administered premature develop
ment could take place, resulting in undue burdens on public 
service systems. Orderly community development upon which 
pleasant living conditions are based, and orderly public budget
ing upon which equitable taxation is based, will come about 
only if the plan is carefully implemented in stages. 
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Note, 
Each dot represents 100 persons 

Black dots indicate 1960 population, color dots 1960-2000 population increase. 



Population and Employment, Bi-County Area 
AREA 1960 1980 2,000 

GERMANTOWN 1,100 14,600 58,500 

GAITHERSBURG 
2,100 
8,087 

3...800 
54,500 

11 100 ..., ./ 
101:000 :. 

DAMASCUS 
1,500 -1H%i \--16,200 
3,088 

' 
3,700 

OLNEY 
400 

2,246 
1,200 
8,600 

2,200 
22,000 

POOLESVILLE 
700 
300 

2,500 
2,300 

4,600 
3,700 

FAIRLAND 
100 300 600 

8,169 40,400 79,000 

LAUREL 
800 16 300 41,700 

9,971 37',600 90,500 

BELAIR 
2 600 9 300 36,500 
1

1

,588 37:300 83,400 

CLINTON 
100 13,500 28,500 

4,863 22,100 66,100 

BRANDYWINE 
500 5,100 15,400 

2,057 8,800 40,500 

ACCOKEEK-BEALLE 
100 5,100 19,400 

1,300 2,200 5,300 

BOWIE 
100 400 900 

3,477 5,800 12,000 

LARGO 
500 4,300 8 000 
233 7,700 18

1

,100 

SWAN CREEK 
- 2,600 5,500 

470 3,100 4,000 

UPPER MARLBORO 1,805 
300 

6,000 
400 

9,700 

RURAL 
1 100 

45',255 
4 100 

80',ooo 
6 900 

165:900 

URBAN FRINGE 
5 200 

101,912 
11,700 
38,700 

27,300 
59,300 

URBANIZED AREA , 
2 900 

593:398 
9,800 

1,059,300 
14,900 

1,354,300 
159 300 322 300 459 900 

Mont. Co. Total 340,924 643,400 995,000 . ./ 
96 600 199 300 335 000 

P. G. Co. Total 357,395 792,900 1,192,000 
81,400 236,500 395,000 

Total Population 698,319 1,436,300 2,187,000 
Total Employment 178,000 435,800 730 .000 

r 
i ( ,_,, .. \ 
\...I 

R•1al 

25,000 - r" 
10,000-1 
5,000 -

No. of Employees 

2000 
1980 
1960 

Year 

' , 
J J 

empfoyment 
I 

. i 

distribution 

Note: Area of circles are proportional to number of employees. Black triangles 
represent centers with fewer than 1000 employees by year 2000. 

( 
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. ,, on !17ed!Jes and corridors 

CORRIDOR CITIES 

Making the new corridor cities pleasant places to live, 
places with individual identities and home-town atmosphere, 
calls for an exercise in urban design. With the chance to begin 
from the beginning, this exercise is made easier. There are sev
eral examples which can be drawn upon: the "new towns" of 
England; Vallingby, outside Stockholm, Sweden; Brasilia, the 
new capital city of Brazil; New Delhi, the capital of India; 
Radburn, the first American version of the British "new towns"; 
and of course the "greenbelt" towns built by the Department of 
Agriculture during the 1930's. We in the Regional District are 
fortunate in having the original Greenbelt right in our midst. 

...--1-\E. C.Or' (_ Functionally, each new corridor city will resemble the 
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schematic drawing on the next page.• There will be a densely 
built but well designed core in the center, with a rapid transit 
station under a pedestrian plaza. The tall buildings around the 
plaza will house shopping facilities, offices, and apartments, aJl 
within easy walking distance.• Urban parks, appropriate land
scaping, and modern architecture will give a sense of spacious
ness.• The need for automobiles in the core will be kept at a 
minimum, but adequate parking space will be provided at the 
edge of these city centers for those who arrive by auto rather 
than by transit.• Social cultural and educational activities will 
also be provided in each core so that the "downtown" area will 
have a vital function even after the workday is over. 

Tall buildings will be the symbol of a core area, identifiable 
from several miles away. But their height is more than a sym-

bol. • It allows the great number of people, who must come 
together to make a downtown work efficiently, to be housed 
within a small area without overcrowding the land. The core 
will be quite unlike the usual business district of today.• By 
using tall buildings interspersed with plazas and walkways, an 
air of spadousness and freedom can be combined with utility, 
to the advantage of all.olt has been proven many times that a 
concentrated business district is good business: each enterprise 
is helped by the customers of its neighbors.• But instead of the 
present crowded and jumbled downtown maze, new cores will 
be highly accessible, uncluttered, and inspiring . 

v:J:.:~ · , • Surrounding the city's core will be a number of pie-shaped 
('-P..- residential communities, each planned as a unit with a variety 

of housing types and with its own local shopping, educational, 
and recreational facilities. 

"" \ ~j)._ " • The street and highway system within each corridor city 
will repeat the radial and circumferential system of the Metro
politan Area itself.• But in this case the core area will replace 
downtown Washington as the focus for the radials, and the cir
cumferentials will encircle the corridor city's own core.• The 
core will be the most accessible part of the corridor city not 
only because of the rapid transit station but also because of the 
city's own street and highway system. 

• Pedestrian greenways will lead to each central core and to 
important local destinations within the surrounding residential 
communities. 



u 

medium low density residential 1 .4 D. U. / acre 
medium density residential 4· 10 D.U./ acre 

medium high density residential 10-30 D.U./ acre 
high rise apartments over 40 D.U./ acre 
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• Population densities of the corridor cities will gradually 
taper off from apartments in and near the core to half-acre and 
one-acre homesites at the outer edge.• At the edge, also, will be 

t90t- found spacious regional parks for extensive outdoor recreation. 
• Still another facility to be found at the edge of corridor cities 

is the industrial park with its campus-like atmosphere. • Large 
automobile parking lots will be provided around "park and ride" 
rapid transit stations, also at the edge between corridor cities. 

Great care will have to be taken so that these similar 
features of the corridor cities will not create a "stamped-out-of
the-same-mold" effect. • Using natural drainageways instead of 
piped-in storm drains will give individual character to commu
nities. Encouraging not only architectural harmony but also 
architectural variety can be most rewarding.• Greater emphasis 
will be placed on flexible regulations such as cluster subdivisions 
and density control zoning to encourage relief from the monot
ony of standard rows of dwellings. 

Cluster design will require more care in planning, with 
greater attention paid to natural features of the landscape, but 
the extra effort will be worth it.•With imaginative design it will 
often be possible to put the same number of houses on a piece 
of land by pleasantly situating them in relation to a natural hill, 
a striking view, or a nice stand of trees as by simply lining them 
up in the wake of a bulldozer. Good planning is a small cost, 
well worthwhile in the increasingly competitive housing market 
of today. Values are higher and sales are easier in pleasant 
communities possessing individuality in landscaping, subdivision 
design, and architecture. 
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THE URBAN RING 

Ringing the District of Columbia and forming a base for 
each of the four urban corridors is the more or less solidly built 
up group of communities where most of us now live. This urban 
ring has many advantages such as quiet residential neighbor
hoods, widespread home ownership, and convenient new shop
ping centers. 

But the urban ring also has its problems. Every time 
another new subdivision is tacked on a little farther out from 
what used to be the edge of things, the traffic through the older 
suburbs gets a little heavier. The new subdivision may be quiet 
and uncluttered by alien traffic, but the older ones must pay the 
price. Streets must be widened and. by-passes built; an open 

field near a newly-important intersection becomes a gas station; 
old estates along transportation routes become shopping cen
ters or apartment sites. Proper transitions between these new 
uses and the well established single-family homes surrounding 
them are often hard to establish; and the neighborhoods along 
the heavily travelled roads deteriorate. From this beginning, 
the trend is toward strip zoning. Resulting traffic problems 
resemble "hardening of the arteries." In recognition of the in
creased population, long established commercial centers expand 
into nearby residential neighborhoods, causing more transitional 
problems. The end result is a disease known as urban blight. 
This disease is contagious and is almost sure to spread where 
preventive measures are not taken. 

u 
u 

0 



u "They were such nice neighbors. We were sorry to see them go." 
~~-

Drawing by Robt. 0-;;:~ 
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To overcome these problems, many of the refinements 
described in connection with the new corridor cities can be 
gradually worked into the communities of the urban ring. Rapid 
transit and a few high-speed freeways will have to be painfully 
pushed through the ring, but once done this will keep through
traffic off the local streets and out of the quiet residential neigh
borhoods. Constant road-widenings will cease and stability will 
be returned to the close-in communities. Access to downtown 
Washington from the urban ring as well as from the new cor
ridor cities will be greatly facilitated, but the major advantage 
to residents of the ring will come in the form of greatly reduced 
disruption to their established communities. This advantage 
cannot be had by freeway expansion alone. One track of rail 
rapid transit is equal in passenger capacity to 8 or 10 lanes of 
limited access freeway. Without rapid transit, the amount of 
land required for highways in the urban ring when Metropolitan 
Washington reaches a population of 5 million would be un
believably great. 

The high density cores recommended for new corridor cities 
are not feasible in the urban ring, where community design has 
already been determined. While the proposed transit lines are 
located in the most populous parts of the urban ring for con
venience, pedestrian access to and from transit stations in the 
ring will not be so heavily relied upon. Greater emphasis will 
be placed on "park and ride" stations resembling the fringe 
parking areas now in use on some bus routes. The highway and 
transit systems will need to be conveniently tied together to 
compliment each other. 

Like the highway and transit rights-of-way themselves, the 
required stations and parking lots will take space in the urban 
ring. Urban renewal may be necessary in some cases to make 
this space available, and to make the appropriate adjustments 
in the surrounding community. 
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RENEWAL IN THE URBAN RING 

Urban renewal in the ring communities will be useful in 
other respects than in making room for transportation systems. 
Older communities tend to deteriorate in their more vulnerable 
spots unless something is done to bolster them up. Evidences 
of blight are already visible here and there in the urban ring. 

Until 1954 when the term "renewal" replaced it, "redevel
opment" meant the complete clearing and rebuilding of an area. 
But today, renewal includes the rehabilitation and conservation 
of urban areas as well as clearance and rebuilding. It is a com
prehensive program to halt deterioration of urban communities 
and stimulate them into renewed and healthy growth. 

With the use of urban renewal, planning and zoning mis
takes can be rectified, nonconforming uses which existed prior 
to zoning can be removed; older buildings can be restored be
fore they mar the neighborhood too much; newer buildings can 
be kept in almost new condition; and most important of all-the 
missing amenities, including small open spaces, can be added 
to communities in need of them. 

u 
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FUTURE GROWTH IN THE URBAN RING 

Although the urban ring is substantially developed, it has 
by no means reached its ultimate population. As many as 460,-
000 more people may be finding new homes in the urban ring 
within the next 20 years. Planning in the urban ring will in
clude new development as well as refinements to the old. As in 
the case of planning regulations for guiding growth in the cor
ridor cities, improved zoning and subdivision ordinances will 
be needed in the urban ring to encourage greater flexibility of 
design in relation to natural views, terrain, and vegetation. 

Special attention will have to be given to two other prob
lems: ( 1) appr9priate development of by-passed tracts of land, 
and ( 2) forming satisfactory transitions between potentially in
harmonious types of land use. 

The great danger accompanying by-passed tracts of land 
is that rezoning is frequently requested for them long after sur
rounding properties have been built up-with the expectation 
that development of the by-passed tract will be in harmony. 
Such expectations are often backed up by publicly adopted 
master plans. Yet, as long as the by-passed tract remains un
used, there is the ever present danger of rezoning for a gasoline 

station, shopping center, or apartment project. Speculative bid
ding-up of such tracts with prices based upon unsound rezoning 
is common, and must be discouraged by firm public policy up
holding adopted zoning plans. In addition, this firm policy 
should be reinforced by a constructive plan of action including 
a constant inventory of these danger spots, continuing analyses 
as to their suitability for inclusion in urban renewal projects 
or for use by public agencies, and a positive program for acquisi
tion of those tracts which are suitable for public use. 

There has already been some success in working out bet
ter transitions between potentially inharmonious types of devel
opment in the urban ring. Specific setback, screening, and land
scaping conditions are being placed in the zoning ordinance to 
govern special exceptions in residential zones and off-street park
ing lots in or adjoining residential zones. The industrial park 
zone has strict performance standards governing smoke, heat, 
light, noise, and electrical emissions. Extra large setbacks and 
stringent site plan approval requirements also apply to the indus
trial park and high-rise apartment zones. With the continuance 
of such efforts, the transition problem can be overcome to the 
great benefit of the whole Regional District. 
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COMMUNITIES OUTSIDE CORRIDORS 

Communities isolated from corridor development have been 
recognized and accounted for in the plan. Some of these com
munities scattered throughout the bi-county area, are proud of 
their "small town" atmosphere and are planned not only to pre
serve, but enhance, the desirability of small town living. 

Upper Marlboro is the only community that has a sufficient 
degree of employment in the form of the Prince George's County 
Government, to exhibit the characteristics of a self-contained 
satellite. 

Other communities such as Damascus, Olney and Accokeek 
will experience gradual growth in both single and multi-family 
residences but will remain dependent on the central city and 
the corridor cities for both major employment and shopping 
facilities. 

Geographical isolation from the trends of urban develop
ment, the cost and difficulty of providing public utilities, and soil 
conditions that are not receptive to septic systems are factors 
that will restrict the development of communities such as Pooles
ville, Barnesville, Darnestown, Laytonsville, Cheltenham, Nay
lor, Eagle Harbor and others to small, pleasant rural towns. 



-

large lot residential subdivisions 

1961 

LARGE-LOT RESIDENTIAL FRINGES 
Estate living on one or more acres is 

well established in the Potomac, Upper 
Rock Creek, and Upper Northwest Branch 
areas in Montgomery County, and the 
Moyaone Reserve area in Prince George's 
County. 

Lot Size 

1·2 Acres 

Over 2 Acres 

Urbanized Area 

• ... 
1111 
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MAKING THE URBAN PATTERN WORK 

.. 

The following tools will help to achieve successful development of 
the urban pattern in accordance with the General Plan. They are 
explained in the chapters of Part II, Carrying Out the Plan . 

• Adopt detailed master plans for local areas in accordance with 
the General Plan . 

• Enact new conservation, apartment, town house, shopping 
center, and core commercial zones . 

• Apply zoning in conformance with detailed master plans and 
in step with need . 

• Improve special exception procedures under the zoning ordi-
nance to help assure better urban design . • Review all Federal, State, local and utility capital improvement 
projects to help assure conformance with adopted master plans . 

• Improve procedures for preparing and reviewing long-range 

• 
• 

• 

• 
• 

• 

capital improvement budgets . 
Acquire additional parks . 
Appoint a Community Appearance Advisory Committee to act 
as a community conscience for the Regional District, spurring 
good public and private design . 
Maintain strict review of applications for all rezonings, subdivi-
sions of land, building permits, and zoning site-plan approvals 
in order to help assure conformance with master plans and 
general regulations . 
Establish an urban renewal program to eliminate pockets of 
existing blight and to prevent new blight. 
Establish new tax policies relating land assessments to zoning, 
and extending preferential assessments to all open space uses 
of land . 
Improve intergovernmental cooperation and coordination . 

43 



THE 
RURAL 
PATTERN 

MOLD FOR URBANIZATION 

The rural pattern recommended here has four broad pur
poses: 1) to help mold the urban pattern into an efficient and 
pleasant one, 2) to provide and protect large open spaces for 
the "change of pace" and recreational opportunities needed by 
present and future generations, 3) to provide a favorable rural 
environment in which farming, mineral extraction, hunting, fish
ing and other natural resource activities can be carried on with
out disruption, and 4) to conserve natural resources and protect 
the public water supply. Each of these purposes supplements the 
others. Together they make the rural pattern just as important 
as the urban pattern. 
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We must 1·eafjmn our dedication to the sound practices of 
consen,ation, which can be defi1ied as the wise use of our naturnl 
environment-it is, in the final analysis, the highest form of 
national thrif t-tlte prevention of waste and despoilment while 
preseming, improving and renewing the quality and usefulness 
of all our 1·esources. 

PRE!>. JOHN F. K ENNEDY 

The facing map shows you the types and extent of rural 
land uses proposed at the edges of urban development forming 
the transition to a truly rural environment. Establishment of the 
rural land pattern will be among the chief concerns of the county 
legislative bodies and the Park and Planning Commission in the 
next few years. Once the pressure for continuous haphazard 
urban expansion is eased and properly guided, the rural environ
ment can be patiently and productively nurtured in its own right. 

The use of much of the land on the periphery of corridor 
developments for public ownership and uses will be an enduring 
buffer between rural and urban uses. The private rural uses 
recommended at similar locations will be sufficiently profitable 
to be equally enduring. 
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soils and mineral 

resources 
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Soils 

Good 
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CJ 
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Stone Quarry ~ 

The many different land uses appropriate in rural areas 
usually have two things in common: they require large amounts 
of land, and they are directly related to natural resources. There
fore the well-being and stability of the rural uses depends upon 
the conservation and proper development of natural resources. 

The intrusion of urban uses works against this end by de
nuding and eroding the landscape, damaging the water supply, 
forcing speculative prices to the point where large and efficient 
tracts of land for resource development are difficult or impos

sible to assemble, and preempting land over
lying valuable stone, sand, and gravel deposits. 
Such problems would not arise if urban uses 
were kept out of rural areas. Public policy 
should protect rural areas so that their natural 
resources will remain useable. 

Several natural resources in the Regional 
District support important businesses now and 
should be encouraged to continue this role. 
Among these resource businesses are: 

Crushed Stone 

Sand and Gravel 

Brick Making 
Dairying 

Cattle Breeding and Raising 

Poultry and Egg Production 

Tobacco Farming 
Truck Farming 

Nursery and Greenhouse Operations 

Sod Farming 

Tree Farming 



A few of these such as dairying in Montgomery County 
and sand and gravel near the Montgomery-Prince George's 
border occur partly within the projected urban pattern, but most 
fall within the areas to be retained for rural use. 

With a proper sequence of zoning, it will be possible to 
protect the valuable sand and gravel deposits in the Fairland
Laurel corridor until they are used and then rehabilitate extrac
tion areas for profitable and timely urban development. 

Despite great national surpluses of food and a slowly de
clining agricultural acreage in the Regional District, profitable 
farming can and should continue to be one of the major land 
uses in the rural wedges between urban corridors. Greater 
emphasis should be placed on such crops as sod, Christmas 
trees, landscaping materials, and cut flowers. Tree farming for 
lumber and wood pulp may also play a more important role in 
the agriculture of the Regional District. 

To encourage the development and proper use of all the 
natural resources in the Regional District, and especially in the 
rural parts, the establishment of a Natural Resource Advisory 
Committee is recommended. Its duties should include promoting 
resource development, providing technical advice, and recom
mending sound conservation and rehabilitation procedures. In 
sum, it will mobilize every possible means of keeping natural 
resource business in profitable and harmonious operation. 

agricultural resources 

Dairy Farms ,. 
livestock Farms a 

Tobacco Farms • 

woodland 
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CONSERVATION 

While conservation is an integral part of natural resource 
development, it is also a subject in its own right, affecting urban 
as well as rural areas. It is especially important to the preven
tion of floods and soil erosion, the safeguarding of public water 
supplies, the protection of wildlife, and the retention of natural 
values. 

A number of existing and proposed wildlife preserves, wet
lands, dams, and stream valley parks are recommended. Apart 
from specific conservation areas such as these, soil conservation 
districts and general regulations such as. the anti-bulldozer law 
will be useful in keeping the loss of topsoil and tree cover, and 
the siltation of streams and flood control dams to a minimum. 

The principles and devices employed in soil conservation 
and watershed protective measures are well understood and are 
successfully practiced on farm lands, forests, and rural areas 
throughout the country. This is not the case with soil con
servation programs for urbanized and semi-urbanized areas, 
such as are found in the Regional District, where land uses are 
more complex and intensified. The particular conditions in 
these "rurban" areas require modifications and revisions in the 
standard rural-oriented procedures. It is obvious that land 
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covered to a substantial degree by rooftops and impervious 
pavements will have vastly different run-off and erosion condi
tions than land in rural areas, and that new techniques and 
special ordinances are required by our present-day civilization. 
Much work remains to be done in this field, though substantial 
studies of the special problems involved are now being advanced 
in the Washington area. 

A case in point is the Task Force on Urban Siltation, spon
sored by the Interstate Commission on the Potomac River Basin. 
The Task Force has a twofold purpose: ( 1) to pinpoint erosion 
and run-off conditions peculiar to metropolitan areas, and to 
recommend specific methods of control; (2) to formulate legis
lative and administrative programs for soil conservation that 
would become the metropolitan area counterpart to the rural 
programs of Soil Conservation Districts. Its recommendations 
are expected to provide useful assistance to conservation pro
grams in Montgomery and Prince George's Counties. 

The construction of two impoundments, soon to be bulit 
by the Soil Conservation Service on the upper reaches of Rock 
Creek near Gaithersburg, marks another significant step towards 
meeting the watershed protection needs of the Regional District. 
These two impoundments will be the first ever built under the 
provisions of the Small Watershed Act (P.L. 566) in such a 
highly urbanized watershed as Rock Creek. Other P.L. 566 
impoundments which may be built within the Regional District 
include the following: eight in the Seneca Creek Watershed, 
one on Muddy Branch, one on Watts Branch, two on the Pis
cataway, and possibly others on the Northwest and Northeast 

Branches of the Anacostia. Many of these have been surveyed 
and planned by the Soil Conservation Service in cooperation 
with the Corps of Engineers' Potomac Basin Study. They would 
be multi-purpose impoundments for flood control and recrea
tion. Land stabilization practices are required by law in the 
watersheds upstream from P.L. 566 structures, and they would 
provide incidental downstream erosion benefits. 

A number of small impoundments, mainly for the contain
ment of silt, will be required on many other streams in the Re
gional District, where the highly urbanized character of the 
watersheds precludes silt prevention by the standard land treat
ment measures recommended for rural areas. 

