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	DATE:	July 1, 2024
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		cc: John Breeding, Director of Planning and Zoning, Town of Mt. Airy 

	FROM:	Hannah Weber, Comprehensive Planner
		Bureau of Comprehensive Planning
							
	RE:	2023 Town of Mt. Air Comprehensive Plan – DRAFT 



Carroll County appreciates the opportunity to review and comment on the draft 2023 Town of Mt. Airy Comprehensive Plan. The plan reflects the great Town of Mt. Airy well and the dedicated Planning Commission and staff members who helped prepare the document. The draft plan has been circulated through County agencies for review and comment. The following comments from the Bureau of Comprehensive Planning are respectfully submitted to you. 

C.C. Bureau of Comprehensive Planning
Our Bureau’s comments are split into two categories: content changes for your consideration and grammatical/typo suggestions.
Introduction Chapter
Content Considerations
Vision Statement: 
a. “…where land use policies (and decisions) have protected our environment and strengthened our heritage of being a close community with small town charm.” One can appreciate the sentiment, but I think this may contradict the previous sentence where you discuss “a rich array of housing, business, industrial…”. In other words, what land use policies and decisions have strengthened housing, businesses, and industrial land? 
b. Specify what is meant by “industrial” in the sentence “a rich array of housing, business, industrial…”.
c. The “more-than-adequate” public facilities may be misleading as when it comes to APFO’s, there is nothing “more”/better than “adequate.”
2. Line 45 – if you’re including addressing the ageing population, it might be appropriate to include young families, looking to start roots in Mt. Airy. 
3. D. Commercial Development – consider including something about infill redevelopment along Main St. to be consistent with B. Responsible Growth section. 
4. Line 50 – remove “world-class” and replace with something like “quality.”
5. F. Mixed-Use Development – consider changing “to optimize Town benefit” to “optimize benefit to all parties, Town, public, and developers...”.
6. Line 53 – “closely manage all approved MXD development…” If the MXD development was approved, I’m not understanding what the Town needs to “closely manage.”  
7. Line 101 – “The next illustration provides an example of such analysis:”
8. Line 103 – Flow chart
a. Consider rewording title: “Question: Does this development project support the Town’s vision?”
b. In “Answer” section: considering saying to “achieve our Vision” instead of “reach our Vision.”
9. Line 132 – change “approval” to “adoption.” 
10. Line 141 – I would steer away from preemptively proposing any amendments are needed to your plan. Be confident in what you’ve created and the work you’ve put in! 
11. Line 153 – consider this rewrite: “The Plan lays focus to our overall Town Vision and delivers Strategic Goals and Objectives in how best to achieve that Vision.”

Grammatical/Typo
1. Line 53 – Public does not need to be capitalized. 
2. Line 68 – “Objectives are found throughout…”
3. Line 77 Flow Chart – 
a. under Vision Statement, it should say “high-level not “hi-level.”
b. I would consider reformatting this chart as it seems off-center (i.e., Vision Statement and Strategic Goals do not line up to one another).
c. Under Strategic Goals, I would spell out “w/in” to read more professionally.
4. Line 101 – comma after program.
5. Line 132 – if you would like “Work Plan” capitalized, I would make it consistent throughout the paragraph. 
6. Line 133 – comma after goals.
7. Line 137 – is “ratifying” the right word here? Perhaps, “assign,” “choose,” “appoint,” “nominate,” etc.  
8. Line 138 – 
a. Location to locations,
b. comma after participants.
9. Line 139 – comma after challenges.
10. Line 144 – Public does not need to be capitalized.
11. Line 151 – comma after transportation.