The corridor-wedge plan offers significant opportunities for 
a new approach to flood and silt control. Small dams to catch 
silt and control storm water could be located on streams draining 
run-off from the urban corridor. Highway fills could be used in 
building such impoundments, and in some cases the highways 
themselves could form the dam embankments. 

It is not the function of the General Plan to specify in any 
great detail the soil conservation and watershed protection meas
ures that will be employed within the Regional District. These 
measures will be spelled out as part of the continuing planning 
process. The Natural Resource Advisory Committee would be 
expected to take the lead in seeing to it that adequate conserva
tion measures are used in the Regional District, and in bringing 
about closer coordination between the various federal, state and 
local programs in this field of endeavor. 
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watershed protection 

An important source of water supply in the future may be 
the tremendous 150 million gallon per day underground supply 
in Prince George's County. Since this supply is recharged by 
rainfall seeping into the ground in the area along the fall line 
between the Piedmont Plateau and the Coastal Plain near the 
Montgomery-Prince George's boundary, its usefulness will de
pend upon protection of the recharge area. Further study of 
how this might be done is needed. 

Fortunately, as shown on the watershed protection map, 
many of the conservation needs in the Regional District can be 
met by the proper use of public open spaces at the edges of 
urban corridors. This kind of dual use is just one example of 
the possibilities for multiple use of open space and rural land. 
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RECREATION AND OPEN SPACE 

Other striking examples of multiple use become apparent 
in the consideration of land for recreation and open space. Pub
lic ownership of land is not necessary if the purpose is served 
merely by looking at scenic vistas; it is only necessary to make 
sure that private uses of the land will not destroy the vistas. In 
many cases forestry, agriculture, very low density residential 
development, and other private uses of the land would be per
fectly in accord with preservation of the view and with providing 
a feeling of open space. 

Some types of active public recreation are compatible with 
private ownership and use of the land. A bridle path through a 
private farm or forest need not hamper agricultural or lumbering 
operations, nor will a hiking trail across a field or through a 
wooded meadow have an adverse effect. 
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The increasing trend toward recreational use of private land 
is illustrated by the many lumbering companies which open their 
forest reserves for picnicking, hunting, and camping. 

In a nationwide survey, 518 for est products com
panies holding 58,140,936 acres of timberlands re
ported 97.4 per cent of these lands open to fishing, 
92.3 per cent open to hunting. Through these lands, 
the survey showed, wind 37,255 miles of streams from 
which fishermen may try their luck. The survey showed 
107 forest products companies operate 146 parks and 
157 picnic areas, virtually all open to the public. 
Eighty-four companies reported definite plans for de
veloping recreational facilities on their lands in the 
future. Visits by recreationists to all lands included in 
the survey were estimated at 6,057,660 a year. 

Recreation on those managed forests ranges from 
skiing in New England to big game hunting in the 
Pacific Northwest. 

The managed forest as a recreation area is a 
frontier hardly tapped or realized. While not every 
commercial acre of timberland is-or can be-open 
to recreation, it is the managed forest which holds the 
key to the recreation needs of the future.* 

,., Our Forest Bounty, Washington, D. C.: American Forest Products Indus
tries, Inc., 1961 , p. 11. See also an excellent pamphlet from the same source 
entitled Why We Must Have Multiple Use Forest Management (1961). 

Many of these recreation uses are provided by public spir
ited companies, but in order to assure their continuance and 
expansion in and near the metropolitan area where high land 
values discourage it, there will be a very d·efinite need for the 
public to purchase recreational rights on private farm and forest 
lands as the Maryland Game and Inland Fish Commission is 
already doing; or in many cases the same purpose could be 
served by the private owner simply charging recreational fees 
for the use of his land by members of the general public. 

Golf and country clubs, facilities of such organizations as 
the Isaac Walton League and the Audubon Society, private 
camps, and other private facilities will also continue to add sub
stantially to recreational opportunities in the Regional District, 
and they should be encouraged. 

Even though private lands can provide a great deal of 
recreational opportunity and open space, there is a continuing 
need for expansion of the public park system. This system 
assures the public complete access to natural areas and to areas 
developed with specialized recreational features not otherwise 
available. It makes sure that recreational opportunities are 
available to the public in all parts of the Regional District, 
urban as well as rural. Most of the public park system will 
remain free so that its advantages can be enjoyed by all. And 
finally, the public park acquisition program can be used at criti
cal points to divide urban areas from rural. Public parks will be 
a major user of land along the edges of urban corridors and in 
the rural wedges. 
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RURAL INCOME PROTECTION 

It is inevitable that more than half the land in the Regional 
District will still be rural in the Year 2000. The income of land 
owners in the rural area will therefore depend upon enhance
ment of the rural environment by the preservation and develop
ment of natural rural values. This will be a principal task of the 
Natural Resource Advisory Committee. 

The United States Department of Agriculture has recently 
issued a strong policy statement which can help greatly in 
achieving the rural development goals of the General Plan. 
Some of the programs proposed by the Department of Agricul
ture would 

... provide for cost sharing with local agencies to 
acquire and develop recreational facilities around 
reservoirs, a'nd for easements, cost-sharing, and loans 
to local organizations for development of selected 
fl.ood plains, water courses, and other areas for wild
life, game, and recreation uses. And it would authorize 
loans and technical assistance to groups and individ
uals in the development of hunting, fishing and other 
recreational facilities. 

This would generate employment and income in 
rural areas. It would also support the established and 
well-regarded watershed program of the Department 
of Agriculture, providing a nucleus of open spaces for 
public uses ... The purpose would be twofold: ( 1) to 
effect needed land use adjustments by converting some 
land, preferably cropland, to recreational uses, and 
(2) to meet a strongly developing need for more public 
recreational facilities.* 

The demand for forest products will increase in 

the years ahead ... Any major increase in forest lands 
would be useful particularly for recreation, for wild
life, for general use by a growing population and to 
provide a reserve. 

Under the program, owners would agree to plant 
trees on land taken out of crops and to protect and 
maintain the tree cover on such lands ... The Govern
ment would share the cost of planting and would make 
annual payments to owners ... The owner could be 
permitted to harvest forest products ... provided such 
harvesting was carried out according to approved 
practices.** 

The Department's program includes measures to strengthen 
family farms, but recognizes that "probably the most promising 
potential source of new economic opportunities in many rural 
areas is to be found in providing commerical enterprises, and 
various services connected with outdoor recreation and tour
ism."*** This is especially applicable to rural areas lying at 
the edges of major cities. 

Rural income protection and expansion is a basic goal of 
the Department of Agriculture and likewise should be a basic 
goal of the public authorities in the Regional District. Success 
in reaching this goal means success in promoting a healthy rural 
environment for the open space wedges recommended in this 
General Plan. 

* U. S. Dept. of Agriculture, Food and Agriculture: A Program for the 
1960's, January 30, 1962, pp. 8-9. 
Another Department of Agriculture program urges conversion 
of cropland to trees. 

** Ibid., p. 11. 
*** Ibid., p. 13. 
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MAKING THE RURAL PATTERN WORK 

Some of the many tools that can be employed to achieve successful 
development of the rural aspects of the General Plan are listed below 
and explained in Part II, Carrying Out the Plan. 
• Protect and enhance rural values in the Regional District. 
• Use limited access sewers to give adequate service to urban areas 

without encouraging urbanization in rural areas. 
• Establish a Natural Resources Advisory Committee to 

-reinforce the purposes of rural zoning. 
-make available technical information and advice to encourage 

the fullest and best use of rural properties, and 
-Initiate special studies of rural problems. 

---? • Establish new tax policies relating land assessment to zoning, and 
extending preferential assessment to all open space uses of land. 

-> • Deny premature subdivisions that would establish large-scale urban 
development in rural areas. 

- 7 • Use park acquisition to separate rural areas from urban areas. 
---7 • Purchase public recreation rights and scenic easements to expand 

open space beyond publicly owned land. 
• Encourage private land owners in the rural area to provide recrea

tional opportunities for the public under multiple use, income pro
ducing arrangements. 

- 7 • Cooperate with and coordinate the numerous Federal, State and 
local programs for rural development, conservation, and open space 
acquisition. 
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PUBLIC 
SERVICES 

The pleasantness and convenience of everyday living in a 
modern urban society is largely dependent upon efficient systems 
of public service which form the basic framework for com
munity well-being. These systems can be thought of in four 
groups: transportation, utilities, parks, and community facilities. 
All required public services should be provided in a logical 
sequence to facilitate development in accordance with orderly 
stages fulfilling the General Plan. 

TRANSPORTATION 

Workday commuting is the biggest problem to be over
come by the transportation system, because the volume of traf
fic is so much greater during rush-hour than at any other time. 
Forty per cent of all automobile trips and 50 per cent of all 
transit trips occur in just four hours of peak traffic.* Thus the 

Our national welfare therefore requires 
t~e provisions of good urban transporta
tion . . . to help shape as well as serve 
urban growth. 

PRES. JOHN F. KENNEDY 

transportation system which is more than adequate most of the 
time becomes badly overloaded at the rush-hour peaks. 

The goal set by the 1959 Mass Transportation Survey was 
to design a transportation system which would "permit the 
large majority of the population to reach downtown Washing
ton in 30 to 45 minutes during peak hours. It is also assumed 
that the transportation system will put each part of the region 
within a similarly reasonable travel time of most of the other 
focal points."** Highway and rail rapid transit facilities rep
resent the only two real possibilities for achieving the goal. The 
recommended system must allow this goal to be reached even 
with a greatly expanded population and a much larger urbanized 
area. 

* NCPC and NCRPC, Mass Transportation Survey Report (p. 26). 
0 Ibid., (p. 20). 
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After analyzing alternate transportation systems of th~--..c ____ _____ 
auto-dominant, express bus, and rail rapid transit types, the ~--
Mass Transportation Study concluded that a system· combining ~-
features of all three would be the best buy for the Washington 
Metropolitan Area. Rail rapid transit is efficient only on routes 
where large numbers of riders are likely to take advantage of 
its great capacity for moving crowds. To a lesser extent the 
same applies to an express bus system. Private automobiles, of 
course, can go almost anywhere at any time, but if the destina-
tion is a popular one parking is likely to be unavailable or at 
least hard to find and expensive. Taxis and local buses are well 
adapted to providing convenient, short-haul service. As pedes
trian plazas become larger and more common in urban centers, 
moving sidewalks and small shuttle vehicles will also play a 
role as important links in the transportation system. It is too 
early to predict the role that may be played by helicopters or 
other means of air transportation within urban areas, but the 
possibility of a substantial role must be kept in mind. 

Travel to points outside the Metropolitan area requires 
still other facilities. Although private automobiles are quite 
important for this purpose, railroads, inter-city buses, and air
craft are also of major importance. One objective of the metro
politan transportation system is to make it easy for people to get 
from any part of the metropolitan area to terminals for inter-city 
travel. 
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Highways. Four types of highways are shown on the Gen
eral Plan, each having a special purpose: freeways, parkways, 
majs>[._ urha11 highwa~, and major rural highways. The dual
lane freeways and parkways are all limited access, with no direct 
entrances from adjoining properties and having grade-separa
tion interchanges that do away with grade crossings and traf
fic lights. Freeways and parkways together form a complete, 
high speed, urban and interstate system of radial and circum
ferential routes. These two types of limited access roadways 
differ primarily in that freeways serve all traffic, whereas trucks 
are forbidden on scenic parkways. A further difference in some 
cases will be the use of freeway median strips for rapid transit. 

The major urban highways are not designed for high speed 
travel. Although these highways are divided by median strips 
and serve large amounts of through traffic, they have numerous 
cross-streets and traffic lights. Free access from adjoining prop
erties is usually allowed. There are many more major urban 
highways than freeways and parkways, since they must serve 
all parts of the urban area rather than just the most heavily 
traveled routes. 

The major rural highways go out into the open space 
wedges to connect with the small communities such as Upper 
Marlboro and Damascus, and to encourage the rural economy. 
Some of these highways also lead to recreational areas. In most 
cases they will not carry high volumes of traffic for many years 
to come. Therefore, present plans call for constructing only one 
side of an eventual dual roadway. 

Many local streets must be provided in addition to free
ways, parkways, and majors mentioned above, but they are be
yond the scope of this plan. 

Parking lots, bus loading areas, and facilities for transfer
ring between highway and rapid transit are integral parts of 
highway planning. These two are beyond the scope of this re
port, and will appear in more detailed plans. 
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TYPICAL SECTION - 4 LANE FREEWAY 
MEDIAN STRIP RESERVED FOR FUTURE RAPID TRANSIT USE 

Rapid Transit. Express buses may serve the function of 
rapid transit on some freeways, especially for circumferential 
trips. But the emphasis in this plan is on radial routes for rail 
rapid transit directly to and from downtown Washington. Rail 
rapid transit requires separation from highway traffic. This can 
be accomplished by using median strips between freeway lanes 
and existing railroad rights-of-way, or by building monorails 
above ground and subway tunnels underground. Each of the 
four methods of separating rapid transit from highway traffic 
may be useful in the Regional District, depending on the par
ticular situation. The choice between them depends upon 1) 
minimizing the total of right-of-way and construction costs, and 
2) minimizing the social disruption to existing communities. 

The Planning Commission's responsibility is in helping to 
find the most appropriate routes for rapid transit, reserving 
rights-of-way, reserving space for the necessary terminals, park
ing lots and other facilities along the routes, and in helping 
to avoid any adverse impact of these facilities on local com
munities. The National Capital Transportation Agency is re
sponsible for the engineering, financing, construction, and oper
ation of the rapid transit system. The Planning Commission 
and the State Roads Commission have been designated by the 
Governor of Maryland as his approving authority for NCTA 
plans. 

... 
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Airports. Andrews Air Force Base, an important defense 
installation is the only large airport in the Regional District. 
It is not available to the general public, but it provides impor
tant military and diplomatic transportation services for the 
Federal government and is one of the largest employers in the 
Regional District. Highway transportation to the airport is well 
provided for by a parkway and two major highways. The big 
problem in keeping this airport serviceable is one of protecting 
the flight paths and noise areas against urban encroachment. 
Andrews is at the edge of the southeast urban corridor and will 
benefit greatly from the rural surroundings proposed in this 
General Plan. In addition, special airport zoning and the pur
chase of noise easements will be required both for the protection 
of the airport and the protection of the general public which 
might otherwise be induced to buy homesites too close to the 
inevitable noise in the flight paths. These flight paths are shown 
on the General Plan map as a warning. 

There are also several small airfields in the Regional Dis
trict to serve pleasure-craft and business planes. These small 
field~ provide a great convenience because of their locations 
close to the urban area, and because of the scheduling difficulties 
brought about by heavy traffic at the crowded commercial air
ports. As in the case of Andrews, these small airports must be 
accessible by highways but protected from urban encroachment. 

Small airports at the edge of urban corridor cities will play 
an important role in commuter transportation if helicopters or 
other vertical take-off vehicles come into wide use. All new 
airports must be very carefully located so as not to conflict 
with planned urban development. The Federal Government air
field on the Beltsville Agriculture Research Center is proposed 
for general aviation purposes, and a new airfield to replace 
Hyde Field near Clinton is proposed to complement the planned 
corridor city south of Clinton. 



UTILITIES 

The presence or absence of utilities can determine where 
urban growth will occur and where it will not. This is particu
larly true of sewer systems. 

Electricity and telephone service are seldom controlling 
factors, since they are the easiest and cheapest utilities to install 
and can be made available anywhere in the Regional District. 
Water and gas lines are somewhat more restrictive, but are avail
able in most areas. Sewers, however, are another matter. They 
can not be made available anywhere a developer might wish. 

Even a small, gravity-flow sewer system is relatively expen
sive. If the system must cross watershed divides, requiring 
pumps and force mains, the cost is greatly increased; it is in
creased still more if the area to be served is far distant from an 
existing trunk sewer. In many such cases the cost is prohibitive. 

Whenever a trunk sewer is extended to serve a newly
developing subdivision beyond the previous limits of urbaniza
tion, an on-rush of construction is sure to follow. Frequently 
large amounts of surrounding land can be connected to the 
same sewer and a whole group of new subdivisions springs up. 

Obviously, then, the decision as to where and when construc
tion of sewer lines should take place can be as powerful a fac
tor in shaping urban development as zoning and subdivision 
regulations. 

All three of these controls must be coordinated for maxi
mum effectiveness in creating the urban pattern contemplated 
in the General Plan. 

The utilities needed to serve developments recommended 
in the General Plan should be constructed with the following 
considerations in mind: 

Water. Water lines should be provided wherever neces
sary, but always in direct relation to the population distribution 
recommended by the General Plan. 

Gas. New storage facilities, needed to reinforce supplies 
during months of peak demand and hold down costs to con
sumers, should be located at the edges of the urban pattern to 
aid the transition between urban and rural uses. Care in placing 
major new pipelines around rather than through new corridor 
cities will save costly relocations as intensive development takes 
place. 
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Electricity and Telephone. Major transmission lines 
should, so far as possible, seek rural locations or locations on 
the edge of the urban pattern. Where they must cross urban 
areas and branch out into local distribution lines, both they and 
the local lines should be built underground in order to contribute 
to a more pleasant urban environment. All major transmission 
lines should be carefully checked under mandatory referral 
laws to make sure they do not conflict with development features 
of the General Plan. 
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Sewers. Trunk sewers should be extended to areas ready 
for urbanization when needed, neither too early nor too late for 
the orderly sequence of growth. The map shows scheduling rec
ommended by the Commission for the major trunk lines yet to 
be built. Wherever possible, the construction of sewer lines across 
rural zones should be avoided; where such crossing must be 
made, service connections which would encourage urban devel
opment should be prohibited by the use of limited access sewers. 
Storm sewers can be relatively short, emptying into natural drain
age channels controlled by small dams and silt reservoirs at the 
edges of urban developments. 
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PARKS 
The Park and Planning Commission has direct responsi

bility for the provision of parks and recreation centers. Stream 
valley parks acquired with the aid of Federal funds, granted 
under the Capper-Cramton Act to assure an appropriate system 
of metropolitan parks in the Nation's Capital, have been the 
mainstay of the park system in the Regional District until re
cently. Large regional parks are now becoming important sup
plements to the stream valley system. Youth centers are grow
ing popular in bright-light locations, providing facilities for 
club meetings, dances, and other indoor activities on either an 
individual or group basis. Besides serving teen-agers, these cen
ters are also proving attractive during the day for the activities 
of retired people. 

Close cooperation with the Board of Education has resulted 
in the park-school concept. Under this concept park land is 
added to school sites to provide large playfields. This not only 
benefits the schools, but also provides local recreation facilities 
for the general public after school hours. Washrooms and even 
general purpose rooms in the school building sometimes can be 
made available to the public in connection with these park 
facilities. 

Acquisition. Land for regional, local, and stream valley 
parks is reserved through the administration of subdivision 
regulations, and is acquired largely with funds raised by special 
park taxes. State parks along the Patuxent River and Seneca 
Creek and at Cedarville in lower Prince George's County are 
also part of the Regional District's public park system, as are 
Federal parks such as Greenbelt Regional and the George Wash
ington Memorial Parkway. The acquisition program is being 
stepped-up; additional State and Federal funds are being sought. 

In general, local parks, park schools, and youth centers 
will be in the urban communities where the people are; stream 
valley parks will be ( as the name implies) where the major 
streams are; and regional parks will be where they can form a 
boundary between urban and rural environments. 

Development. The development of recreational facilities 
on park lands is as important as acquisition and is therefore 
being stepped up to keep pace with population growth. 

Park Standards. Six types of park areas will be acquired 
and developed as recommended by the Outdoor Recreation 
Resources Review Commission and defined as follows:* 

Class I. High Density Recreation Areas 
Areas intensively developed and managed for 
mass use, including playgrounds, playfields, 
swimming beaches, and any other facilities 
designed for intensive recreation. 

Class II. General Outdoor Recreation Areas 
Areas subject to substantial development for 
a wide variety of specific recreation uses, and 
as camping, picnicking, fishing, water sports 
and nature walks. 

Class III. Natural Environment Areas 
Various types of areas that are suitable for 
recreation in a natural environment and usu
ally in combination with non-residential uses 
such as forestry. 

Class IV. Unique Natural Areas 
Areas of outstanding scenic splendor, natural 
wonder, or scientific importance. 

Class V. Primitive Areas 
Undisturbed roadless areas, characterized by 
natural wild conditions, including "wilderness 
areas." 

Class VI. Historic and Cultural Sites 
Sites of major historic or cultural significance. 

,:, For a fuller explanation, see "Chap. 6 Guidelines for Management," Out
door Recreation for America, pp. 95-120. 
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Outright public ownership and development will be em
phasized for Class I and Class II (Recreation) areas. Standards 
of one acre of Class I parks for each 600 persons in the Regional 
District and a ratio of one acre of Class II parks for each 100 
people will be maintained or bettered. Class IV, V and VI 
(Unique, Primitive and Historic) areas will be acquired where 
appropriate. Class III (Natural Environment) areas will pri
marily remain in private ownership with the public acquiring 
only scenic or recreation easements. 
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COMMUNITY FACILITIES 

Community facilities fall into three categories: cultural, 
protective, and administrative. The cultural facilities consist of 
schools and libraries, plus art centers with auditoriums, exhibi
tion rooms, and small meeting rooms. Protective facilities in
clude the police and fire departments, hospitals, and health cen
ters. Administrative facilities include courts and the various 
governmental offices. 

Space for all of these facilities must be found within the 
urban pattern, near the people they are to serve. Their sizes, 
locations, and functions need to be in direct proportion to the 
size of the community and the type of residents . 
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public school system 

Directing new urban growth into preplanned and logical 
patterns, as this General Plan recommends, will make it possible 
to select and acquire in advance of development the best sites 
for community facilities as well as parks. This procedure should 
result in substantial savings for the taxpayer. 

The distributions of schools, libraries, fire stations, and 
health centers in the Regional District are indicated in the Gen
eral Plan. They represent previous studies, including the master 
plans of schools and libraries, which have been adapted to this 
plan. 

Individual sites for community facilities are reviewed by 
the Commission under mandatory referral legislation for coor
dination with adopted plans. A permanent site selection com
mittee made up of staff members from the Commission and 
various other public agencies meets regularly to help assure the 
best choices for public building sites. 
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PROVIDING BETTER PUBLIC SERVICES 

Better public services in accordance with the General Plan can be 
achieved by using the procedures listed below and explained in 

Part II, Carrying Out the Plan. 
Transportation 

• Coordinate the Master Plan of Highways with the corridor pat
tern of development. 

• Cooperate with the National Capital Transporation Agency in 
establishing an efficient rapid transit system. 

• Incorporate the General Plan transportation recommendations 
into detailed master plans, including provision for automobile 
parking, bus loading, and highway-to-transit transfer facilities. 

• Protect airports with rural and airport zoning, and encourage 
noise studies to define areas unsuitable for residential sub
division. 

Utilities 
• Use the General Plan as a major criterion in County reviews 

of programs for the extension of water and sewer lines. 
• Limit access to sewers where rural areas must be crossed. 
• Strengthen mandatory referral authority over gas and electric 

utilities to avoid conflicts. 

Parks 

• Encourage the use of underground electrical and telephone 
wires. 

• Coordinate the park acquisition program with the corridor
wedge form of development. 

• Seek additional State and Federal matching funds for park 
acquisition. 

• Use subdivision powers to better advantage for reserving and 
acquiring park land. 

• Keep park development in step with growing population. 

Community Facilities 
• Continue the preparation of plans for community facilities in 

the Regional District, based upon the corridor-wedge distribu
tion of population. 

• Improve capital budgeting for community facilities by 
-automatic data processing for land use and population 

figures. 
-more thorough review by the Commission of individual 

capital budgets 
-a yearly capital improvements report combining all capital 

budgets in each county. 

• Continue and strengthen individual reviews of mandatory 
referrals. 
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Planning without political follow-through 
is a futile waste of time just as political de
cisions without planning can be ruinous. 

-EDWARD HIGBEE, 

The Squeeze: Cities Without 
Space 

carrying out the plan 
.•• 011 ,r-edff es and corridors 

No matter how skillfully designed, imaginative, or attractive a 
long range plan may be, it must be workable if it is to be of any use 
to the people living within its area. A plan is meaningless without firm 
policies capable of transferring it from the drawing board to actual 
construction. The laws needed to start the plan moving must either 
exist or be reasonibly capable of enactment. The same applies to the 
administrative machinery under which the plan will develop. Part II 
explores this most crucial aspect of the General Plan: the implemen
tation, how the Plan can be made to work. 

While there can be no guarantee that every aspect of the General 
Plan will be fulfilled, every effort has been made to insure that the 
Plan's goals are desirable and are possible of fulfillment. Some of the 
more imaginative aspects of the Plan-those that introduce new and 
higher standards of community planning-will be accomplished only 
with time, work, and above all, strong public support. 

No single implementation proposal contained in this report con
stitutes a cure-all for the formlessness and waste of scattered develop
ment. The whole fabric of implementation should be considered as 
something akin to a broom-each item being a single straw, relatively 
unimportant in itself, but capable of doing an effective job when woven 
together with many others. 
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ZONING 

Although zoning is one of the most basic tools for creating 
a better community, its usefulness is quite limited until a definite 
set of planning goals has been agreed upon. The General Plan 
supplies these goals and zoning thus becomes a powerful tool for 
carrying out the plan. 

The adoption of this General Plan provides a firm and rea
sonable guide for detailed zoning plans and individual rezoning 
decisions. It allows zoning decisions to be based upon better 
criteria than simply "Would this rezoning cause excessive con
flict or friction with nearby land uses?" Considerations of need, 
effect on highways, sewers and other public service facilities, 
plus functional relationships between land uses throughout the 
Regional District can. be fully explored before zoning changes 
are made. Zoning can and should be used as one of the most 
important means of forming the recommended urban pattern 
and protecting the rural pattern. It can go a long way toward 
creating efficiency, pleasant living conditions, and a healthy local 
economy. 

OVER-ZONING 

An area is grossly "over-zoned" when there is so much land 
in particular classifications that no more than one-third of it can 
be used for its highest and best purposes in the next twenty years. 
This is the situation in the Regional District, especially with 
respect to residential zoning. 

The most widely employed land-use control 
today is zoning; it is in fact the work horse 
of the planning movement in this country. 

- C HARLES M . H ARR, 

Land-Use Planning: A Casebook 
on the Use, Misuse, and R e-Use 
of Urban Land. 

Present residential zoning in Montgomery and Prince 
George's Counties could accommodate almost 5½ times the 
present population, or over three million more people. The most 
realistic forecasts indicate a population increase of about ,l OOa-
000 b,y the year 1982,: This means that more than three-quarters 
of the unused lamf now zoned residential will not be used for 
residential purposes in the next twenty years. Every time land is 
rezoned to allow larger numbers of families per acre, this dis
parity between zoning and fulfillment grows greater. 

Residential over-zoning in the Regional District is so pro
nounced primarily because of the practice of classifying almost 
all rural land reserves in the R-R zone which permits homesites 
of 20,000 square feet-less than one-half acre. To make matters 
worse in Prince George's County, the mere presence of public 
water connections reduces the minimum size residential lot to 
less than one-quarter acre. 

Over-zoning in these proportions raises false expectations by 
artificially.inflating land values to levels which cannot be realized 
through development. It substitutes a lottery tick~t for an orderly 
land market, giving the property owner only a gambler's chance 
of realizing the zoned potential of his land. But most important 
of all from the public interest point of view, this over-zoning 
cripples the usefulness of zoning in bringing about the most ap
propriate use of land throughout the Maryland suburbs. 

This degree of over-zoning is a crucial matter. It may be 
compared to the steering mechanism of an automobile which has 
has so much "play" that the vehicle cannot be steered by the 
driver well enough to avoid an accident. The basic purposes of 
zoning-to give a rational pattern to urban and suburban devel
opment-is defeated when the ratio of zoning to foreseeable use 
is so far out of balance. 



rural residential zoning 

1961 

The General Plan recommends a review of 
all zoning on land not presently developed, fol
lowed by a set of zoning revisions submitted to 
the governing bodies of Montgomery and Prince 
George's Counties for their consideration. The 
revisions will have two principal objectives: 

1. To coordinate zoning with the overall pattern of the 
General Plan, especially in regard to shaping the corridor cities 
and in establishing and protecting the natural resources in the 
rural areas. 

2. To return to the lowest residential density possible, all 
lands not to be utilized for residential expansion within the next 
10 years. 

Present zoning in much of the Regional District will allow 
a residential density that is not compatible with the General Plan. 
In order to implement the plan, zoning changes must be sought 
to bring about a zoning pattern which is in conformity with the 
land use design adopted. Value of land is not based on zoning 
classification alone, but on its intrinsic economic value, and its 
ability to be absorbed into the framework of the plan. Thus there 
can be neither a reasonable nor a stable land market in the 
Regional District, nor can future development proceed in accord
ance with the General Plan, until such zoning revisions are 
accomplished. 

TION: Coordinat zoning stablished by the pat
t m the General Plan. 

R·R Zoned land (10,000 sq. ft. per lot} 

R·R Zoned Land (20,000 sq. ft. per lot) 

revised l ·64 
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ZONING BY STAGES 

Sequential zoning, or zoning by stages, is a procedure 
whereby orderly growth of planned areas is permitted when and 
where the need for development arises, reserving other lands for 
development at a later date and in a fashion consistent with long 
range planning for the protection of the public interest. Under 
sequential zoning the private land owner would know approxi
mately when to expect this development to occur, and know 
what type---0r types---0f land use are in store fo_r his property. 

Under a system of sequential or staged zoning, the 
areas opened to development would be pre-planned and 
pre-zoned in accord with detailed master plans. An entire 
new area would change its zoning at one time as sectional 
zoning map amendments are adopted, giving all the land
owners of the area an equal opportunity to share in 
orqerly growth. Sihce present R-R zoning was not de
signed to enhance rural activities, a zoning category 
similar to or more intensive than the R-A zone (2 acres) 
used in Montgomery County must be the holding device 
used to prevent scattered and inefficient, premature, 
urban type development, and to preserve precious open 
space. 

Once a pattern of sequential zoning is firmly estab
lished, applications for rezoning will be more realistically 
attuned to the actual possibilities of development. Zon
ing for speculative purposes will be greatly reduced, and 
the individual home owner will no longer be at the mercy 
of arbitrary zoning changes made at the behest of neigh
boring land holders seeking a windfall. 

ACTION: Use sectional map amendments to keep 
zoning in step with the urban development recom
mended by the General Plan. 
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RURA ONING 

The zoning categories now in effect in Montgomery and 
Prince George's Counties are unequal to the job of shaping and 
preserving the natural resource wedges. Nowhere in Prince 
George's are lot sizes of more than 20,000 square feet ( one-half 
acre) required. In Montgomery, two-acre zoning has been 
adopted for only a few locations, and then primarily for one 
compelling reason: to protect the Potomac and Patuxent water
sheds from pollution and siltation. Even the most restrictive 
zones are residential, not specifically designed for protection of 
the rural environment. 

With adoption of the General Plan, preservation of the 
natural resource wedges emerges as a second reason for the 
adoption of rural zoning-a reason just as compelling as pro
tecting the rivers and watersheds. There are only two ways in 
which encroachment on the open spaces between the radial cor
ridors can be prevented: the first is public acquisition of all the 
land between the corridors; the second is to restrict land uses 
to low-density, multiple-acre, rural ones. The first alternative is 
obviously both impossible and undesirable. Rural zoning, there-
fore, becomes a must. · 

The importance of preserving the natural resource wedges 
cannot be over-emphasized. They serve five essential functions 
in shaping the future Regional District by: 
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Preventing the uneconomic scattering of suburban 
housing in the wedges, and permitting corollary savings 
and conveniences by concentratnig development within 
the urban corridors. 

Giving contrast and interest to the Regional District 
through the creation of distinctive variations in the 
character and density of development. 

Protecting the rural environment as a source of natural 
resource business. 

Assuring adequate open space for outdoor recreation. 

Protecting public water supplies. 

In keeping with the above five functions, rural areas should 
not be thought of as areas devoid of residences and people. 
Residences will be allowed, but only on large lots individually 
developed primarily for the use of the people whose livelihood 
is dependent on the rural area. The exclusion of small lot resi
dential subdivisions will not only preserve the character of the 
rural areas, but enhance the economic potential of the land for 
efficient and practical non-urban uses. 

The major uses permitted and encouraged in the rural zone 
should be of four types: 



\ 
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1. Natural resource business, including agriculture, for
estry and mineral extraction. 

2. Outdoor recreation, including private camps, resorts, 
golf courses and country clubs, public recreation on 
private agricultural and forestry lands, wildlife and 
hunting preserves, water and waterfront recreation, 
shooting ranges, and public parks, forests, historical and 
scenic reserves. 

3. Conservation, including flood control dams, siltation 
basins, wetlands, and wildlife refuges. 

4. Miscellaneous uses on large sites, including kennels, 
hospitals, sanitariums, nursing homes, child care homes, 
public utilities, airports, cemeteries, and institutional 
uses. 

The rural zone should be the dominant zone in the open 
space wedges between the urban corridors, and should also be 
used to reserve areas programmed for future development of the 
new corridor cities. 
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CONSERVATION ZONING 

In certain limited cases outstanding natural resources, and 
areas where indiscriminate urban development would be against 
the public interest, occnr within the urban pattern. Examples 
are sand and gravel deposits, steep slopes, and flood plains. To 
preserve these areas for future extraction or watershed protec
tion, or to avoid unsafe or unhealthful conditions as the result 
of improper development, it will be necessary to put these urban 
areas into a conservation zone in which all uses and alterations 
of the natural terrain and vegetation are subject to special per
mits approved by the Board of Zoning Appeals. 

The locations of this zone will be recommended to the 
respective District Councils by the Park and Planning Commis
sion on the basis of soil, geologic and topographic information 
now becoming available. Generally speaking, construction 
should be prohibited in this zone unless it can be shown to be 
in accord with the public interest. Specifications for mineral 
extraction should include regulation of access roads, protective 
setbacks, methods of operation, and plans for restoration of the 
land when the venture is terminated. The restoration should be 
guaranteed by either an adequate _performance bond, or by a 
special use tax applied during the period of operations. 

ACTION: Enact and use conservation zones. 



RESIDENTIAL ESTATE ZONING 
An area as large and diverse as the 1,000-square-mile 

Regional District obviously requires a fuller range of zoning 
categories than is now available. As pointed out in the section 
on overzoning, there is a great deal more land zoned for small 
lot residential development than can ever be used. Reclassifying 
much of this land for one, two and five acre single-family resi
dences will be a great help in reducing the amounts of overzoned 
land to more manageable proportions. 

There are presently a number of areas in both Montgomery 
and Prince George's Counties where the dominant pattern of 
residential development has been in tracts of one acre or more. 
(See map on page 41.) It is eminently desirable to encourage 
a reasonable spread of this pattern and to protect it with con
sistent zoning. 

Estate zoning should be employed wherever the character 
of the area warrants it. Such action will assure the stability of 
estate areas and will allow public services to be-planned on a 
proper scale in relation to the low density of population. Finally 
-and very importantly-estate zoning should be employed in 
"buffer" areas between the corridor cities and the natural re
source wedges to provide a reasonable transition and reduce 
pressures for the continuation of urban zones beyond their op
timum limits. 

ACTION: Increase the use of residential estate zones. 
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MULTI-FAMILY ZONING 

To make a full range of choices available in multi-family 
housing and to provide additional tools for creating the new 
corridor cities, two new residential zones are needed. 

The most important is a very high density apartment zone 
designed for the core areas of these new cities, within walking 
distance of employment opportunities and the rapid transit sys
tem. The number of apartments allowed might be as high as 
60 per acre, compared to the present maximum of 48. Con
venience should be the key concept of this zone and its use should 
be restricted to the core locations which are served by rapid 
transit. Spaciousness in the core area will be accomplished by 
judiciously spaced multi-story development, boulevard type 
thoroughfares, pedestrian malls, and compact commons or parks. 

The second zone is for town-houses. Less demanding on 
the supply of land than single-family housing and having some 
of the convenience and economy of apartment living, town
houses represent to many people an attractive balance between 
yard space and yard work. This zone may be useful in some 
cases for achieving attractive transitions between higher and 
lower density developments, as well as for satisfying the housing 
needs of part of the Regional District's population. 
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ACTION: 1) Enact and use .a higher density apart
ment zone for the core areas of new corridor cities. 
2) Enact a new town-house zone. 



PLANNED COMMUNITY ZONING 

The idea of planned community zoning is to promote 
variety in development and flexibility in urban design. These 
are valid objectives, but without careful coordination with a com
prehensive public plan this type of zoning could lead to a con
tinuation, or even an acceleration of all the unfortunate aspects 
of haphazard urban sprawl. Planned community zoning should 
not be used as the excuse for each sizeable piece of property 
becoming an island unto itself. While this might result in some 
well designed neighborhoods) the urban pattern as a whole would 
deteriorate in efficiency, convenience, and usefulness. 

There is great danger that planned community zoning will 
be thought of as fitting in so well with its surroundings that con
siderations of proper location will be ignored. A planned com
munity with the ultimate in imaginative and inspiring internal 
design might be proposed in a rural wedge and be accepted 
because of reluctance to turn down such an outstanding job of 
architectural and site planning. This occurrence would begin 
the process of urban sprawl all over again and the General Plan 
would become useless. The rural environment would not remain 
productive; the urban corridors would have their development 
potential siphoned off; the cost of sewer services would climb 
unnecessarily; rapid transit could not be effective; and freeways 
would dominate the landscape. It is essential, therefore, that 
planned community zoning not become a substitute for the Gen
eral Plan. Only the General Plan can take the over-all view 
of the Regional District, and only the General Plan can properly 
determine the location of areas for concentrated development. 

W1111ru 
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RECTILINEAR 

CLUSTER 

Note: These three possible subdivisions of a development tract with 
ninety-four lots show cluster pattern, left; rectilinear pattern, top right; 
and curvilinear plan, bottom right. Only 6,000 lineal feet of streets are 
needed for cluster. Grid calls for 12,000 feet, curvilinear layout needs 
11,600 feet. Lots in the cluster plan were reduced from one acre to three
quarters of an acre to provide added privacy and less maintenance expense. 
The number of lots (94) remains the same as in the other two layouts 
permitting the "saved" balance, approximately one-half of the area of 
the tract, to be devoted to open part. 
Source: Urban Land Institute, technical buttetin 40 
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The recently adopted average density residential zones had 
the same objectives in mind as planned community zoning, but 
they are not so bold nor so dangerous. A more familiar name 
for the flexible type of building envisioned under these zones 
is cluster development, in which dwellings are grouped together 
on a small portion of the available land while the rest remains 
open for common recreational use. Planned community zoning 
would allow a mixture of housing types including both multi
and single-family, and maybe even a little commercial develop
ment. But the present average density zones allow only single
family homes. It is perfectly feasible with these and other existing 
zones to design excellent urban communities. Much monotony 
of the past has resulted primarily from mass production and lack 
of imagination rather than poor zoning. 

There are many difficult legal and administrative problems 
to be solved in making planned community zoning effective. A 
Residential Planned Community (RPC) zone has been tried in 
Prince George's County for more than a decade and been found 
unworkable. The intensive uses shown on the approved "com
munity plan" have been built first, and then used as the evidence 
of a change in character of the neighborhood which can be used 
in court to justify rezoning of other parts of the same property 
for more intensive uses contrary to the original plan. There is 

also the question of how open spaces, created by this type of 
flexible zoning, will be cared for if the project is not a rental one. 
Greater experience is needed to solve these and other problems. 
At least part of this experience will come with greater use of the 
average density residential zones. 

Five conclusions about planned community zonmg are 
apparent: 

.A. The variety and flexibility of urban design envisioned 
as resulting from it would be desirable. 

.A. It should not include any industrial development nor 
any commercial development other than a strictly lim
ited amount directly serving the planned community. 

It should be evolved slowly and carefully. 

Average density residential zoning should be encour
aged as a first step. 

Planned ccmmunity zoning should be located only 
within the urban pattern recommended in the General 
Plan. 

ACTION: Strive continuously to encourage flexible 
and imaginative residential design. 



COMMERCIAL AND INDUSTRIAL ZONING 

Commercial and industrial zones should exclude residences 
both because good residential neighborhoods cannot be main
tained in such areas, and because business and industry can 
function more effectively where space allotted them is uninter
rupted by housing. 

Even within commercial and industrial zones, specialization 
of uses is desirable. A shopping district with large gaps between 
shops is uninteresting and functions poorly in comparison with 
one where shops are continuous. This is equally true whether the 
gaps are vacant, or used for residences, automobile parking, 
offices, or some unrelated commercial or industrial activity. On 
the other hand, an area exclusively for offices becomes a ghost 
town after working hours. To overcome this disadvantage in the 
larger commercial centers, ground floors of office buildings 
should be used for stores, shops, theaters, bowling alleys, and 
similar uses which would keep the streets alive and interesting. 
Specialization within industrial zones is necessary so that related 
services are close to one another and so that activities which 
would interfere with each other are separated. 

To achieve the most workable and most interesting arrange
ment of commercial activities in complex business centers and 
the cores of new corridor cities, it may become necessary to use 
three dimensional zones in which different uses are permitted at 
ground level than at higher levels. A typical example might be 

stores on the ground floors with offices above. In special cases 
where compact development around a rapid transit station is 
desired, this type of zoning might provide for certain types of 
commercial activity on lower floors with apartments above. 

The practice of requiring site plan approval has great poten
tial for improving the appearance and workability of shopping 
and employment areas. Such a requirement may be employed 
to develop commercial centers that are more compatible with 
their surroundings and to mold the cores of new corridor cities 
into unified and convenient areas around their pedestrian malls 
and transit stations. 

Increased attention should be given to setback and screen
ing requirements where commercial and industrial zones adjoin 
residential land. 

ACTION: 1) Exclude residences from all existing 
commercial and industrial zones. 2) Study the tech
niques of layered zoning and greater specialization 
of uses in commercial and industrial zones. 3) Pre
pare and enact new zones to accommodate com
plex business centers and the cores of new corridor 
cities. · 
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AIRPORT ZONING 

Current zoning provisions regulating building heights in 
airport flight paths are in need of overhaul and revision. Proper 
use of rural zones or specially designed zones allowing uses not 
adversely affected by high noise levels may also be useful in 
protecting airports from urban encroachment. A model airport 
zoning ordinance prepared by the Federal Aviation Agency is 
being studied to determine the best course of action. 

ZONING AND THE BOARDS OF APPEAL 

The Boards of Appeal have authority to grant special ex
ceptions under the zoning ordinances, and thereby fall heir to 
an important planning function. Yet they do not have profes
sional staffs familiar with the issues at stake. To insure that 
special exceptions conform to the concepts of the General Plan, 
it is imperative that closer liaison be developed between the 
Boards of Appeal and with the Park and Planning Commission. 
In order to establish this closer liaison, the Commission must 
receive not only the notices of special exception hearings, but 
also complete information and drawings indicating what is being 
proposed. The Commission will provide staff services to the 
Boards in cases where such service is needed. Zoning ordinances 
should be amended to set forth better criteria for use of the 
Boards in granting special exceptions, and written opinions of 
the Boards should include enough detail to enable enforcement 
without reference to hearing transcripts and obscure exhibits. 
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ACTION: Prohibit intrusion of incompatible devel
opment into airport approach zones and high noise 
level areas by judicious use of zoning. 

ACTION: Recommend that the county governments 
instruct the Boards of Appeals to make available to 
the Park and Planning Commission complete infor
mation for each application and include Park and 
Planning Commission recommendations and com
ments as part of their official records. 



REZONING AND THE MASTER PLANS 

Even an imperfect plan is better than no plan at all. This 
is the justification for seeking a requirement of larger-than-nor
mal votes when the District Councils rezone property contrary to 
adopted master plans. A two-thirds majority of the full Council 
is required to overrule the will of a municipal coundl in Mont
gomery County, but only a simple majority is presently required 
to overrule a master plan. The plans deserve at least as much 
weight as the voice of municipalities. It is, therefore, recom
mended that a two-thirds majority be required in each county to 
rezone land contrary to an adopted master plan or a municipal 
recommendation, and that the reasons for an adverse decision be 
given in the written opinion of the District Council. 