Chapter One
Content Considerations
1. Line 5 – “annexations of properties in the designated Municipal Growth Area…”.
2. Line 7 – I wouldn’t limit the commercial growth only to the Downtown Zone. 
3. Line 8 – Remove “…albeit with challenges.”
4. Line 19, 20 – Combine together to: “maintaining the capacity and quality of our water system amid limited reserve capacity of our wastewater treatment plant and threats of ground water contamination and seasonal droughts.”
5. Line 22 paragraph – this should be either removed or reworded and added to bullets above. It is very targeted to a single development, Mt. Airy Crossing, which is steered away from in Master Plans. 
a. Reworded bullet: “balancing the development of large privately-owned land while also retaining the small-town feel of our community.”
6. Line 29 – remove underline under “guidance.” Everything in a Master Plan is guidance. 
7. Line 31 – instead of leverages perhaps “utilizes.”
8. Line 43 – I would remove this sentence: “For example,”.
9. Line 52 – Would remove “but which could require a period of up to twenty years.” Hard to put a timeline on some of the goals you plan on setting. 
10. Line 58, 59 – Would include something about the state mandated 60-day review period.
11. Line 93: Housing – Would include something about “Affirmatively furthering fair housing,” which is 2021 passed state legislation to be included in all comprehensive plans. 
a. I would also include this bill under the “State Enabling Legislation” section. 
b. Reading Chapter 4, there is no housing element as discussed here. I’m not sure where housing needs are addressed. 
c. Division 1, Section 3 of the Land Use Article explains what needs to be addressed in a Housing Element. 
12. Line 359 – Reword: “…Master Plan establishes the County’s Municipal Growth Areas (MGAs) and Designated Growth Area (DGAs)…”.
a. Please include the County is currently in process to update the 2014 Plan.
13. Line 363 – Remove/reword this sentence as the impression is Mt. Airy is Carroll’s only MGA.
14. Line 491 – I don’t believe this paragraph needs/should be included. 
15. Line 496 – Pivotal events: I think this section should be removed or updated. A lot of this information and dates provided were prior to the 2013 Plan. I’m confused as to what exactly has been done since the 2013 Plan in this regard?
16. Line 531 – Would include information about zoning text updates (district creations, updates, clean up, etc.).
17. Line 570 – Initiatives and Opportunities: Would include something about prioritizing/protecting the Town’s public facilities as an initiative for consistency, as APFO’s have been a concern expressed in this chapter and others. 

Grammatical/Typo Considerations
1. Line 10 – Wouldn’t start a sentence with “and.” 
2. Line 14 – reword to perhaps, “significant cost increases in Town services could surpass projected revenue from current tax-base,”.
3. Line 19 – 
a. Wastewater is one word.
b. Wastewater treatment plant does not need to be capitalized. 
4. Line 20 – water system does not need to be capitalized.
5. Line 22 – Wouldn’t start a sentence with “but.”
6. Line 23 and 27 – Quality of life shouldn’t be capitalized. 
7. Line 31 – 
a. Studies shouldn’t be capitalized. 
b. Surveys shouldn’t be capitalized.
c. Comma after surveys.
8. Line 41, 42, 44 – Wouldn’t start all 3 sentences with “it.”
9. Line 61 – “The” in “The Town” does not need to be capitalized. 
10. Line 62 – budget does not need to be capitalized. 
11. Line 66 – implementation does not need to be capitalized. 
12. Line 86 – remove “an” from “that underpin an appropriate.”
13. Line 91 – use commas instead of semicolons. 
14. Line 93 – space in between 4 and assesses. 
15. Line 118, 119 - use commas instead of semicolons.
16. Line 500 – Capitalize Town.
17. Line 573 – Reword this initiative: “Restart discussions with Town officials and the Carroll County Board of Commissioners regarding the annexation of the Harrison/Leishear property into the Town.”