ACTION: Amend the Regional District Act to re
quire a two-thirds majority of a District Council to 
overrule the zoning recommendations of a munici
pality, or the recommendations of a Planning Board 
in accordance with adopted master plans. 
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TAX 
POLICIES 

Public planning policies affect land values and land values 
affect the private development of the Regional District. There
fore, the success of any General Plan is largely dependent upon 
keeping public policies, land values, and development in proper 
relation to each other. Establishing real estate tax assessment 
procedures which recognize public planning policies will go far 
toward doing this. Zoning restrictions, and the preferential treat
ment of certain land uses which are to be encouraged, should 
be reflected in assessments. 

It may be argued that taxation should be used only for pro
ducing revenue and not for influencing private real estate devel
opment, but no matter what the intent, any real estate tax will 
have some effect on development. The purpose here is to assure 
that this effect is favorable to General Plan objectives rather 
than harmful. 

RELATING LAND ASSESSMENTS TO ZONING 

There can be no.-other equitable basis for assessing land 
than its fair market value. Up to the present this basic rule has 
been imperfectly applied in the Regional District, in that zoning 
categories have been considered to affect market values only in 
terms of the three major classifications: residential, commercial, 
and industrial. This is an over-simplified rule of thumb which 
fails to reflect true conditions. 
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A substantial reform of the tax systems is 
essential, whether public expenditures must 
be increased or can be reduced. 

-President's Commission on 
National Goals 

It is well known to all who understand local real estate that 
the market value of land varies materially for each of the sub
classifications of zoning in Montgomery and Prince George's 
Counties. These differences in value should be reflected in the 
real estate tax that each owner is required to pay. Otherwise, 
those who secure zoning changes for speculative advantage are 
being subsidized, while property owners in low density zones are 
carrying an inequitable share of the tax burden. 

County tax assessment officers should increase their staffs 
as necessary to avoid a backlog of assesment inequities, to cap
ture revenues which are now lost, and to take better account of 
adopted zoning. 

Equitable and prompt realty reassessments, following im
mediately on the heels of rezoning approvals, will do much to 
discourage purely speculative rezoning requests based upon 
overly optimistic estimates of the need for land in intensive 
classifications. Property owners will not be very eager to pay 
higher taxes when they are aware that the odds against making 
windfall profits are slim. 

ACTION: Establish administrative procedures to 
more fully recognize the relationship of zoning to 
assessed values of real estate. 



RELATING PREFERENTIAL ASSESSMENTS TO LAND USE 

Educational and religious uses of land have traditionally 
been exempted from real estate taxes in Maryland. In 1960 farm 
lands were also given preferential treatment whereby they are to 
be assessed only in relation to their value for agricultural uses 
so long as they are being farmed. Special tax treatment is in 
order when it can be shown to be in the public interest. The 
public interest is clear in the case of educational and religious 
uses, but it is not so clear in the case of agricultural uses. We 
need to take a second look at privileged agricultural assessments. 

Agricultural Assessments 

Preserving rural incomes and encouraging farms to remain 
important providers of open space in the metropolitan scheme 
of things are legitimate justifications for preferential tax treat
ment of farm land. The 1960 statute giving a privileged assess
ment status to lands actively devoted to agriculture is based on 
a detennination of whether or not a bona fide farm exists. On 
the surface this measure sounds laudable, but the specific word
ing of the Act has often had the effect of subsidizing land specu
lators and urban developers, encouraging urban sprawl contrary 
to the principles of this General Plan. 

The Act states, in effect, that any land used as farm land 
must be taxed as farm land if the owner requests preferential 
treatment. Under this present wording, the courts have already 
held that even when an owner has had his land rezoned for com
mercial use, he may still enjoy the privilege of the low farm 
assessment. It has also been held that the actual filing of a sub
division plat on the land, dividing it into building lots, is no 
cause for revoking the privileged assessment. In either case, all 

the e~-farmer needs to do to reap his tax privilege is to keep a 
crop m the ground as a holding operation up to the moment he 
is ready to cash in on his excess profits. This state of things obvi
ously discourages the bona fide farmer, and tends to convert him 
into a land speculator. 

The basic difficulty with the existing law is that the privi
leged farm assessment is not tied to zoning. The law should re
quire that farms, to qualify for the low assessment, must be in a 
rural zone or, if such zone has not been enacted, the qualifying 
fann should be in the largest lot residential zone. This provision 
would close the loophole in the existing law and make it a truly 
effective means of aiding farmers and preserving metropolitan 
open space in the form of agricultural lands. The privileged as
sessment and resulting low tax bill should be considered the pub
lic's payment to maintain a highly desirable type of open space. 

Other devices for preserving farm land as open space may 
have to be tried if the preferential assessment procedure cannot 
be made to work properly. Two possible devices are def erred 
taxation payable when the farm is sold, and a capital gains tax 
on the sale of farm land. Although these tax collections might 
have the desired effect of decreasing land speculation with farms 
that should remain rural, they present ·numerous administrative 
difficulties. 

ACTION: Amend the state Agricultural Assessment 
Act to require rural or large lot residential zoning, 
in addition to agricultural use, on land receiving 
preferential tax treatment. 

-\.....,,1,---------------------~-------------------.....J 
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Extension of Preferred Assessments 

Agriculture is only one of the planned uses of land in the 
open space wedges separating the urban corridors. A whole con
cert of uses must be encouraged to maintain both the character 
and the viability of the rural and conservation zones. Many of 
these uses serve the same important function as the farm-to 
keep the open space open. Consequently, preferential tax treat
ment to encourage them may also be justifiable. 

The 1960 amendment to Article 15 of the Declaration of 
Rights of the Maryland Constitution appears to permit preferen
tial tax assessment of all open space uses. Therefore it is recom
mended that implementing legislation be enacted by the State 
Legislature to apply preferential assessments to lands used for 
such purposes as country clubs, golf courses, and community 
swimming pools. 

ACTION: Enact a State law granting preferential 
tax treatment to those conservation and recreation 
uses of land which provide permanent open space. 



SPECIAL TAX DISTRICTS 

In order to collect adequate revenues to provide for street 
cleaning and maintenance, street lighting, storm drainage and 
other urban services, special tax districts are established in urban 
parts of the counties and additional taxes are collected. The 
largest such district is the Suburban District in Montgomery 
County. As the urban pattern recommended by the General Plan 
develops, this district should be expanded to coincide with it. 
The many small and scattered Special Improvement Districts in 
Prince George's County should be consolidated into a single dis
trict covering all unincorporated portions of the suburban area. 
Sectional zoning map amendments opening new areas to inten
sive urbanization in accordance with sequential zoning proce
dures, mentioned in the preceding chapter, should be followed 
immediately by an expansion of the appropriate county's sub
urban tax district to include these new areas of high service costs. 

If average lot size and planned community developments 
become more widely used, open spaces for recreational use in 

//\ suburban taxing 
\.._ .. ..______ areas 

Existing -
Proposed 

ACTION: 1) Utilize State legislation to consolidate 
Special Improvement Districts in Prince George's 
County into a single "suburban district". 2) Expand 
the "suburban district" in both counties to coincide 
with the area in which urbanization has or is taking 
place, or is about to take place. 

connection with them will become numerous and the mainte
nance cost will become great. Owners' associations may manage 
some of these open spaces but the public may fall heir to others. 
Public costs of this kind should be defrayed, at least in part, by 
either a tax resembling front foot benefit charges or by putting 
cluster developments into special tax districts for maintenance 
charges. air _____ ..;. _______________________________ ~~~ 
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SUBDIVISION 
CONTROLS 

Zoning alone, which deals essentially with lot sizes, build
ing sizes and locations, and the types of activity to be permitted 
in certain areas, cannot be expected to guarantee pleasant devel
opment. Other tools must be called on for the creation of living 
environments possessing charm and character. 

Take the hypothetical case of yourself and a friend of yours, 
and assume that you both bought houses in the suburbs ten years 
ago. There was little difference between the houses you bought: 
both were in sparsely built-up areas, the zoning was identical, 
the houses were in the same price range and built of comparable 
materials. No one could say that one was a better buy than the 
other . . . at that time. Today it is all too obvious who got a 
bargain and who got stung. 

The environs of your friend's house are still substantially 
wooded; the neighboring residences are attractively landscaped, 
well spaced, and barely visible from the road; a nearby stream 
valley has become a park. Whereas your house sits starkly in the 
middle of a treeless plain; rows of monotonously similar houses 
stretch out on both sides of you; the stream that once meandered 
pleasantly past your back lawn is a muddy, eroded ditch. Was 
your friend a wiser buyer than you, or what happened? 

What happened was that your friend was lucky in the sub-

No plat of any subdivision of land within the 
Regional District shall be admitted to the land 
records of either Montgomery or Prince George's 
County, or received or recorded by the clerks of 
the courts of said counties, until the plat shall 
have been submitted to and approved by the 
Commission and such approval be endorsed in 
writing on the plat by its Chairman and Secre
tary. The filing or recordation of a plat of a sub
division without the approval of the Commission 
is void. 

-Regional District Act 

urban roulette game and you weren't. In your friend's case, indi
viduals with an appreciation for the landscape bought the nearby 
properties; in your case developers with their earth-moving 
equipment got there first. All you could do was watch the de
struction from your picture window and wish there was someone 
to sue. There wasn't, because no zoning ordinances were vio
lated, and in this hypothetical case there were no subdivision 
regulations to back-up the zoning. 

Subdivision controls are concerned with the quality of indi
vidual developments, taking up where zoning leaves off. They 
can go far towards protecting the money and personal efforts that 
go into the making of an attractive home. Subdivision regulations 
require that a registered professional engineer take the responsi
bility for laying out the new lots and streets in accordance with 
publicly adopted master plans, zoning regulations, and sound 
engineering practices. Various governmental agencies including 
the Park and Planning Commission check the plans to see that 
all necessary utilities are available, and that all public regula
tions have been complied with. Proper street widths, street 
grades, drainageways, pedestrian walkways and reservations for 
public parks or buildings are required. Streets must intersect at 
safe angles. Excessive numbers of intersections and through 
streets in residential neighborhoods are discouraged. Thus the 
quality of development is raised. 
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But even with the present subdivision regulations, high 
quality development is not guaranteed. Much land is being di
vided into lots prematurely, without adequate reservations or 
dedications of land for public purpose, and with too little regard 
for conservation practices. Public agencies too often disregard 
subdivision regulations altogether in cases involving their own 
properties. Pedestrian walkways are not always adequately 
provided, and developers attempt to lay out lots too close to 
airfields. These deficiencies need attention now. 

PREMATURE SUBDIVISIONS 

The review of subdivision plans should occur shortly before 
development of the property in question. Too often in the past 
subdivision plans have been approved regardless of whether the 
subdivider could start construction, right away, ten years later, 
or never, and the approval cannot be rescinded at a later date. 
As a result, the eventual use of the idle property is frozen, even 
though surrounding lands may have been developed in an en
tirely different manner. Obviously, approval of the plans as near 
as possible to the actual time of development is necessary to 
prevent developments that are grossly out of keeping with their 
surroundings. 

A start toward eliminating premature subdivision of land 
has been made in Montgomery County with the recent adoption 
of a requirement for the posting of performance bonds before 
subdivision plats become officially recorded. This guarantees 
that development is imminent, that a financially able developer 
is on the job, and that all public improvements such as streets 
and sewers required for the protection and welfare of home 
buyers will be constructed. A similar requirement has been 
recommended to the Prince George's County Commissioners. 

Zoning adopted in conformance with this General Plan, 
and in accordance with the staged procedures recommended, 
will avoid premature subdivisions by making large scale sub
divisions uneconomical in the rural zoned areas. 

The State enabling act gives the Planning Commission, 
with cooperation from the governing bodies of Montgomery and 
Prince George's Counties who must adopt the local regulations, 
the right to control subdivisions in order to provide for: 

The avoidance of such scattered or premature subdivision as 
would involve danger or injttry to health, safety, or welfare by 
reason of the lack of water supply, drainage, transportation, or 
other public servfres or necessitate an excessive expenditure of 
public funds for the supply of such services . . . 

These provisions clearly enable the denial of premature sub
divisions, and would have particularly wide application where 
the subdivisions would "necessitate an excessive expenditure of 
public funds . . . " This provision can become an important tool 
in accomplishing one of the major goals of the General Plan: to 
concentrate developments and public services within the urban 
corridors, while keeping the rest of the countryside open or only 
sparsely developed. The authority and intention of using this 
power to deny premature subdivisions should be explicitly 
spelled out in the locally adopted subdivision regulations. 

ACTION: 1) Adopt a requirement for performance 
bonds in the Prince George's County subdivision 
regulations. 2) Clarify the wording of subdivision 
regulations in both counties, indicating the inten
tion and ability to deny premature subdivisions. 
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REQUIRED RESERVATIONS 

The same Maryland law quoted above authorizes the enact
ment of regulations to reserve land from proposed subdivisions 
for schools, public buildings, parks, playgrounds, and other 
public purposes. Such reservations have in fact been applied to 
subdivisions in the Regional District. 

Under present limitations, however, the regulations are not 
operative until after the developer has filed his subdivision plan 
for approval. In the meantime, serious damage may have been 
done to the required public sites. A potential developer can do 
practically anything he wishes with his land, short of building on 
it, as soon as he takes title. No permit is required to remove all 
the trees and regrade the land before filing an application for a 
subdivision. The damage is often irreparable. 

Several things should be done to remedy this deplorable 
situation. Initially, action should be taken by the respective 
counties to enact and use ordinances to regulate large scale 
clearing and grading of land. 

A corollary tool will be the "Park and Conservation Plans" 
adopted as elements o(future detailed master plans. These plans 
will identify areas of unusual conservation importance and pro
pose measures for preservation and proper development. 

The Planning Commission needs legislation allowing it to 
initiate reservation plats in cases where greater certainty of con
trol is required for lands designated for public use on adopted 
master plans. 
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The present three-year time limit on reservation plats has 
proved too short to assure public purchase within that time. As 
things now stand, a reserved piece of land not bought by the pub
lic within three years can be reclaimed and used by the private 
owner contrary to the public interest. An extension of the time 
limit should be sought from the State Legislature and all govern
ment agencies for whom land is reserved should take steps to 
provide adequate land acquisition funds for this program. 
Affected agencies are primarily the County governments, the 
State Roads Commission, the National Capital Transportation 
Agency, the Park and Planning Commission, and the School 
Boards. 

Reservations of land for future rapid transit facilities and 
rights-of-way should be specifically among the purposes stated 
in the State enabling act and the local subdivision regulations so 
that no possible question can be raised on this point. 

ACTION: 1) Explore legal means of regulating de
structive large scale clearing and grading of land. 
2) Amend the Regional District Act to extend the 
reservation period, to allow the Park and Planning 
Commission to initiate reservation plats, and to 
specify land for rapid transit as a valid object of 
reservation. 



DEDICATIONS OF LAND 

Local streets, pedestrian walkways, conservation areas, and 
occasionally parks traditionally have been required to be dedi
cated for public use. The need for these facilities is directly re
lated to the new development and there is no question of who 
benefits. Unusually large subdivisions have been required to dedi
cate school sites because only this one subdivision would benefit 
from the school. A series of small subdivisions, however, can 
produce just as much need for public land as a single large one. 
Yet none of the small subdivisions is large enough to contribute 
anything except its part of the street system. 

In some states, fees are charged for subdivisions when the 
area to be developed is too small for the dedication of lands 
needed for schools, playgrounds, and other public purposes. This 
provision is eminently fair since the residents of the new subdi
vision will have to use schools and other public facilities which 
must be located on other land, acquired from other owners. 
Obviously the subdividers of such tracts have an obligation to 
shoulder their share of the burden. In some cases the small sub
division may be located so that it can dedicate a portion of the 
land needed for public use; in other cases, the obligation would 
be met entirely by means of fees in lieu of such dedication. The 
fees should be made proportional to the number of dwelling units 
constructed, and should be paid by the developer. These fees 
should be spent for improvements to the local area where they 
are collected. 

Present enabling acts do not provide for such fees. A revi
sion of State law providing power to require fees in lieu of dedi
cation of public lands should be sought as a means of providing 
revenue for land acquisition without constantly increasing the 
burden on the taxpayer. 

ACTION: Amend the Regional District Act to require 
fees in lieu of dedication when adequate dedica
tion would be inappropriate. 
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CONSERVATION OF NATURAL FEATURES IN SUBDIVISlO~S 

In cases where conservation measures need to be developed 
or applied to protect th~ public interest, the required clearing, 
grading, seeding, landscaping, and other improvements should 
be included in the subdivision performance bond guarantee. This 
is especially true for land to be turned over for public mainte
nance. The park and conservation element of detailed master 
plans will be a great help in determining the proper treatment for 
individual parcels of land. 

Natural stream beds, steep slopes and flood plains can be 
protected and turned into assets through the use of subdivision 
controls. Buildings can be kept off unsuitable portions of land by 
the establishment of building restriction lines. Stream valleys can 
be turned into dedicated or reserved storm drainage and recrea
tional facilities. The street layout can be required to take the 
routes requiring least bulldozing and disruption to natural fea
tures of the land and natural vegetation. 

The maintenance of conservation areas turned over to the 
public could be financed by special district taxes or benefit 
charges. 

) 

. .:: 
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PUBLIC AGENCY P1 ATS 

In the past, awkward situations have arisen because some 
public agencies have failed to record their properties through the 
regular subdivision procedures. These procedures are designed 
to provide the service of checking properties for conformance to 
highway and other plans affecting the proper location of build
ings and to establish record plats clearly showing correct prop
erty and building lines. It is not only a convenient way to avoid 
conflicts, it is also an important aid to coordinating the location 
of public services in accordance with the General Plan. The sub
division regulations should be amended to unmistakably require 
subdivision approval of all public building sites as one step in 
complying with the long accepted practice making it mandatory 
that all public land and construction projects be referred to the 
Park and Planning Commission for coordination with adopted 
plans. 

ACTION: Amend the Regional District Act to re
quire all public agencies to record their properties 
by plat through regular subdivision procedures. 



PEDESTRIAN ACCESS 

The Outdoor Recreation Resources Review Commission 
has identified walking for pleasure as an outdoor recreation 
activity second only to driving for pleasure in terms of popular 
participation. And it is a growing activity. Walking also remains 
an important means of transportation, especially for school 
children. 

However, pedestrian traffic does not mix well with auto
mobile traffic. It is largely up to subdivision controls to provide 
adequate walkways. This may be done by including extra widths 
for sidewalks in street rights-of-way, by requiring special walk
way dedications where streets do not exist, and by providing for 
pedestrians in reserved or dedicated conservation and park areas. 

Akin to pedestrian traffic is bicycle traffic. The same meth
ods may be used in providing for both. 

SUBDIVISIONS AND AIRPORTS 

Airport flight paths and noise areas, in this day of large 
planes and powerful jet engines, become even less suitable for 
human occupancy than flood plains, swamps, and steep slopes. 
The Federal Housing Administration has recognized this by 
refusing to insure housing mortgages in such areas. Even the 

United States Supreme Court has spoken on the subject, saying 
that damages in these areas are such as to make airport owners 
liable for them. 

Local subdivision regulations should recognize flight path 
and noise areas as unsuitable for residential construction. The 
Federal Aviation Agency is cooperating in the task of defining 
the precise areas affected. When airport areas unsuitable for sub
division are adequately identified they should be mapped and 
zoned for protection of the public health, safety and welfare. 
Meanwhile, subdivisions in questionable areas should be denied 
subject to reapplication when the problem areas are clearly de
fined. The General Plan map shows the approach zones within 
which development should be discouraged. 

Some areas that are already subdivided and developed may 
have to be bought and abandoned under urban renewal or similar 
programs. 

ACTION: Encourage the appropriate State and Fed
eral authorities to make studies of noise levels 
around Andrews Air Force Base and other airfields, 
so that areas unsuitable for subdivision can be 
more accurately mapped. 

97 



98 

PARK 
AND 
OPEN SPACE 
ACQUISITION 

The park and open space acquisition program has the pri
mary purpose of providing land to meet the outdoor recreation 
needs of our growing and increasingly recreation-minded popu
lation. In addition to providing out-of-doors enjoyment, the out
door recreation areas contribute to the mental health, physical 
fitness, and nature education of people using them. They also 
provide a source of income for land owners and concessionaires, 
and can contribute to the conservation and multiple use of the 
Regional District's land and water resources. 

At the same time the park and open space acquisition pro
gram is a key element in separating urban and rural areas, en
couraging rural uses to prosper and urban uses to cluster together 
efficiently. While many small parks and open spaces will be 
needed inside the urban areas to lend quality and convenience, 
most of the large parks and open spaces will be located at the 
edges of the urban pattern. 

Many different acquisition methods will be needed to estab
lish the desired park and open space system. 

PURCHASE 

Outright purchase of park land is the surest way to provide 
recreation facilities and help form the transition between urban 

... vast as the demand for outdoor recrea
tion presently is, it pales beside what may 
be expected in future years. 

President's Outdoor Recreation 
Resources Review Commission 

corridors and natural resource wedges. But since the amount of 
land that can be purchased is limited by available funds, it is of 
utmost importance to concentrate on acquiring park lands where 
they will have maximum effect and usefulness. 

The present park plan for 1980 proposes to expand public 
holdings from the present 6,500 acres to 40,000 acres. Costs of 
this park system in the next 20 years are estimated at $25.5 
million. 

Park purchases have been accelerated in recent years, re
sulting in more than a 50% expansion of the system since the 
beginning of 1958. Over two-thirds of the present park land is 
in stream valleys, but both local and regional parks outside the 
stream valley system are now receiving greater attention. The 
stepped-up pace of acquisition should be maintained and even 
increased. 

The park acquisition program is reviewed every year to 
show specific plans for each of the next five years and a long term 
summary for lands to be acquired in later years. The annual 
review presents an excellent opportunity for bringing the acqui
sition program into closer conformance with the General Plan. 
Special attention will be given to the strategic location of large 
regional parks where urban corridors meet rural wedges. 
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RESERVATION 

Lands to be acquired for parks in conformance with the 
General Plan can be reserved in the public interest through the 
subdivision regulations. There is great need not only to reserve 
park sites for later acquisition, but also to protect the sites from 
harmful destruction of trees and earthmoving. Reservation laws 
should be strengthened to assure this protection. 

PARK AND OPEN SPACE REVENUES 

Park and open space acquisition is basically financed by 
local real estate taxes collected for the Park and Planning Com
mission with the approval of State and County legislation. 
Nearly 70% of the park system is in lower Montgomery County 
where the tax rate has been highest. The park tax was raised not 
long ago in suburban Prince George's County and the first re
gional park in the County has been acquired near Clinton. A 
small park tax is also levied in upper Montgomery County where 
some large parks are being acquired. In addition, it would be 
only fair to seek a small park tax from rural Prince George's 
County. The difference in tax rates-higher in urban areas 
and lower in rural-is justified by the fact that public parks and 
open spaces are needed mostly to satisfy the needs of the urban 
population. 

Park district boundaries for urban rates should periodically 
be expanded to include new areas of urban development. This 
can best be done by local authorities at the time sectional map 
amendments to the zoning ordinance are granted in accordance 
with sequential zoning procedures explained in Chapter 5. The 
same method of expansion was suggested in Chapter 6 for the 
"suburban districts". The urban park tax districts should coin
cide with the suburban districts. 

A secondary source of local park and open space revenue 
based on user fees could be tapped in the future if necessary. 

Maryland-Washington Metropolitan District -

Upper Montgomery County Metropolitan District 

park districts 
1961 

All park and open space revenues will be spent in accord
ance with adopted master plans upon which the public and the 
County governments will have had an opportunity to comment. 
The park purchase and park development programs will con
tinue to be carried out within the orderly framework of a long
range capital improvement budget. 

ACTION: 1) Expand the park jurisdiction of the 
Commission to coincide with its planning jurisdic
tion. 2) Establish a park tax in rural Prince George's 
County comparable to the Upper Montgomery 
County tax. 
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STRETCHING LOCAL REVENUE 

Federal Aid. Since 1930 the Federal government has been 
stretching local park revenues in the Washington area by supply
ing one-third the land cost of stream valley parks. At present 
there is a new open space program under which up to 30% of 
open space acquisition costs can be paid for by the Housing and 
Home Finance Agency. Programs for converting farm land to 
recreational and conservation uses are being developed by the 
Department of Agriculture, and the Department of Interior has 
just established a new Bureau of Outdoor Recreation dedicated 
to expanding the opportunities for outdoor recreation with more 
national parks and aid to local park systems. 

The Park and Planning Commission is taking fullest pos
sible advantage of stream valley aid under the Capper-Cramton 
Act and has recently applied to the Housing and Home Finance 
Agency for aid under the open space program. Aid under other 
Federal programs will be applied for as it becomes available. 

The new Federal open space program provides greater aid 
to agencies which are following comprehensive metropolitan 
plans. The Commission has qualified for the maximum 30% aid, 
based on its bi-county authority, its close cooperation with the 
National Capital Regional Planning Council in preparing this 
General Plan, and its participation in an interstate agreement 
pledging cooperation with Virginia portions of the Metropolitan 
Area. 

The Commission is in complete accord with the recommen
dation of the Outdoor Recreation Resources Review Commis
sion that "Surplus Federal land suitable for outdoor recreation 
purposes should be made available to State and local govern
ments at no cost ... " * Federal aid in maintaining the Beltsville 

• Outdoor Recreation for America, p. 134. 

Agricultural Research Center as a major open space is particu
larly important. 

State Aid. The State of Maryland is acquiring a new park 
along Seneca Creek in Montgomery County, and already owns 
the Cedarville State Forest in southern Prince George's and 
Charles Counties. The State has also agreed to match the Com
mission's funds on a 50-50 basis for acquisition of park lands 
along the Patuxent River. Such activities as these should con
tinue with increased emphasis. 

Installment Buying. The Commission's program of buying 
farms for future recreational needs, by paying certain prescribed 
amounts each year over a number of years until the complete 
price is met, is proving very successful. By allowing the farmer 
to continue living on his farm and operate as usual until the last 
payment is made, the Commission gets a lower price. This pro
gram can probably be continued and expanded to everyone's 
benefit. 

Multiple Use Arrangements. Many kinds of recreation and 
open space enjoyment such as hunting, fishing, camping, hiking, 
and nature study can be practiced by the public without full pub
lic ownership of the land and without excluding other private 
uses, such as agriculture and forestry. By acquiring only partial 
rights to lands suitable for multiple use, the outdoor recreation 
program can be greatly expanded at relatively small cost. These 
possibilities should be studied thoroughly and the Commission 
should be given the authority, which it now lacks, to purchase 
partial rights to land. 

ACTION: Amend State legislation to allow the Com
mission to purchase partial rights to land. 
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Other Methods. Several other methods of 
acquiring needed open space may be appropri
ate in certain cases to reduce the demand on 
park funds. Possibilities include gifts of land 
from philanthropic citizens, leasing out public 
lands for limited purposes when full public 
rights do not need to be exercised immediately, 
land transferred from excess acquisition for 
other public purposes such as highways, and 
transfer to the Commission of tax delinquent 
land. Required dedications and fees in lieu of 
dedication, as suggested in Chapter 7, also need 
serious study as potentially important methods 
of local park acquisition. 
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NATURAL 
RESOURCES 
ADVISORY 
COMMITTEE 

To help carry out the rural features of the General Plan, 
the Park and Planning Commission needs the help of a Natural 
Resource Advisory Committee. This Committee's role would be 
to advise the Commission on all resource subjects, expressing the 
needs of natural resource businesses and helping to formulate 
equitable means of regulating harmful or objectionable activi
ties. The Committee will have Commission staff assigned to it to 
help it define resource potentials in rural areas, promote resource 
development in accordance with the General Plan, and supervise 
resource use. The Committee should also be extremely valuable 
in bringing about closer intergovernmental cooperation and 
action, and in providing convenient information services in the 
field of natural resource development. Its activities should be 
designed to inform the residents of the open space wedges about 
the complete range of assistance programs available to them, and 
help them to make the most of their natural resources. 

Members of the Natural Resource Advisory Committee will 
include professional farmers and members of State and local 
agencies concerned with agricultural, forestry, conservation, min
eral extraction, and recreational uses of land and water in the 
Regional District, and will report directly to the Commission. 
The Committee's assigned staff will provide professional plan
ning skills in the field of natural resource protection and develop
ment. In addition to assisting the Resource Committee, this staff 
will assist in the preparation of detailed master plans, working 
very closely with County Agricultural Agents; Soil Conservation 
Districts; the State Departments of Forests and Parks, Game and 

Our nation, looking toward a future of con
tinuing economic progress, is well advised 
to take stock of its natural resources. 

-Twentieth Century Fund 

Inland Fish, Geology, Mines and Water Resources; the Inter
state Commission on the Potomac River Basin; the U.S. Army 
Corps of Engineers; and the Natural Resources Institute at the 
University of Maryland. 

ACTION: Enact a State law that 1) recognizes the 
Commission's Natural Resources Advisory Com
mittee, 2) allows State officials to serve on it, and 
3) directs State agencies to cooperate with it. 



LOCAL GOVERNMENT 
Montgomery County Council 
P. G. County Commission 
Zoning Boards of Appeal 
County Agriculturol Agents 
Soil Conservation Boord 
Forest Conservancy Boord 
Revenue Authority 
Etc. 

Zoning Decisions 
Public Works Projects 
Forest, Wetlond and Pork Acquisition 
Regulation of Lumbering Operations 
Hunting and Fishing Licensing 
Reg. of Stream and River Pollution 

NATURAL RESOURCE 

ADVISORY COMMITTEE 

IMPLEMENTING ACTIONS 

Regulation af Water Supply Wells 
Mapping of Soils, Geology & Phys. Features 
Regulation of Mineral Extract. Operations 
Open Space Grants 

Moster P lans 
Zoning Recommen. 
Proposed Regul. 
Proposed Devel. Prog. 
Review of Capital 

Improvement Prag. 
Etc. 

FEDERAL GOVERNMENT 
Corps of Engineers 
Dept. of Agriculture 
Dept. of Interior 
Housing and Home Finance Agency 
Dept. of Health Education and Welfare 
Etc. 

Soil Bonk Payments 
Agriculture I Land Adjustment Programs 
Economic Surveys 
Technical Assistance 
Educa t ion 
Etc. 



URBAN 
RENEWAL 

Urban renewal is one of the most powerful tools available 
for carrying out the General Plan recommendations, especially 
in the older sections of the urban area. It is a comprehensive 
program stressing prevention ·of urban blight as well as rehabili
tation and rebuilding. Federal financing is available to defray as 
much as two-thirds of project costs. 

Following a Maryland amendment in 1960, the State Legis
lature gave urban renewal authority to Montgomery County 
and the cities of Rockville and Takoma Park. The 1962 session 

of the General Assembly granted the same authority to 
Prince George's County and to the cities of College Park, 
Hyattsville, Mt. Rainier, Laurel and Glen Arden. 

Several parts of the Regional District are now in need of 
rebuilding. Some of the deteriorated areas, close to commercial 
centers, have attracted private investors who are replacing the 
old buildings with apartment houses and commercial and indus
trial developments. Other blighted sopts, which either cannot be 
acquired without the public power of eminent domain or which 
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Miserable and disreputable housing conditions 
may do more than spread disease and crime and 
immorality. They may also suffocate the spirit by 
reducing the people who live there to the status 
of cattle. They may indeed make living an almost 
insufferable burden. They may also be an ugly 
sore, a blight on the community which robs it of 
charm, which makes it a place from which men 
turn. The misery of housing may despoil a com
munity as an open sewer may ruin a river. 

-U.S. Supreme Court 

are unsuitably located for profitable private redevelopment, will 
require public renewal programs. Public urban renewal may also 
be required to make proper adjustments around new rapid transit 
stations and freeways in the already built-up areas. 

In addition, the broader problems of preventing deteriora
tion and blight, in the Regional District as a whole, will need 
community-wide attention by public agencies. Typical concerns 
should be for: 

• Bringing deficient public facilities up to standard. 

• Solving isolated land use problems, especially on land 
inflated in value and by-passed by developers, or on 
land along transitions between zoning districts. 

• Removing non-conforming uses and correcting past 
zoning mistakes. 

• Strengthening the enforcement of building, housing, 
health, and zoning ordinances. 



In order to carry out these public responsibilities intelli
gently and efficiently, it will be necessary to keep a running in
ventory of neighborhood and community characteristics which 
can be used to identify areas needing urgent attention. By this 
method, a comprehensive program of renewal can be prepared 
and dovetailed with the various capital improvement and related 
programs of government. The Planning Commission's estab
lished experience with land use, zoning, and similar information 
for the Regional District will be made available for urban re
newal studies. The coordination of urban renewal programs with 
the General Plan and detailed master plans for local areas, and 
coordination with the review of public capital improvement pro
grams, wUI also be provided by the Commission. 

To assure that the Commission's recognized planning au
thority and unique experience is used to assist urban renewal 
programs, the Commission should be specifically designated in 
State enabling legislation as the official planning agency for all 
urban renewal projects undertaken by public agencies in the 
Regional District. The General Plan will have substantially 
greater chances of being realized if this is done. 

ACTION: Enact State legislation making the Park 
and Planning Commission the official planning 
authority for all public urban renewal projects 
undertaken in the Regional District. 



106 

COMMUNITY 
APPEARANCE 
ADVISORY 
COMMITTEE 

By far the major portion of urban development in the 
Regional District has been and will continue to be privately 
conceived and carried out. While it is true that local officials 
can regulate this development in order to protect the public 
health, safety and welfare, it is alo true that imaginative design 
cannot be legislated. Excellent architecture and landscaping are 
the products of private architects, engineers, and landscape archi
tects doing their best work for enlightened clients under a fav
orable climate of public opinion. 

A Community Appearance Advisory Committee, made up 
of outstanding civic leaders, architects, engineers, and landscape 
architects, should be established to give advice on trends in 
architectural style, on the preservation of worthy historical build
ings and sites, on ways of improving the unity, contrast, and 
accent of private building design, to keep a watchful eye on the 
enforcement of building, housing and zoning ordinances, to spon
sor competitions for annual awards recognizing excellent urban 
design, and generally to fill the gap where legislative control does 
not apply. The Committee would become, in effect, a commu
nity conscience prodding developers and public agencies alike 
toward excellence in city building. 

Subdivision design as well as building and landscape design 
would benefit. The use of flexible zoning and subdivision con
trols for aesthetic gains rather than simply economic gain would 
be encouraged. 

It seems to us that aesthetic considerations are relative 
in their nature. With the passing of time social stand
ards con/ arm to new ideas. As a race our sensibilities 
are becoming more refined, and that which formerly 
did not offend cannot now be endured. That which the 
rommon law did not condemn as a nuisance is now 
frequently outlawed as such by the written law. This 
is not because the subject outlawed is of a different na
ture, but because our sensibilities have become more 
refined and our ideals more exacting. Nauseous smells 
have always come under th(! ban of the law but ugly 
sights and discordant surroitndings may be just as dis
tressing to keener sensibilities. The rights of property 
should not be sacrificed to the pleasure of an ultra
aesthetic taste. But whether they should be permitted 
to plague the average or dominant human sensibilities 
well may be pondered. 

-Supreme Court of Wisconsin 

ACTION: Appoint a Community Appearance 
Advisory Committee for the Regional District. 
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UNIFYING 
GOVERNMENT 
AFFAIRS 

The principle by which all public policies are coordin~ted 
into a concert of action designed to implement the General 
Plan is an indispensable one. It is the unifying catalyst in the 
program for making the Plan work. 

The importance of this concept becomes apparent when 
the present, complex structure of governmental administration 
in the two Counties is ~xamined. This structure includes several 
relatively independent agencies, the most important of which are 
the County governments, the Washington Suburban Sanitary 
Commission, the Park and Planning Commission, the Boards of 
Education, the State Roads Commission, the National Capital 
Transportation Agency, and the Maryland Department of For
ests and Parks. Secondarily, there are a number of small towns 
and cities with varying degrees of independence. Direct Federal 
interests in agricultural subsidies, conservation practices, water 
supply for the District of Columbia, and the location of airports, 
employment centers, and parks are additional factors affecting 
the development of the region. 

Adjoining the Regional District similar aggregations of 
governmental decision agencies exist in Virginia, the District of 
Columbia, and in Howard, Anne Arundel, Charles, and Fred
erick Counties, Maryland. 

Related to all of these governmental decision agencies are 

. . . the problems of governmental. str1:cture, 
organization, planning, and cooperation. ~n the 
metropolitan areas are so uruent and cntical as 

I:) • 

to ,·equire the ushering-in of a7: "era of recipro-
cal forbearance" among the units of government 
concerned. 

-Advisory Commission on 
Intergovernmental Relations 

the privately owned electric power, telephone, and gas utilities. 

The existence of so many public and semi-public decision
makers could become the biggest obstacle to developing a con
cert of public policies based upon the General Plan. In order to 
make the plan a meaningful guide for development, there must 
be a single agency at each level of decision making ( metropoli
tan and local) which exercises the responsibility of judging all 
physical development policies in relation to general development 
plans. The proper agency at the metropolitan level is the Na
tional Capital Regional Planning Council, while the p~oper 
agency at the local level in Maryland is the Maryland-National 
Capital Park and Planning Commission. Both agencies were set 
up precisely for the purpose of developing and promulgating 
general development plans and have l~gislative authority to _do 
so. Both agencies are stepping-up the1r programs for carrymg 
out their responsibilities and are seeking to acquire much closer 
ties with other governmental agencies. 

The natural tendency toward indiscriminate proliferation 
of overlapping and competing independent agencies must be 
resisted if the concert of policies necessary to carry out an effi
cient and desirable pattern of development in the Washington 
Metropolitan Area and the Maryland-Washington Regional Dis
trict is to be achieved. 
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STOP EROSION OF COMPREHENSIVE PLANNING 

Some recent circumstances are symptoms of a dangerous 
trend away from comprehensive planning. One example is the 
increasing amount of municipal annexation. Such annexations, 
in some instances, are evident attempts to establish and expand 
rival planning agencies with their own plans and planners. Not 
only is this inefficient, it more importantly indicates the delu
sion that everything will be fine once local control is firmly 
entrenched. Somehow it is hoped that if regionwide problems 
are ignored they will go away. Withdrawing from the Re
gional District, into provincialism, will solve no one's basic 
problems. 

The trend toward fragmentation of planning powers in 
Montgomery and Prince George's Counties should be reversed, 
and replaced by much closer working relationships between the 
Park and Planning Commission and the County governments, 
school boards, municipalities, and Sanitary Commission. 

ACTION: Enact State legislation to leave all sub
sequently annexed areas under the jurisdiction of 
the Park and Planning Commission. 
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INCREASE COUNTY PARTICIPATION IN PLANNING 
DECISIONS 

A number of events in the past five years have set the stage 
for increased County participation in planning. Planning Com
missioners are now appointed directly by the County governing 
bodies, and the Commission's planning and park taxes must be 
approved by the Counties. Both Counties also review the Sani
tary Commission's capital improvement programs for sewer and 
water projects which have such far-reaching effects upon plan
ning, but only in Montgomery County is there a veto power
which, in the absence of a General Plan for up-county areas, has 
not yet been applied comprehensively. 

The stage is set but the play is just beginning. Prince 
George's County needs to acquire the veto power over trunk 
sewers. Both Counties need to have more frequent meetings with 
the Planning Commission. Both County governments also need 
to help resolve conflicts between the General Plan and Sanitary 
Commission plans, using persuasion where possible and the veto 
power where necessary, and insisting upon the use of limited 
access sewers when trunks must traverse rural areas. The psy
chology of competition between legislators and planners needs 
to be changed into one of mutual understanding and coopera
tion toward common goals. 
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ACTION: 1) Amend the Washington Suburban 
Sanitary District Act to give the Prince George's 
County Commissioners a veto over the construction, 
timing, or access to trunk sewers. 

MAKE FULL USE OF ALL GOVERNMENT AGENCIES 

Objectives of the General Plan are broad. They affect 
nearly every agency of government in the Regional District, 
and in turn are affected by nearly every one of these agencies. 
If the General Plan goals become generally accepted they should 
guide government activities of many kinds. Each activity so 
guided will lend strength to the plan and bring its goals closer to 
realization. 

The General Plan will give new emphasis to some pro
grams, while adding new functions to others. An example of 
new emphasis is found in the discussion of tax assessment pro
cedures ( Chapter 6). An example of new functions might very 
well appear in the case of revenue authorities. Montgomery 
County, for instance, has a somewhat ~ ener~ 2urpo~e revenue 
.e,uJh9rity which can own and manage properties acquired 
through bond issues paid off with revenues from the properties 
themselves. So far a golf course to increase recreational oppor
tunities in the county and an airport to increase commerce have 
been acquired. If the corridor city concept of this General Plan 
is accepted, the Revenue Authority might very well be called 
upon to buy land in the core areas for later resale. This new 
role for the Revenue Authority would prevent premature con
struction and assure the proper type of development after re
sale. The success of urban redevelopment projects indicates 
that a program such as this could work very satisfactorily. 

ACTION: Explore imaginative uses of government 
programs and procedures related to community 
development, and establish those that show prom
ise of carrying out the General Plan. 



STRENGTHEN CAPITAL PROGRAMMING 

Many elements of the concert of policies necessary to im
plement the General Plan eventually express themselves as con
struction programs and budget items. The most important of 
these show up in documents such as the Washington Suburban 
Sanitary Commission's five-year sewer and water programs, the 
Montgomery County capital improvement budget, the 12-year 
construction program of the State Roads Commission, Board of 
Education construction and site . acquisition budgets, and the 
Park and Planning Commission's own five-year park acquisition 
and development program. If the items in these budgets appear 
in an orderly sequence directly related to the stages of develop
ment expected on the basis of the General Plan, it will be pos
sible to finance the advance site acquisition and construction 
activities required to provide all the essential and desirable pub
lic services for the urban communities at the time they are 
needed. 

The capital budgeting process is such that it can result in 
properly sequenced facilities only when it can be based upon a 
firmly adopted General Plan. In the absence of such a plan the 
only way to make a budget is to include items· after the need 
has been brought about by private developments. After-the-fact 

budgeting of this sort leads to crash programs aimed at catching 
up and patching up. Double-shift schools, over-crowded high
ways and similar symptoms which have been common in the 
past are characteristic of unguided urbanization. 

In the past the Park and Planning Commission has exer
cised its right to comment upon many of the capital improve
ment budgets mentioned above. With the adoption of this Gen
eral Plan, however, the _Eapi!~o_gr~mmi~proc~ss w~ become 
so import~hat it _wi!l ~e the ~ommiss!on'! ~licy _tQ..J2£.e~ 

aeiailed comments covering the relationship of the General Plan 
to each and every cagital budget that outlines publi,c mograms 
for the physical development of the Regional District. All agen
cies making significant capital expenditures will be encouraged 
and assisted in preparing adequate long-range capital improve
ment budgets. Agencies not now preparing such budgets to 
cover their capital expenditures should be required to do so. 
All capital budgets will be combined and published by the Com
mission on an annual basis with appropriate comments. For 
the first time this publication will make available a comprehen
sive review of all capital improvement expenditures, showing 
how well they are coordinated and whether one program is 
growing at the expense of another. 111(-,--------------------------------------------------------v 
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STRENGTHEN MANDATORY REFERRAL PROCEDURES 
The mandatory referral law requires that all public agen; 

cies and utilities submit plans for new facilities to the Planning 
Commission before an acquisition or construction _p1ojec!_ ii_ 
undertaken. This provision is for the primary purpose of check-

-ing the location of these facilities against adopted development 
plans to make sure that possible conflicts are identified. This 
reduces the chance of having projects at cross purposes with 
each other. Such review by the Planning Commission provides 
a valuable service to land acquisition and construction agencies 
as well as protection for the objectives of the General Plan. 
Unfortunately, some projects have been submitted only after 
land acquisition and other commitments have been made. At 
that stage a mandatory referral is useless except under very 
extreme circumstances. 

Violations of the mandatory referral law do not appear to 
be considered serious by those who committ them. Obviously 
the law needs to be strengthened. This can be done by clearly 
designating violations as grounds for conviction under the pen
alties of a misdemeanor. The difficult task of enforcement re
mains, but the inclination to disregard referral procedures can 
be substantially reduced by restricting the present practice that 
requires one public agency to pay the costs of moving another's 
existing facilities when a new project would conflict. This re
quirement makes sense only if the existing facilities were orig
inally located in accordance with a comprehensive plan designed 
to minimize conflicts. A public agency or utility establishing a 
new facility should not be required to pay for the relocation 

of conflicting facilities established by another agency contrary 
to the recommendation of the Park and Planning Commission. 
Restricting the liability for relocation payments to cases of un
avoidable conflict will place the full responsibility for overruling 
the Commission's recommendation directly on the agency doing 
the overruling. 

The mandatory referral process is closely alli.ed to capital , 
programming and s~d be donLl,n .£OJ:!C~ ith,i~. This Gen
eral Plan provides a firm basis upon which to judge all manda
tory referrals. Public agencies and utilities overruling Planning 
Commission recommendations based on the General Plan should 
be required to make a public statement in writing, giving the 
reasons. 

ACTION: 1} Amend the Regional District Act to 
clearly designate violations of mandatory referral 
provisions as misdemeanors, and to require public 
statements in writing from the responsible govern
ment agency or utility company giving the reasons 
for projects undertaken contrary to Park and Plan
ning Commission recommendations. 2} Amend ap
propriate State legislation to require all costs for 
the relocation of projects undertaken without the 
approval of the Park and Planning Commission to 
be paid by the agency or utility responsible for the 
undertaking. 



-o 

STRENGTHEN METROPOLITAN PLANNING 

The small staff and budget of the National Capital Regional 
Planning Council do not enable it to meet its full responsibilities. 
The Council is financed only by direct appropriations from Con
gress, with no provision for local cost sharing or participation 
in the various Federal programs of planning aid. This state of 
affairs leaves metropolitan planning fragmented between Fed
eral interests in the National Capital Planning Commission; the 
transportation interests in the National Capital Transportation 
Agency, the various highway departments, and the transit reg
ulatory commission; plus the sewer interests in the Regional 
Sanitary Board and the water supply interests in the U. S. Army 
Corps of Engineers and Interstate Commission on the Potomac 
River. 

Since the Federal interest in the Washington area is so 
large, it is very necessary to have better information about 
plans for new government installations. These plans must be 
metropolitan in scope and tied closely to transportation, sewer
age, and other regional plans. The Regional Council needs to 
take a more active role in coordinating Federal and local inter
ests. This is only one example of how metropolitan planning 
needs to be strengthened. 

A more appropriate' method of financing the Regional 
Planning Council must be found in order for it to adequately 
coordinate metropolitan planning in the Washington Area. With
out sound, comprehensive metropolitan planning, many of the 
Regional District's problems cannot be solved. 

ACTION. Strengthen the National Capital Regional 
Planning Council. 



114 

A 
VIGOROUS 
PLANNING 
PROGRAM 

The General Plan should be considered as a dynamic in
strument.r.ather than a finished product. Its goals and its major 
Eatterns are firm, but its details ~ evolve ana develop to 
~ the e~r_gipg needs of the ~~~will b~ _§_erved by 
the Plan. It is neither possible nor desirable to spell out each 
zon1ng7ine, every street and highway, or every public park and 
building site that will be needed between now and the turn of 
the next century. People's needs are not that rigidly predictable. 

A vigorous planning program continues to be needed, stag
ing development in proper sequence and adding specific details 
in accordance with future circumstances. Detailed planning ac
tivities will be reviewed annually in the Five-Year Planning 
Program which has become part of the Commission's regular 
budget. 

In .order to assure comprehensive planning in Prince 
George's County those areas now beyond the jurisdiction of 
any public planning agency should be brought into the Regional 
District. 

The making of the general plan, including its parts, 
amendments, extensions, or additions, the protection 
of and the carrying out of th<: plan, and the exercise 
of all planning, platting, zoning, subdivision control, 
and all other powers granted in this sub-heading to the 
Commission or to the County Council of Montgom
ery County or the County Commissioners of Prince 
George's County, shall be with the purposes of guiding 
and accomplishing a coordinated, comprehensive, ad
justed and systematic development of the Regional 
District, the coordination and adjustment of said de
velopment with public and private development of 
other parts of the State of Maryland and of the District 
of Columbia, and the protection and promotion of the 
health, safety, morals, comfort, and welfare of the pres
ent and future inhabitants of the Regional District. 

-Regional District Act 

PUBLIC SERVICE PLANS 

Plans for providing public services in the Regional District 
have long been a primary concern of the Park and Planning 
Commission. The Master Plan of Highways, first prepared in 
1932, was revised in 1945, adopted in 1953, and readopted 
with further revisions in 1955. It is now undergoing another 
revision to bring it into conformance with this General Plan. 
The first Master Plan of Parks was adopted in 1932. A Master 
Plan of Schools, Parks and Recreation was adopted in 1956 
and has been partially revised by local area plans and by the 
Master Plan of Parks and Recreation Areas adopted in 1961. 
In addition, a Master Plan of Libraries was prepared in 1959. 
Bi-county plans for fire stations and public health centers are 
in preparation. Plans for other facilities such as hospitals, art 
centers, police stations, county service buildings, refuse disposal 
sites, public parking lots, and land for rapid transit have also 
received study in the past. 

Comprehensive plans for all these facilities are being pre
pared and constantly up-dated as a basis for judging capital 
improvement budgets in relation to General Plan policies. 
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LOCAL AREA PLANS 

Master plans for the Henson Creek Watershed, the West 
Chevy Chase Area, the White Oak Area and the Takoma
Langley Park Planning Area have been recently adopted. 

The pace of local area planning must be maintained. Lim
ited revision of some adopted master plans will be required to 
bring them into conformity with the General Plan, but the major 
task will be to prepare local area plans for new areas of growth 
and for certain areas in the urban ring. 

These local area plans will be of utmost importance in 
preparing sectional zoning map amendments which will form 
the basis for properly controlling the sequence of development, 
as well as for solving local land use, transportation, and public 
service problems. 

SPECIAL PROJECT PLANS 

Specific small-scale problems often arise, such as revital-

116 revised 1·64 

izing a business district, establishing new corridor city cores, 
establishing park-and-ride rapid transit stations, or rehabilitating 
a blighted residential neighborhood. These problems require 
very detailed project planning in which the Park and Planning 
Commission and other public agencies take part. As urban 
renewal comes into use in the Regional District, the need for 
project planning will increase greatly. 

PLAN IMPLEMENTATION 

Detailed reviews by the Commission of applications for 
zonin amendments and s ecial exc tions subdivision Jans 
capital u gets, and mandatory referral 12rojects are time 
consuming, but they accomplish the indispensable function of 
constantly keeping adopted plans in the forefront of public 
decision-making. Such reviews are the bread and butter of 
effective planning. They must remain a major part of the 
planning program. 



RESEARCH 
The making of plans and the review of procedures for 

carrying out the plans is based upon constant research into 
population, economic, social and physical characteristics of the 
Regional District and the Washington Metropolitan Area. The 
increased planning activity of recent years is requiring a greatly 
stepped-up research program to support it. Automatic data proc
essing is becoming a must. 

The Commission's data needs have been studied by a team 
of experts from George Washington University in preparation 
for establishing an automatic data processing system. Efficient 
collection of data for this system will require a great deal of 
cooperation between the Commission, the County governments, 
and other public agencies. At the metropolitan level there are 
hopeful signs that a comparable data system will be established 
through the National Capital Regional Planning Council and 
the Metropolitan Washington Council of Governments. These 
two systems are absolutely necessary to the maintenance of an 
adequate research program. 

Special research studies, such as the recent soils suitability 
and ground water resource studies completed for the Commis
sion by consultants, will be necessary from time to time. The 
resources studies to be done for the Natural Resources Advisory 
Committee will be prominent among them. 

Research results will be made available to the public 
through the publication of Technical Bulletins and Information 
Bulletins. 

ACTION: 1) Expand the Regional District to include 
all of Prince George's County. 2) Step-up the pro
duction of public service, local area, and project 
plans. 3) Maintain vigorous efforts to implement 
these plans. 4) Increase the emphasis on economic, 
social, and other research, including the establish
ment of an automatic data processing system, as a 
basis for higher quality planning. 
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trends and alternatives 
,,, on nre4'es and corridors 

Up to now this report has been concerned with describing the 
recommended General Plan and enumerating the mony tools that 
may be employed in making the Plan a working, functioning reality. 

It is time now to step back and look at the trends and the major 
alternative growth patterns which were considered in developing the 
recommended plan. 



THE TRENDS 

LAND FOR RESIDENTIAL LIVING 

Population Growth. Montgomery and Prince Georges 
Counties are the fourth and fifth fastest-growing suburban coun
ties in United States metropolitan areas of one million population 
and more. In the past half-century (1910-1960) the population 
of the two Counties increased from 68,000 to 698,000, a growth 
of over 1,000 percent. The increase was fairly modest during 
the first thirty years of this period, reaching only about 173,000 
in 1940. From 1940 on, however, the population has doubled 
every ten years. 

Following the 1940 Census, conditions were exactly right 
for triggering the sudden outburst; nearly all the available land 
within the District of Columbia had been developed and occu
pied, the family automobile had become commonplace, and 
highway improvements had made commuting practical well out 
into the country. With the coming of World War II and the 
expansion of Federal government, the growing population flowed 
out from the District in all directions. By 1960, thirty-five per
cent of the metropolitan population had settled in Montgomery 
and Prince Georges Counties. 
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... the great thing in this world is not 
so much where we stand, as in what 
direction we are moving. 

-OLIVER WENDELL H OLMES 

As could be expected, the closer-in areas urbanized first, 
rapidly becoming indistinguishable from the District of Colum
bia. Then the growth spread farther and farther out, following 
no particular pattern except what was dictated by the existing 
roads and sewage facilities. 

While statistics show that the rate of growth is now slowing 
down, the growth in total numbers is still very substantial and 
will continue to be so. By 1980 the Regional District will be 
host to a population of about 1,435,000-45 percent of the 
Metropolitan population, and approximately double the number 
of people in 1960. By the year 2000 the bi-county figure will 
reach nearly 2,190,000, which is more than the total population 
of the entire present-day Washington Metropolitan Area. 

As mentioned earlier, these figures in themselves are no 
cause for alarm. There is ample room in the 1,000 square-mile 
area of the Regional District to house that many people and 
more. The only problem is where and how they are to be housed. 
If the question is left entirely to chance, the Regional District 
is sure to become a congested, formless urban agglomeration 
where people will continue to reside only because the living 
environment elsewhere is no better. 



u 

Residential Land Use in the Past. Before reaching any 
conclusions as to how the future population is to be housed, it is 
important to see how the present-day population is accommo
dated. 

The Regional District is largely an area of detached, single
family houses. In 1960 there were 140,488 such residences, 
housing 78 percent of the total population. In the same year 
40,010 apartment units accounted for 15 percent. The remain
ing 7 percent were living in row houses, duplexes, or two-family 
dwellings. Practically all of the apartments and row houses have 
been built since 1940, and most are in the close-in areas sur
rounding the District of Columbia. 

The great majority of the single-family houses are built on 
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small lots of 6,000 or 9,000 square feet. There are, however, 
some enclaves of homes built on larger tracts of land. While 
these large-lot residences account for only a small percentage 
of the total population, their existence gives a degree of eye
appeal and variety to some suburban areas-qualities that are 
sadly missed in other sections, where the rule of minimum con
struction standards and maximum profits has resulted in cramped 
monotony. 

Many tracts of land easily served by utilities, and offering 
direct access to the city, were quickly developed to the satura
tion point. Often in the d~velopers' rush to make maximum 
profits, inadequate reservations were made for parks, play
grounds, highway expansion, access roads, and other community 
needs. 
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Trends in Housing. Two quite divergent trends have be
come noticeable in the Regional District during the past several 
years: one, an increased demand for apartments; and two, a 
tendency to build more expensive houses on larger building sites 
than the customary 6,000 or 9,000 square-foot lots. 

The rising demand for apartments comes mainly from two 
opposite groups: the fairly old, and the young adults. Greater 
economic security permits the elderly to move to apartments and 
live in chore-free, compact quarters of their own. At the other 
end of the scale, the increasing number of early marriages and 
the high cost of houses force many young couples to seek mod
erately-priced apartments until they can afford the houses they 
will want in later years. 

The rapid rise in apartment demand is illustrated by the 
fact that the number of apartments in Montgomery and Prince 
Georges Counties increased from 2,034 in 1935 to 48,407 by 
the end of 1961. In 1961 alone, 5,065 apartment units were 
built. A relatively high level of apartment construction can be 
expected to continue in the future. 

A corresponding decrease in the percentage of single-family 
home construction is to be expected, but the total number of 
houses will continue to increase. Their cost will also increase 
substantially. 

The average purchase price of new homes, under mortgages 
insured by the Veterans Administration, increased from $5,940 
in 1945 to $15,325 in 1961. 

Another indication of the trend to more expensive housing 
is to be found by comparing the values of FHA-insured homes 
in 1955 with those of 1960. In this five-year period the median 
value of FHA-insured homes in the Washington area rose from 
$13,559 to $17,953. In 1955, 34.7 percent of the houses were 
valued below $10,000. In 1960, practically no homes were 
valued that low. 
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The proportionate increase in expensive homes-those val
ued at $20,000 and above-is particularly noteworthy. In 1955, 
only 3.3 percent of the houses fell in this category. In 1960, 
the proportion had risen to 28.2 percent. Assuming that this 
trend will continue, the median value of houses in the Regional 
District will be $30,000 by 1980, and 50 percent of all houses 
will cost more than that figure. 

The implications of this changing price structure are obvi
ous. People usually don't build expensive homes on postage
stamp building lots. The houses of the future will require more 
land. There is certain to be a trend toward more spacious lots 
than those of 6,000 and 9,000 square-feet that have been stand
ard in the past. This trend should be recognized and provided 
for today to avoid frozen obsolescence in zoning. 

A third housing trend is also significant. Average house
hold sizes are decreasing. For the United States as a whole, 
household size has decreased from 3.42 persons per family in 
1950 to 3.29 in 1960. This has been explained by one authority 
in terms of longer life-spans, greater economic security for the 
elderly, and younger marriages. 1 Another authority has at
tributed the decline to a transition from three generation house
holds to two generation households, and a considerable increase 
in one-person households.2 

Although this general decline in household size has not 
shown up yet in statistics for the Regional District, it is very 
likely to in the next few years. If it does, the number of new 
households to be planned for will increase faster than the number 
of people. 

1 Donald J. Bogue, The Population of the United States, Glencoe, Illinois: 
The Free Press, 1959 (pp. 711-712). 

:! Philip M. Hauser, "The Census of J 960", Scientific American, Vol. 205, 
No. I, July, 1961. (p. 45). 
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Residential Land Needs. Taking into account the growing 
population, the increasing number of households, the greater 
demand for apartments, and the preference for increased lot 
sizes, it is estimated that new residential neighborhoods will 
require 70 square miles of land by 1980 and another 90 square 
miles by the year 2000. 
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LAND FOR EMPLOYMENT 

High Incomes. The Regional District is among the nation's 
most prosperous areas. Payrolls in the two counties have in
creased substantially in recent years: from $97.6 million in 1954 
to $150.5 million in 1958, an increase of more than 54 percent. 
Although later figures are not available, there is no doubt that 
this affluent pace is continuing. 

Average annual incomes of families living in the Regional 
District are estimated at about $8,400-among the nation's high
est. The average family income in the United States as a whole 
is only $5,700. This comparison demonstrates that residents 
of the Regional District enjoy a sizeable income over and above 
personal expenses for necessities. The area is therefore a prime 
market for luxury merchandise and services. 

Low Unemployment. The Washington labor market area, 
including the Region~} District, has one of the lowest unem
ployment rates in the-nation: 2.4 percent as of September, 1961. 
This contrasts sharply with the national unemployment rate of 
6.8 percent during the same period. 

The reason is found in the nature of the area's economic 
base. Federal employees accounted for 22 percent of total 
employment in the Regional District for 1960. State and local 
governments employed another 10 percent. This means that 
32 percent of all workers were on government payrolls. The 
stability of such employment is well known. 

The largest single group of non-government employees in 
the Regional District ( 18 percent) are engaged in retail trade
another quite stable type of employment, since expenditures for 
consumer goods are kept on an even keel by the large stable 
government employment. 

Manufacturing employment, the most sensitive to cyclical 
dips in the economy, accounts for only 5.8 percent of all Re
gional District employees. 
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Location of Employment. Forty percent of all jobs in the 
Washington Area are in downtown Washington. Downtown 
will grow and continue to be the largest single employment 
center. But already more than one-third the Federal employment 
is in the suburbs, along with a similar proportion of other jobs. 

Suburban employment, compared to downtown Washing
ton employment is very dispersed. The largest suburban center 
has only about 15,000 jobs, compared to 380,000 in the down
town center. More than three-quarters of the remaining employ
ment is located in very small centers with less than one thousand 
jobs apiece. Such dispersal cannot be economically served by 
public transportation, so the highway system has been over
burdened with private cars. If more of the suburban employment 
were concentrated in centers of at least 10,000, efficient public 
transportation could be supplied. 

Even with downtown expansion, future employment will 
be located more and more in the suburban parts of the metro
politan area. An efficient location policy is therefore becoming 
increasingly important. The largest part of future employment 
will be in offices which can be easily centralized, but small local 
shopping centers and the increasing demand for industrial parks 
also need to be recognized. 

Government Employment. Federal employment in the 
Washington Metropolitan Area has risen from a very few thou
sand in 1900 to about 315,000 in 1960. According to the 
National Capital Regional Planning Council, this figure may 
rise to 450,000 by the year 2000. The Maryland suburbs will 
get an increasing share of this rise. 
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Commercial Employment. Commerce in the Regional Dis
trict has been growing at a rapid pace in recent years. Between 
1954 and 1958 retail sales increased from $425 million to $651 
million. Services provided by cleaning shops, laundries, beauty 
and barber shops, advertising agencies, credit agencies, employ
ment agencies, auto repair garages, hotels, motels, and com
mercial recreation establishments increased from $45 million to 
$7 8 million during the same period. If these rates of increase 
continue, as they are likely to, retail sales will approach $1. 9 
billion in 1980 and the commercial services will reach about 
$309 million. These are signs of rapidly growing commercial 
employment. 

Industrial Employment. A distinctive feature of the indus-

trial segment of the area's economy is the rapid rise of research 
and development firms. There were only a handful of these 
firms a few years ago, but today they constitute an important 
element in the suburban economy. These firms work in the 
fields of plastics, automation, electronics, data processing, missile 
propulsion, laboratory instrumentation, operations analysis, 
flight simulation, and many other activities of a highly special
ized nature. 

Such firms find the Washington area especially suited to 
their operations, since it gives their executive and technical 
employees the opportunity for face-to-face discussions with their 
opposite numbers in the governmental agencies, with mutual 
advantages to both. Furthermore such firms can draw on the 



large scientific manpower pool in the Washington area. As of 
1960, there were 57 research and development firms in the 
Regional District, employing 8,806 people. 

The value of all manufacturing in the Regional District rose 
from $48.5 million in 1954 to $80.5 million in 1958. The pro
jected value for 1980 is $290 million. Increasing investment 
for plant and equipment indicates that manufacturing produc
tion and employment will continue to rise. 

A report on the economic development of Metropolitan 
Washington, prepared about four years ago for the Joint Con
gressional Committee on Washington Metropolitan Problems, 

pointed out the relatively sma11 industrial activity compared to 
the potential of the market area. "Here in the Washington Area 
is one of the greatest consumer markets in America . . . and it 
offers a tremendous potential for market-oriented types of indus
try."* Already at Landover in Pringe Georges County there is 
one of the largest food processing and distributing plants on the 
East Coast. Consumer industries can be expected to grow at a 
faster rate than the population in future years until they catch 
up with the area's potential. 

* "Statement of Philip Hammer," Hearings on Washington Metropolitan 
Area Economic Development, Joint Committee on Washington Metro
politan Problems, Congress of the United States (85th Congress, 2nd 
Session), July 8, 9, and 10, 1958 (p. 144). 
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Agricultural Employment. Though accounting for no more 
than 3 percent of employment, agriculture is still an important 
segment of the area's economy. The value of produce from 
Regional District far.ms in 1959 was slightly over $17 million
about the same level as for the previous ten years. Taking into 
consideration the large number of farms that have been swal
lowed up by suburban developments, and· the considerable num
ber that are farmed half-heartedly while waiting to sell out for 
the 'right price', this means that the remainder-the bona fide 
productive farms-must be making reasonably good incomes. 
There is no reason why they should do less well in the future, 
provided they are given reasonable tax consideration and are 
otherwise protected from urbanization pressures. 

The U. S. Farm Census indicates, for Montgomery and 
Prince George's Counties, that there were 440,000 acres of farm
lands in 1944, and only 294,000 in 1959. There has been a 
corresponding decline in the number of Class I and Class II 
commercial farms, from 312 in 1944, to 262 in 1959. Each of 
these farms, however, is producing over $20,000 worth of pro
duce per year. In Montgomery County the chief source of farm 
income is from g__airy products, which for 1961 totaled over 
$6,000,000. Tobacco is the chief farm product in Prince 
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George's County. Seven million pounds of tobacco were har
vested in 1959, having a cash value of $4.2 million. 

There are several other types of farm operations being 
carried on at the present time, all of which may become increas
ingly important in the future provided farming is protected and 
encouraged under the General Plan's program for preservation 
of the rural wedges. These include livestock raising, nurseries, 
greenhouses, sod farms, and truck farms (principally peas, 
beans, and corn). 

Commercial Use of Natural Resources. In spite of extensive 
bulldozing for suburban developments, about 35 % of the 
Regional District remains in forests, and much of it is of com
mercial value. About 18 million board feet of lumber and 4,000 
cords of pulpwood are harvested annually, bringing in a return 
of something over a million dollars each year. For the past 
several years there has been a noticeable trend against selling 
timber on a single-shot, clear-cutting basis. Tree farming under 
sustained yield practices allows the owners of small forests to 
earn cash by selling off mature trees while at the same time 
putting their remaining timber in condition to mature faster 
and bring in continuing profits in the future. The U. S. Forest 
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Service reports that, with proper management, there was never 
a better time to make a small forest pay. 

Mineral extraction, of sand, gravel, crushed stone, and 
brick clay has been a small but growing segment of the Regional 
District's economy in past years. Sand and gravel production, 
for example, rose from about 3.5 million tons in 1956 to nearly 
5 million tons in 1960, while the market value of the product 
rose from $4,560,000 to $6,500,000. 

Although employment in these resource industries is not 
large it is important. There is a steadily rising demand for local 
building materials, which can be supplied only if urban develop
ment is prevented from encroaching on known mineral deposits. 

Overall Employment Projections. From the 1960 level of 
178,000 jobs in the Regional District, it is estimated that total 
employment will reach 398,000 by 1980 and about 730,000 by 
the year 2000. The land needed for all these additional govern
ment, industrial and commercial employment centers will be 
about 15 square miles between now and 1980, and another 30 
square miles between 1980 and the year 2000. 
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LAND FOR TRANSPORTATION 

Streets and highways account for about 30 percent of the 
land area in typical residential subdivisions of the recent past. 
And now freeways are beginning to cut huge swaths across the 
landscape, taking even more land for transportation. But this is 
still only part of the whole picture. Automobile parking lots are 
just as necessary as streets and highways. Public parking lots 
in Montgomery County alone occupy more than 40 acres. All 
this does not seem so bad in outlying subdivisions where there 
is plenty of space, but it does seem outrageous in closer-in com
munities where commuting traffic concentrates, demanding more 
and more space. It is time to wonder whether some of the more 
congested areas will be able to survive the onslaught. 

Is the automobile about to conquer the city, or has it already 
done so? The situation is getting worse instead of better. Auto
mobile registrations are climbing not only because population 
is growing but also because two and three car families are be
coming typical. And on the average, each car is being driven 
farther each year than in the preceding year. There is a question 
whether new highway construction can keep pace with the auto
mobile manufacturers, but if it does, there is the even graver 
question of whether there will be room in the city for anything 
other than highways and parking lots. We cannot afford to lose 
the employment, social, and cultural advances of urban living 
just because we love our automobiles. 

A transportation system based only on highways demands 
too much land. Thus, a more efficient one, including rail rapid 
transit, must be devised. 

LAND FOR CONSERVATION AND RECREATION 

The need for protecting mineral deposits and maintaining 
a rural environment so that agriculture and forestry can prosper 
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has already been indicated. In the past, land for these uses has 
been drastically reduced, out of proportion to need, by the intru
sion of urban uses scattered aimlessly here and there through 
the countryside, encouraging speculators to buy out farmers 
long before the land was needed for urban uses. Such practices 
have wasted land by allowing it to lie idle, and at the same time 
have created pressures for far-flung and unnecessary sewer and 
water facilities. To avoid these unfortunate circumstances in 
the future, rural areas should be kept rural and mineral deposits 
wherever they occur should be protected for future use. 

However, these are by no means the only conservation 
needs. Other important ones are soil conservation, the conserva
tion of water resources, and the conservation of open space for 
outdoor recreation. These conservation needs are closely related 
to each other and to the conservation of mineral, agricultural, 
and other rural resources. The same land can be, and sometimes 
has been, used for more than one of these purposes. Multiple-use 
land management in effect multiplies the amount of open land 
available while at the same time increasing the owner's return 
from his land holdings. 

Water Supply. The foresightedness of the State and local 
authorities who organized the Washington Suburban Sanitary 
Commission in 1918 cannot be praised too highly. The WSSC, 
which was set up to construct and operate the water supply and 
sewage disposal facilities for the Maryland suburbs, is aq excel
lent example of advance planning for future needs in the field 
of water resources. This advance planning has enabled WSSC 
for many years to maintain a pollution-free, reasonably-priced 
source of drinking water from its reservoirs on the Patuxent 
River, and to prevent contamination from entering the many 
smaif streams in the Regional District that flow into the Patuxent 
and the Potomac watersheds. 
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However, as suburban developments have mushroomed far 
out into the countryside, water supply and pollution control 
problems have been magnified beyond anything foreseen by the 
founders of the WSSC. The Patuxent is no longer capable of 
supplying the domestic water needs of present-day populations, 
and the F SSC had to ta12 the Potomac River in,,1961 to provide 
a supplemental water supply for the Maryland suburbs. Larger 
withdrawals from the Potomac are in prospect for the future, and 
eventually this will become the major water supply source for 
the area. 

But even the Potomac is not inexhaustible. Population 
trends and the growing per capita use of water in the Regional 
District and elsewhere throughout the Washington area demon
strate that normal water demands will exceed the Potomac's 
minimum dependable flow by about 197 5. The Army Corps of 
Engineers has developed a series of alternate plans for storing 
and regulating the flows of the Potomac, and one of these plans 
will probably be adopted within the next year or so. 

The District Engineer for the Corps has recommended 
construction of nine large dams and about 400 small dams, plus 
the reservation of sites for seven other large dams on the Potomac 
River and its tributaries within the next ten years. The largest 
of these dams on the Potomac would be in Montgomery County 
near the mouth of Seneca Creek and would require about 19,000 
acres of County land. Some land for small dams would also be 
needed in Montgomery County. Two water supply dams on the 
Patuxent River have already required about 2,480 acres and 
another 3,360 acres will be purchased along this river for water
shed protection and recreation. Regardless of which plan for 
development of the Potomac River is adopted water supply 
and watershed protection measures will require large amounts 
of land in the Regional District. 

Sewage Disposal. For many years the sewer system of the 
WSSC has been conveying the Regional District's water-borne 
wastes to the District of Columbia's sewage treatment plant for 
disposal. Supplementary means ,of waste disposal will soon be 
needed as the Maryland suburban area continues to extend be
yond the geographical limits of service by the D.C. treatment 
plant. Devel_opment in several Prince George's County water
sheds eventually will have to be served by additional permanent 
sewage treatment plants located on the Potomac and Patuxent 
Rivers south of Washington. But until the limited access trunk 
sewers and permanent plants at these locations can be justified, 
small populations upstream can be adequately served by .!sm!
porary oxidation ponds. 

The recent trend towards these "oxidation ponds"-or 
sewage lagoons-is worthy of note here, since they may be called 
upon to solve temporary waste disposal problems developing in 
several outlying areas of the Regional District. They are simply 
wide, shallow ponds scooped out of the earth for the contain
ment of domestic sewage. The sewage settles to the bottom of 
the pond, where it is made harmless by the action of algae. A 
surprisingly clear liquid remains at the top. The chlorinated 
outflow from these ponds compares favorably with the quality 
of discharges from modern sewage treatment plants. 

The Corps of Engineers' plans for dams in the Potomac 
River Basin play as important a part in pollution control as in 
water supply. In fact twice as much water must be stored in 
dams to dilute and flush away sewage as to supply water for our 
homes and businesses. This is doubly important on the Potomac 
River along the shores of the District of Columbia and lower 
Prince George's County because the tide keeps trying to push 
the sewage back up-stream. Even the best treatment plants do 
not remove the need for diluting and carrying off wastes. 

u 



Other Benefits from Dams. By stopping the rampaging 
waters that follow big storms and spring thaws, dams play an 
important role in flood prevention and erosion control. But 
recreation is perhaps the most dramatic benefit from dams, large 
and small. The President's Outdoor Recreation Resources Re
view Commission has found that "water is a magnet. Wherever 
they live, people show a strong urge for water-oriented recrea
tion." 1 ORRRC also found that "Since World War II, there 
has been increasing recreation use of reservoirs. The availability 
of water recreation in areas that previously had little answered 
a tremendous need, and this is particularly significant because 
these reservoirs were not built for recreation. . . . In future 
planning for water impoundment projects, the recreational poten
tial should be considered from the start." 2 Indeed, dams are 
some of the best examples of multiple-use resource development. 
This has been proven time and time again in the past, and there 
is no reason why it should not be proven again in the Regional 
District. 

The Maryland State Economic Development Commission 
recently had a study prepared for it showing the economic bene
fits which could be derived from the construction of a major dam 
on the Potomac.3 This report makes it clear that recreation can 

1961 

land use bi-county area 

1910 2000 

Note, See Summary Statistical table in appendix for Planning Area Analyses 

be a very big business and a major dam could be a great economic 
asset as well as an asset in many other respects. 

Recreation Trends. "The demand is surging. Whatever 
the measuring rod-visits to Federal and State recreation areas, 
fishing license holders, the number of outboard motors in use-it 
is clear that Americans are seeking the outdoors as never before. 
And this is only a foretaste of what is to come." 4 "The measure 
of the problem:" according to the ORRC is that, "outdoor rec
reation activity, already a major part of American life, will 
triple by the year 2000." 5 Outdoor recreation in all its forms 
is a tremendous user of land. Public parks in the Regional 
District have been and will continue to be expanded to meet the 
growing demand. Expansions already planned will increase the 
present IO square miles of parkland to more than 60 square 
miles. In addition there will be plenty of need for private recrea
tion land. 

1 Outdoor Recreation for America, p. 87. 
2 lbid. 
3 Harry G. Clement, River Bend: Its Potential Economic Significance 

for Maryland, a report prepared by Checchi and Company, Annapo
lis, Maryland, for the Maryland Department of Economic Develop
ment, November, 1961. 

4 Ibid., p. 35 
5 Ibid., p. 47 

SUMMARY OF LAND NEEDS 

The projection of past trends shows the gigantic needs 
for land to be put to new uses. The primary purpose of the 
General Plan is to guide these new uses into an efficient, 
pleasant, and workable pattern from which the public at 
large and the individuals that make it up will gain the 
greatest possible satisfaction. 
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THE ALTERNATIVES 
Choose always the way that seems the 
best, however rough it may be; custom 
will soon render it easy and agreeable. 

-PYTH AGORAS 

The general conclusion to be learned from the trends reviewed in 
Chapter 14 show that the Regional District is growing rapidly in all re
spects; and so are its needs. And plan for the area must satisfy these 
needs. 

Not only the trends, but also the goals described in Chapter 1, pro
vide the yardstick for judging the desirability and adequacy of alterna
tive plans for development of the Regional District. It is the purpose of 
this Chapter to present and analyze the four major patterns in which 
this development could take place. The corridor pattern was finally 
chosen as the basis for this General Plan, but only after careful com
parison with the three alternative patterns known as Sprawl, Average 
Density, and Satellite. 
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SPRAWL PATTERN 

Under the sprawl pattern of development, new growth 
would follow its present trend of expanding outward in all direc
tions at low densities, ~ eking always the lowest priced lanq. 
Sprawl takes place naturally in the absence of energetic and 
coordinated public policies to guide new growth. The problems 
that have been created by sprawl in the past would be magnified 
in the future if this pattern is allowed to continue. 

Sprawl is characterized by scattered urban development, 
"septic villages" without adequate public facilities, unpredictable 
demands for service which can only be met by catching-up after 
a period of inadequacy, increased costs for public services, and 
the dominance of private automobiles. As a result taxes continue 
to go up; rush-hour traffic gets worse; public transportation is 
too slow and infrequent; living environments become incon
venient and less pleasing than they should be. Knowing what 
development will occur at any particular time and location is 
impossible. 

Sprawl takes place in a series of hops, skips, and jumps 
leaving large amounts of undeveloped land between fully devel
oped subdivisions. Emphasis at first is on single-family housing 

occupying low cost land, but the value of by-passed land rises, 
often to the point where it is no longer available for single-family 
use. Real estate taxes based upon the vacant condition of land, 
instead of its value for uses allowed under existing zoning, 
encourage landowners to hold on and seek more intensive zoning 
later. The inflated price of by-passed land is very often used to 
justify zoning changes contrary to public plans and the estab
lished character of the neighborhood. In this way individual 
land owners play the dominant role in determing the location of 
shopping centers, employment centers, and apartment projects. 
Community-wide planning tends to give way to individual initia
tive and the largely unrestricted forces of the real estate market. 
Thus the community ends up with development contrary to the 
convenient and harmonious plan it set out to follow. Sprawl is 
largely the result of permissive and even passive planning
planning by reaction rather than by initiation of positive public 
policies. 

More than anything else, past experience with sprawl 
demonstrates that a more compact and stable form of develop
ment is necessary to satisfy the goals that should guide future 
development in the Regional District. 
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In 1960 the Commission published and held public hearings 
on A Preliminary Master Plan of Residential Land Use. Al
though this plan was not adopted, it has been used as the basis 
for the average densitydevelopment pattern. The term "average 
density" refers to the way in which the Residential Land Use 
Plan proposed various average residential densities for all parts 
of the Regional District, neighborhood by neighborhood, con
sistent with the need for urban land, the existing character of 
development, and topographic conditions influencing extensions 
of. the gravity sewer system. 

As an alternative to unlimited sprawl the average density 
development pattern might be characterized as controlled sprawl. 
The 1960 plan showed for the first time that much of the rural 
land in Montgomery and Prince George's Counties would not be 
needed for urbanization many years hence, even with a continua
tion of suburban building for relatively low numbers of families 
per acre. It attempted to set a pattern of urban concentration 

which would protect the rural areas from scattered urbanization; 
and it proposed that the natural tendency toward uniform and 
monotonous expansion of the suburbs be broken up and given 
variety by alternating areas of high and low densities. Limited 
use of rapid transit was proposed, but highway transportation 
was primarily relied upon. Although urban residences were 
clustered most heavily along major radial freeway and highway 
routes, there were for the most part no clear boundaries separat-
1,gg urban and rural area.§.: Finally, Germantown and Levittown 
were proposed as separate towns of moderate size outside the 
solidly urbanized area. 

The average density development pattern is therefore an 
evolutionary stage between uncontrolled sprawl and the highly 
compact satellite and corridor patterns. It shows moderate urban 
concentration in a fuzzy corridor pattern with two rudimentary 
satellite cities beyond. 
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SATELLITE PATTERN 

A satellite pattern of development would put much of the 
new urban growth into brand new cities some distance outside 
the presently urbanized area and separated from it by perma
nently rural country-side. The advantage of this pattern is that 
it would prevent the ceaseless urban expansion that so often 
engulfs everything in its path and leaves little if any larg_e-scale 
oeen space within easy range of most urbanites. Occupants of 

-a satellite city would have the further advantage of not feeling so 
lost in the mass; they would be encouraged to develop a feeling 
of identit}!' with their separate satellite communities. 

The specific satellite pattern shown here for the Regional 
District has five new cities of about 100,000 persons each. These 
new cities would have important advantages of unified and 
pleasant community design providing wide ranges of living en-

vironments and job opportunities. But they would still be con
siderably dependent upon the central city of Washington. 
Therefore, an efficient system of transportation including both 
freeways and rapid transit would be required. Recognizing this, 
the proposed satellites were located along the four radial freeway 
and rapid transit routes. 

The Satellite pattern's biggest advantage, large expanses 
of open space on all sides, is also its biggest disadvantage. It 
increases the length of travel to the central city and it presents 
insurmountable prob~ems of o~en ~pace protection. The pres
sures for urbanization along the radial transportation routes be
tween the satellites and the central city would be extremely diffi
cult to withstand short of large scale public land purchasing. 
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CORRIDOR PATTERN 
Like the satellite pattern, the corridor plan concentrates 

new urbanization in well defined areas separated from the rural 
countryside. The chief difference is that the corridor pattern 
pulls the satellites closer together along the four major transpor
tation routes. In this way, the corridor pattern retains the 
advantages of concentrated and well organized urbanization 
without trying to retain large open spaces along the corridor axis 
between centers of population. Thus, transportation to the 
central city is facilitated while implementation problems are 
reduced. 

The new corridor cities with about 100,000 people each will 
provide convenient services, pleasant living conditions and wide 
ranges of choice among housing types and job opportunities. 
Additional services and choices will be available along the radial 
transportation routes centering on downtown Washington where 
the greatest number of employment, business and social oppor
tunities concentrate. The need for circumferential travel be
tween corridors will be restricted largely to limited access 
beltways. 

Efficient rapid transit depends upon relatively few highly 
traveled routes supported by closeness of residences and busi
nesses to its stations, frequent service, fast and comfortable 
equipment. It is only under these conditions, found in the 
corridor pattern and to a somewhat lesser extent in the satellite 
pattern, that rapid transit will be attractive to a large enough 
number of people so that the insatiable need for highways and 
freeways can be brought under control. 
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In weighing the advantages and disadvantages of these four alternative 
patterns of development it is best to compare them directly with each other in 
terms of whether they would help or hinder achievement of the goals set forth 
in Chapter 1. 

The aimless, scattered pattern of sprawl, with its extravagant leap-frogging 
and overemphasis on larger and larger residential lots, obviously hinders the 
efficient use of land. The average density pattern might be called neutral in 
achieving the goal of efficient land use, since it reduces aimless scattering, but 
it does not encourage and could not accommodate high density commercial 
and residential areas such as those which would be built in the cores of new 
corridor or satellite cities. Both the satellite and corridor patterns make 
positive contributions toward achieving the efficient use of land. 

The sprawl pattern, with its traditional over-zoning and leap-frogging, is 
diametrically opposed to the achievement of this goal. The satellite pattern 
is not haphazard, but in its effort to separate new cities from the old, it contains 
both an element of leap-frogging, and a built-in threat of unplanned urbaniza
tion in the open space along the connecting transportation routes. The average 
density and corridor patterns extend previously developed areas in sequence 
and would therefore assist orderly conversion. Break-throughs of unplanned 
development into rural areas are least likely to occur in these two patterns. 
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FACILITATE THE ORDERLY AND EFFICIENT ARRANGEMENT OF PUBLIC 
UTILITIES AND SERVICES. 

PROVIDE AN EFFICIENT SYSTEM OF TRANSPORTATION INCLUDING 
RAPID TRANSIT. 
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POPULATION, BY PLANNING AREA 
MONTGOMERY AND PRINCE GEORGE'S COUNTIES 

1960, 1980, 2000 
MONTGOMERY COUNTY 

PLANNING AREA POPULATION 

NO. NAME 1960 1980 2000 
I Burtonsville 5,302 22,631 37,681 
II Olney 18,015 48,565 83,463 planning areas 
111 Rockville 28,055 75,316 106,867 
IV Potomac 2,700 21,782 39,846 
V North Bethesda 32,875 66,889 97 I 120 ·i, VI Bethesda 60,862 81,165 104,105 
VII Kensington-Wheaton 72,129 85,362 98,098 
VIII Four Corners- Colesville 27,063 59,605 80,542 
IX Silver Spring 42,066 47,009 59,575 
X Takoma Park 24,826 27,275 32,188 

Barnesville 2,071 2,200 8,296 
Clarksburg 3,136 9,829 41,448 
Damascus 4,488 11,822 25,188 
Darnestown 4,100 6,699 12,471 ~ 

_ Gait]Jers~rg-Wasbington Grove . ~ 9,187 67,050 139,185 __ 
Laytonsville 2,133 6,339 22,550 
Poolesville 1,920 3,900 6,377 

Total County 340,928 643,438 995,000 

PRINCE GEORGE'S COUNTY 

PLANNING AREA POPULATION 

NO. NAME 1960 1980 2000 

X Takoma- Langley Park 49,255 75,719 86,457 
XI Beltsville 8,830 21 ,789 39,979 
XII Lanham-Bowie-Belair 12,911 66,518 131,683 
XIII Hyattsville-College Park 74,260 111,597 127,853 
XIV Bladensburg- Defense Heights 43,191 80,457 98,153 
xv Largo-Belair 3,962 37,472 82,072 , cj XVI Seat Pleasant 37,729 72,373 89,622 \-·-1 XVII Suitland-District Heights 38,884 77,426 100,028 
XVIII Oxon Hill 42,763 122,067 148,213 
XIX Andrews A.F.B. 3,428 3,428 3,428 
xx Largo, South 3,840 5,824 8,204 
XXI Laurel 11,276 44,186 106,674 
XXII Fort Washington 4,788 20,095 31,674 
XXII I Clinton 3,913 20,880 63,710 

Marlboro 3,305 9,708 13,703 
Brandywine 8,084 14,094 41,041 
Accokeek 3,448 5,507 14,565 
Naylor 1,910 I, 961 2,580 
Aquasco 1,618 1,784 2,348 

Total County 357,395 792,885 1,191,987 
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1960 

INVENTORY OF ZONING IN ACRES BY PLANNING AREA 
ZONE- DESCRIPTION 

R-A R-E R-R R-90 R-60 R-40 R-30 R-20 R-10 C-0 C-1 C-2 1-1 1-2 1-3 TOTAL 
One- One- One- Multi- Multi- Multi- (exclud- TOTAL 

Agri. Res. Rural family family family family family family Comm. Local Gen. light Heavy Ind. ing Water Islands LAND 
Res. Estate Res. Det. Det. Semi- Low Med. High Office Comm. Comm. Ind. Ind. Park water AND 

Montgomery County 
Rest. Res. Del. and Dens. Dens. Dens. and WATER 
Res. 2-family Res. islands) 

I. Burtonsville 8,905 7,686 12 7 16,611 249 16,860 
II. Olney 16,459 16,683 1,176 815 12 58 18 5 35,226 222 35,448 
Ill. Rockville 42 950 7,597 1,206 1,722 16 126 3 18 279 763 17 12,739 12,739 
IV. Potomac 7,219 4,098 1,593 23 12,933 701 263 13,897 
V. N. Beth. 2,925 3,510 2,846 243 54 40 62 191 35 9,906 9,906 

VI. Bethesda 848 2,340 6,122 1 97 9 98 6 40 115 10 74 9,760 580 93 10,433 
VII. Kens.-Wheaton 720 2,934 5,290 73 37 50 18 15 40 86 12 9,275 9,275 

v111.• Four Cor.-Colesville 2,238 4,717 3,519 1,854 2 51 17 90 138 90 12, 716* 12,716· 
IX. Silver Spring 215 3,585 1 45 78 162 12 10 100 68 4,276 4,276 
x.• Takoma-Langley 79 1,277 52 76 18 75 13 19 1,609· 1,609· 

Barnesville 2,870 20,875 13 360 24,118 24,118 
Clarksburg 24,350 7 3 140 24,500 24,500 
Damascus 2,718 17,797 4 7 31 2 20,560 20,560 
Darnestown 17,097 540 14,550 28 1 220 32,436 1,432 666 34,534 / Gaiths-Wash. Gr. 1,848 20,517 ,,_ 548 78 33 36 91 296 53 165 23,665 23,Ji65 
laytonsville 6,400 20,526 2 7 137 27,072 - 27,072 

~ 

Poolesville 11,500 26,737 10 60 38,307 2,62~ 1,301 42,232 
Mo. Co. Total 77,296 1,490 190,626 17,120 23,512 143 516 359 440 39 413 829 1,574 1,062 290 315,709 5,808 2,323 323,840 
% of Total 23.87 .46 58.86 5.29 7.26 .04 .16 .11 .14 .01 .13 .25 .49 .33 .09 97.49 1.79 .72 100.00 

•Montgomery County Portion 

TOTAL TOTAL 

R-R R-80 R-55 R-35 R-20 R-18 R-10 R-P-C C-0 C-1 C-2 1-1 1-2 LAND Outside Water Island LAND 
Mwrd AND 

Prince Georges County ZONED WATER 

VII I.• Fours Cor. -Colesville 157 157* 157* 
x.• Takoma-Langley 1,686 2,270 168 436 6 189 15 4,771 4,771• 

XI. Beltsville Res. Cen. 11,495 23 91 28 68 24 248 11,978 11,978 
XII. Lanham-Seabk-Glendale 33,914 107 37 18 102 119 165 34,462 34,462 

XIII. Hyattsville-College Park 4,900 3,192 44 5 724 54 2,188 24 183 351 256 269 12,190 97 12,287 
XIV. Bladensbg-Def. Hts. 2,407 4,113 128 331 75 54 5 248 156 201 115 7,833 51 7,884 
xv. Largo 32,352 6 80 32,438 32,438 

XVI. Seat Pleasant 6,803 1,383 295 57 420 64 107 122 665 327 10,243 10,243 
XVII. Suitland 7,170 2,041 14 449 56 231 183 13 5 10,162 10,162 

XVIII. Oxon Hill 13,064 777 278 12 389 14 91 2 130 212 126 15,095 2,155 17,250 
XIX. Andrews AFB 4,306 4,306 4,306 
XX. Largo So. 20,092 20,092 20,092 

XXI. Laurel 8,984 147 18 30 160 9,339 846 101 10,286 
XXII. Fort Wash. 11,808 11,808 1,732 13,540 

XXIII. Clinton 11,043 6 32 70 25 114 11,290 11,290 
Accokeek 17,116 17,116 1,813 18,929 
Aquasco 19,891 1,339 21,230 
Brandywine 14,129 14,129 19,801 33,930 
Marlboro 16,662 16,662 115 16,777 
Naylor 24,728 700 25,428 

P. G. Co. Total 193•,690 38,304 927 74 3,024 205 2,397 39 1,190 1,389 1,589 1,243 244,071 65,266 8,103 317,440 
% of Total 61.02 12.07 .29 .02 .95 .06 .76 .01 .38 .44 .50 .39 76.89 20.56 2.55 100.00 

*Prince Georges Co. Portion. 
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1960 

INVENTORY OF LAND USE IN ACRES BY PLANNING AREA 
MONTGOMERY AND PRINCE GEORGES COUNTIES 

Institutions 
Park Federal Vacant 

Residential Commercial Industrial Local and lnstalla- Forests Rights-of - TOTAL 
Multi-

Sand, Govern- Recrea- tions Agri- way LAND 
Single Two- Struc- Non- Struc- Non- Gravel ment tion Other culture AREA family family family tural structural tural structural Quarries 

Montgomery County 
Open 
Areas 

I. Burtonsville 945 5 18 12 12 1 57 14 6 49 15,241 251 16,611 
11. Olney 1,699 1 27 23 5 7 203 1,544 1,043 29,885 789 35,226 

111. Rockville 1,505 33 54 73 40 197 155 166 832 9,103 581 12,739 
IV. Potomac 856 9 3 20 1,016 586 10,537 169 13,196 
V. N. Bethesda 2,136 24 13 39 6 9 216 441 767 5,267 988 9,906 

VI. Bethesda 3,465 4 103 96 75 39 5 175 402 1,108 3,006 1,375 9,853 
VII. Kens.-Wheaton 3,363 80 41 119 63 21 313 870 397 2,162 1,846 9,275 

VIII.* Four Cor.-Colesville 2,175 1 2 26 28 18 7 178 140 785 1,312* 7,207 837 12, 716* 
IX. Silver Spring 1,360 2 283 83 55 29 14 138 424 228 838 822 4,276 
x.• Takoma-Langley 468* 63* 186* 19* 2* 2• 41* 171* 60* 279* 318* 1,609* 

Barnesville 556 1 5 1 120 78 11 23,039 307 24,118 
Clarksburg 808 1 11 13 4 23,343 319 24,500 
Damascus 1,248 4 18 5 50 72 20 18 ,876 267 20,560 
Darnestown 1,318 1 5 295 70 180 59 30,746 428 33,102 
Gaithers.-.Wafil!.~r. 571 2 14 78 3 17 18 L 149 442 874 _20,_805 685 23,665 

"Ya-ytonsvttle ---- 560 1 8 4 67 158- 396 25,526 - 352 -27 ,072 
Poolesville 536 1 8 6 956 31 2 37,570 498 39,608 

Mont. Co. Total 23,569 160 694 597 382 199 258 537 2,840 6,786 7,748 263,430 10,832 318,032 
% of Total 7.28 .05 .21 .18 .12 .06 .08 .17 .88 2.09 2.39 81.35 3.35 98.21 

*Montgomery County Portion 
Prince Georges County 

VI 11. • Four Cor.-Colesville 157* 157* 
x.• Takoma-Langley 1,070* 81* 254* 45* 62* 2* 182* 473* 127* 1,870* 605* 4,771* 

XI. Beltsv. Res. Cen. 586 11 7 50 20 58 39 180 47 44 5,573 5,053 310 11,978 
XI I. Lanham-Sea. -Br. -Glendale 1,781 59 153 10 67 8 16 8,416 23,294 658 34,462 

XI 11. Hyatts.-Coll. Pk. 2,059 78 425 275 105 132 30 6 179 1,650 1,827 4,384 1,040 12,190 
XIV. Bldnsbg-Def. Hts. 1,800 60 68 77 "21 134 100 605 109 3,623 1,236 7,833 
xv. largo 525 1 19 5 8 29 39 1 8 23 31,326 454 32,438 

XVI. Seat Pleasant 1,207 148 120 76 32 131 90 73 121 30 203 7,417 595 10,243 
XVI I. Suitland 1,522 31 155 105 83 20 19 339 138 178 821 6,196 555 10,162 

XVIII. Oxon Hill 2,159 191 162 93 278 7 6 136 215 303 336 10,434 775 15,095 
XIX. Andrews AFB 3 4,258 10 35 4,306 
xx. Largo (So.) 694 4 2 22 17 49 215 6 8 18,800 275 20,092 

XXI. Laurel 554 19 58 32 33 19 62 211 90 4 332 8,552 219 10,185 
XXII. Fort Wash. 815 24 52 8 106 16 11 531 10,040 205 11,808 

XXIII. Clinton 698 l l 20 41 9 12 135 41 2 109 10,074 147 11:290 
Accokeek 787 2 16 50 5 11 29 15,987 229 17,116 
Aquasco 422 10 4 3 11 542 318 18,323 258 19,891 
Brandywine 1,617 3 5 36 2 1 16 251 1,134 546 2,500 27,434 385 33,930 
Marlboro 479 2 6 18 6 39 12 30 13 26 15,808 223 16,662 
Naylor 55 1 9 2 14 7 31 24,288 321 24,728 

P. G. Co. Total 18,833 632 1,264 986 910 584 534 1,655 2,331 4,436 25,734 242,913 8,525 309,337 
~ of Total 5.93 .20 .40 .31 .29 .18 .17 .52 .73 1.40 8.11 76.52 2.69 97.45 

. C. & P. G. Total 42,402 792 1,958 1,583 1,292 783 792 2,192 5,171 11,222 33,482 506,343 19,357 627,369 
% of Total 6.61 .12 .31 .25 .20 .12 .12 .34 .81 1. 75 5.22 78.96 3.02 97.83 

*Prince Georges County Portion 1.5.5 



SUMMARY TABLE 

Prince George's County 
POPULATION, HOUSING UNIT DATA 

1935 1940 1945 1950 1955 1960 1965 1970 1975 1980 1985 1990 1995 2000 
1 Total Population 72,665 89,490 121,600 194,182 277,848 357,395 501,337 623,700 722,000 792,900 893,700 1,007,500 1,102,600 1,192,000 
2 Household Population 70,000 85,653 116,000 185,066 267,500 346,921 486,685 605,400 700,800 769,700 867,500 978,000 1,070,300 1,157,100 
3 Total Housing Units 17,676 22,348 32,126 54,394 77,654 99,617 146,600 186,400 219,500 244,500 277,350 314,200 345,100 373,000 
4 l & 2 Family Units 16,946 21,090 28,754 39,188 59,214 75,219 96,600 117,400 135,500 150,500 167,500 187,500 204,500 219,500 
5 Apartments 730 1,258 3,372 15,206 18,440 24,398 50,000 69,000 84,000 94,000 109,850 126,700 140,600 153,500 
6 Percent Apts. 4 6 10 28 24 25 34 37 38 39 40 40 41 41 

('tem2) 3.96 3.83 3.61 3.40 3.44 3.48 3.32 3.25 3.19 3.15 3.13 3.11 3. 10 3.10 7 Persons per H U Item 3 

Montgomery County 

1 Total Population 61,055 83,912 110,945 164,401 257,633 340,928 425,066 508,100 581,200 643,300 730,500 832,000 916,800 995,000 
2 Household Population 59,945 82,317 107,559 160,271 253,681 337,151 420,357 502,500 574,800 636,200 722,400 822,900 906,600 984,000 
3 Total Housing Units 16,043 23,255 31,078 47,199 73,474 97,141 123,600 149,900 173,000 192,600 220,600 253,000 280,200 304,200 
4 1 & 2 Family Units 15,149 21,198 27,281 39,752 62,531 80,665 96,000 111,900 126,000 138,600 155,600 176,000 193,200 208,200 
5 Apartments 894 2,057 3,797 7,447 10,943 16,476 27,600 38,000 47,000 54,000 65,000 77,000 87,000 96,000 
6 Percent Apts. 6 9 12 16 15 17 22 25 27 28 29 30 31 32 

('tern 2) 3.74 3.54 3.46 3.40 3.45 3.47 3.40 3.35 3.32 3.30 3.27 7 Persons per HU Item 3 
3.25 3.24 3.23 

Population 
Maryland Bi-County Growth as a Percent 

of Washington Regional & Metropolitan Growth 

1900 1910 1920 1930 1940 1950 1960 1970 1980 1990 2000 
National Capital Region 429,327 494,980 623,824 722,167 1,023,626 1,531,263 2,096,662 2,944,800 3,638,400 4,376,000 5,000,000 
Washington Metro Area 378,605 445,401 571,882 672,198 967,985 1,464,089 1,989,377 2,713,800 3,251,400 3,876,000 4,430,000 
Bi County Area 60,349 68,236 78,268 109,301 173,402 358,583 698,323 1,131,800 1,436,300 1,839,500 2,187,000 
% of Region 14 14 13 15 17 23 33 38 39 42 44 
% of Metro 16 15 14 16 18 24 35 42 44 47 49 

Note: The Metro Area (Standard Metropolitan Statistical Area as defined by the U. S. Bureau of the Census) consists of the District of Columbia; Montgomery Prince George's 
Arlington & Fairfax Counties; and the independent cities of Alexandria, Falls Church and Fairfax. The Nat. Cap. Region (as defined by the U. S. Congress in th~ National Capitai 
Planning Act of 1952) includes in addition, Loudoun and Prince William Counties. Though not officially within the Region at this time,Charles County was added for the purposes 
of this study since it is contemplated that it will be included by the year 2000. 
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Bl-COUNTRY ZONING SUMMARY-1960 

M. C. & P. G. M. C. & P. G. 
M. C. Zone M. C. Total P. G. Zone P. G. Total Total .. % of Total Type of Zone Total % of Total 

R-A 77,296 77,296 12.05 
R-E 1,490 1,490 .23 
R-R 190,626 R-R 193,690 384,316 59.93 Residential Single Family 542,038 84.52 
R-90 17,120 R-80 17,120 2.67 
R-60 23,512 R-55 38,304 61,816 9.64 
R-40 143 R-35 927 1,070 . 17 Res. Semi-Del. & Triple Attached 1,144 .18 R-20 74 74 .01 
R-30 516 516 .08} R-20 359 R-18 3,024 3,383 .53 Res. Multi-Family 4,544 .71 
R-10 440 R-10 205 645 . 10 

R-P-C 2,397 2,397 .37 Res. Pin. Comm. 2,397 .37 
C-0 39 C-0 39 78 01} C-1 413 C-1 1,190 1,603 .25 Commercial 3,899 .61 
C-2 829 C-2 1,389 2,218 .35 
1-1 1,574 1-1 1,589 3,163 

49} 1-2 1,062 1-2 1,243 2,305 .36 Industrial 5,758 .90 
1-3 290 290 .05 

TOTAL ZONED LAND 559,780 87.29 559,780 87.29 
(excluding Water & Islands) 

Land Area outside MWRD 
(not zoned) 65,266 10.18 65,266 10.18 

Water 13,911 2.17 13,911 2.17 
Islands 2,323 .36 2,323 36 
TOTAL LAND & WATER 641 ,280 100.00 641 ,280 100.00 

••To obtain this total the following comparable zones were combined: Montg. R-R & P. G. R-R; Montg. R-90 & P. G. R-80; Montg. R-60 & P. G. R-55; Montg. R-40 & P. G. R-35; Montg. R-20 & P. G. R-18; 
Montg. R-10 & P. G. R-10; Montg. C-0 & P. G. C-0; Montg. C-1 & P. G. C-1; Montg. C-2 & P. G. C-2; Montg. 1-1 & P. G. 1-1; Montg. 1-2 & P. G. 1-2. 

POPULATION TRENDS AND PROJECTIONS-U. S., NATIONAL CAPITAL REGION, AND ITS JURISDICTIONS 

1900 1910 1920 1930 1940 1950 1960 1970 1980 1990 2000 
UNITED STATES 76,212,168 92,228,496 106,021 ,537 123,202,624 132,164,569 151 ,325,798 179,323,175 208 , 996 , 000- 245,313,000- 286, 000, OOOt 329,000, OOOt 
N. C. R. 429,327 494,980 623,824 722,167 1,023,626 1,531 ,263 2,096,662 2,944,800 3,638,400 4,376,000 5,000,000 
D. C. 278,718 331,069 437,571 486,869 663,091 802,178 763,956 817,000 810,000 815,500 820,000 
MONTGOMERY COUNTY 30,451 32,089 34,921 49,206 83,912 164,401 340,928 508,100 643,400 832,000 995,000 
PRINCE GEORGES' CO. 29,898 36,147 43,347 60,095 89.490 194,182 357,395 623,700 792,900 1,007,500 1,192,000 
FAIRFAX co.• 33,108 35,865 40,003 49,413 74,452 167,879 363,697 575,000 780,100 961,000 1,135,000 
ARLINGTON CO. 6,430 10,231 16 ,040 26,615 57,040 135,449 163,401 190,000 225,000 260,000 288,000 
CHARLES CO. 17,662 16,386 17,705 16,166 17,612 23,415 32,572 63,000 107,000 144,000 174,000 
LOUDOUN CO. 21,948 21,167 20,577 19 ,852 20,291 21,147 24,549 48,000 85,000 114,000 136,000 
PRINCE WILLIAM CO. 11,112 12,026 13,660 13,951 17,738 22,612 50,164 120,000 195,000 242,000 260,000 

• U. S. Census Projection Series B, Current Population Reports Series P-25, No. 279, Feb. 4, 1964. 
t Middle Projections, Water Resources Activities in the U. S., Select Committee on National Water Resources (S. Res. 48) U. S. Senate, 86th Cong., 2nd Sess., Mar. 1960. 
• Includes Alexandria, Falls Church and Fairfax Cities. 
Other Sources, Yr. 1900-1960, U. S. Census; Yr. 1970-2000 projections, N.C.R.P.C., Md.N.C.P.P.C., and other official planning agencies of the National Capital Region. 
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u 
and f inally our 

These are organizations with 
which we had meetings during the 
preparation of this plan. We grate
fully acknowledge their helpful com
ments and suggestions. 

appreciation 

Agriculture, U.S. Department of 
Office of the Secretary 
Agricultural Extension Service 
Economic Research Service 
Soil Conservation Service 

.A:llied Civic Group 
Bureau of the Budget 
Bureau of the Census 
Bureau of Public Roads 

to · 

D.C. Department of Highways & Traffic 
Federal Aviation Agency 
Federal Housing Administration 
General Services Administration 
Home Builders of Metropolitan Washington 
Housing & Home Finance Agency 
Interstate Commission on Potomac River Basin 
Maryland State 

Board of Agriculture 
Department of Assessment & Taxation 
Department of Economic Development 
Department of Game & Inland Fish 
Department of Geology, Mines & Water Resources 
Department of Forests & Parks 
Department of Research & Education 
Fire Underwriter's Rating Bureau 
Natural Resources Institute 
Planning Department 
State Health Department 
State Roads Commission 
University of Maryland 
Water Pollution Control Commission 

Maryland-Virginia Milk Producers Association 
Military Air Transport Service 
Montgomery County 

County Council . 
Agricultural Stabilization Committee 
Assessor 
Civil Defense 
County Architect 
County Farm Agent 
County Health Officer 
County Librarian 
County Manager 
County Welfare Board 
Department of Finance 
Department of Public Works 
School Board 
Soil Conservation District 

Montgomery County Citizens Planning Association 
Montgomery County Civic Federation 

Montgomery County League of Women Voters 
Mortgage Bankers Association of Metropolitan Washington 
Municipalities 

Mayor and Council of all incorporated areas and 
special districts in Montgomery and Prince George's 
Counties 

National Aircraft Noise Abatement Council 
National Capital Parks 
National Capital Transportation Agency 
National Sand & Gravel Association 
Planning Commissions 

Alexandria City Planning Commission 
Arlington County Planning Commission 
Fairfax County Planning Commission 
Howard County Planning Commission 
Laurel Planning Commission 
National Capital Planning Commission 
National Capital Regional Planning Council 
Northern Virginia Regional Planning & Economic 

Development Commission 
Rockville Planning Commission 

Prince George's County 
County Commissioners 
County Librarian 
Agricultural Stabilization Committee 
Civil Defense 
County Farm Agent 
County Health Officer 
Department of Public Works 
Office of the Assessor 
School Board 
Soil Conservation District 

Prince George's County Civic Federation 
Prince George's County League of Women Voters 
Resources for the Future, Inc. 
Seneca Watershed Association 
Suburban Maryland Home Builders Association 
U.S. AF, Headquarters Command, Bolling Air Force Base 
U.S. Corps of Engineers 
U.S. Department of Defense (Army, Navy, Air Force) 
U.S. Department of Health, Education, Welfare 
U.S. Department of Mines 
U.S. Geological Survey 
U.S. Office of Emergency Planning 
U.S. Post Office Department 
U.S. Public Health Service 
Upper Rock Creek Watershed Association 
Washington Center for Metropolitan Studies 
Washington Suburban Sanitary Commission 
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LITI-10. 14. HOEN & CO. INC., 814Ll1 MOR E, MD. 

THIS REPORT WAS FINANCED IN PART THROUGH AN URBAN 
PLAN?iING GRANT FROM THE HOUSING AND HOME FU!ANCE 
,lGIUilCY, UNDER THlt PROVISIONS OF SECTION 701 OJI' THE 
HOUSING ACT OF US4, AS it.MENDED. 

HIGH DENSITY RESIDENTIAL , ove, 30 dwel!;ng units pe, ac,e 

MEDIUM-HIGH DENSITY RESIDENTIAL , 10-30 dwel!;ng un its per acre 

MEDIUM-DENSITY RESIDENTIAL , 4-10 dwelling units per acre 

MEDIUM-LOW DENSITY RESIDENTIAL , 1-4 dwelling units per acre 

LARGE LOT RESIDENTIAL , less than 1 dwelling unit per acre 

NATURAL RESOURCES, AGRICULTURAL LANDS 

COMMERCIAL 

INDUSTRIAL 

EXTENSIVE EMPLOYMENT CENTER - INDUSTRIAL PARK 

FEDERAL INSTALLATION, QUASI-PUBLIC OR PRIVATE INSTITUTIONAL 

PUBLIC OPEN SPACE AND RECREATION 

CONSERVATION AREA & PRIVATE OPEN SPACE 

FREEWAY 

FREEWAY DESIRE LINE 

PARKWAY 

PARKWAY DESIRE LINE 

MAJOR HIGHWAY, URBAN & INTERCITY (SELECTED) 

MAJOR HIGHWAY, RURAL (SELECTED) 

RAPID TRANSIT 

TRANSIT TERMINAL AND UTILITY 

AIRFIELD APPROACH ZONE 

~--intensive employment 

.J"'-transit terminal 

~--regional and transit related commercial 

'.....1------core density residential , over 40 dwelling units per acre 

r---medium-high density residential 
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SINGLE FAMILY RESIDENTIAL 

TWO FAMILY RESIDENTIAL 

MUL Tl-FAMILY RESIDENTIAL 

MIXED RESIDENTIAL USE 

COMMERCIAL 

INDUSTRIAL 

INDUSTRIAL-SAND & GRAVEL 

LOCAL GOVERNMENT, PUBLIC FACILITY OR UTILITY 

PUBLIC PARK, RECREATION AREA OR OPEN SPACE 

INSTITUTION, FEDERAL INSTALLATION OR OTHER OPEN AREA, 
QUASI-PUBLIC OR PRIVATE 
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