Chapter Two
Content Considerations

1. Line 726 – consider this rewording: “The higher projected growth in Frederick is expected due to large residential development projects in the pipeline, specifically around the New Market and Urbana areas.”
2. Line 745 – Replace “building” with “developments”.
3. Line 766 – would remove “any” as growth/development could have positive impacts. 
4. Line 779 – Remove the word “strictly” as this could tie your hands with the ongoing housing crisis. 
5. Line 793 – This sentence seems repetitive from the discussion of APFO above. 
6. Line 796 – This paragraph contradicts your notion of limited residential growth, specifically adding “reduced inventories of both rental and homeowner properties.”
7. Line 843 – Would reword this paragraph. I would also include how the Town’s location makes it desirable for businesses and residences. 
8. Since the Town of Mt. Airy is a part of the greater Heart of the Civil War Heritage Area (HCWHA) along with Carroll County, please include language about this group in this chapter (or anywhere in your plan). If the Town were to seek grants through the HCWHA, it is a requirement that the HCWHA group be included in the plan. For reference, the County’s 2014 master plan references this group on page 93. You will also need to reference that adoption of this draft comprehensive plan incorporates by reference the entire Heritage Area Management Plan. 
Grammatical/Typo Considerations 
1. Line 591 – period needed at the end. 
2. Line 627 – replace “It” with “The schoolhouse” to provide a subject to the sentence. 
3. Line 629 – Not a complete sentence: “despite the soldier…”.
4. Line 639 – revise “first quarter of the 20th century” because the fourth fire discussed was in 1982.
5. Line 673 – Park does not need to be capitalized. 
6. Line 706 – remove the second “that.”
7. Line 724 – remove underline under “lowest.”
8. Line 745 – Consider rewording this run on sentence. 
9. Line 749 – change “businesses” to “business.”
10. Line 757 – comma after shortages. 
11. Line 763 – adequate public facilities listed should not be capitalized. 
12. Line 788 – remove “revised”. 

Chapter Three
Content Considerations
1. Please see the document in the DropBox titled “2023 – Chapter 3 -Nat Resources -Draft – 050124 A. Gray”.
Chapter Four
	Content Considerations	

1. Line 1464 – “Land use during the previous…” I feel this sentence is contradictory to what has previously been described in the plan with dominant growth in the commercial, industrial, and downtown zones.
2. Line 1500 – Not sure this sentence regarding the 2 annexations is necessary, as they have not been developed and/or not increased population in a substantial way. 
3. Line 1503 – “substantial population growth in the past 10 years” contradicts the following paragraph and the table on the same page which indicates minimal population growth. 
4. Line 1552 – I would remove “optician” as to not specify a specific business which could change. 
5. Housing Element – it is a state requirement to include a Housing Element in your plan. 
a. Division 1, Section 3 of the Land Use Article explains what needs to be addressed in a Housing Element. 
6. Line 1685 – I would remove the “future zoning” section. I would remove the paragraph regarding ADU’s because you cannot foresee any legislative issue that could come up in the next 10 years which could necessitate zoning changes.
7. Rezonings – If you are recommending the rezoning of properties, it would be good planning and highly recommended to change the designated land uses to support these rezonings. 
8. Line 1852 – Would reword to optimize benefit to Town, public, and developers. 
9. Line 1853 – Not sure what you are closely managing if an MXD development has already been approved. 

Grammatical/Typo Considerations
1. Line 1468 – Box stating: “According to the U.S. Census…” Looking at the table on the following page, is this box supposed to say 2000-2020?
2. Line 1481 – Zoning ordinances and code is repetitive.
3. Line 1483 – Comma after design. 
4. Line 1511 – Comma after government. 
5. Line 1513 – Comma after grounds. 
6. Line 1529 – Remove busy.
7. Line 1538 – Replace as with and.
8. Line 1540 – Comma after serve.
9. Line 1543 – I would include the zoning districts you’re discussing in this bullet. 
10. Subdivision Table – would remove “pending pre-concept decision” from Beck property as it was denied. 
11. Line 1709 – This designation should be removed as it does not correspond to any designations on the map/legend.
a. County staff were advised to remove this designation from the maps. 
12. Line 1741 – I would revise this to be consistent to Industrial land use on the map legend. 
13. Line 1833 – Future annexation should not be capitalized. 
14. Line 1853 – Public should not be capitalized. 
15. Line 1853 – If MXU-CC is included here, should be included with the strategic goal F. 
16. Line 1862 – Public should not be capitalized. 
17. Line 1863 – Public should not be capitalized. 


Chapter 5
Content Considerations

1. Line 2082 – This sentence seems repetitive to the paragraph before it. 
2. Line 2116,2117 – I would elaborate on the “stressed facilities” as the only facility per your APFO you are officially currently “inadequate” in is open space, and that is not listed here. 
3. Line 2119 – Remove sentence: “So, although some growth…”. It is already stated multiple times that growth must be in line with adequate public facilities.
4. Carroll County Future Annexations Area Table
a. All properties included in your Future Annexation Area’s map, should be included in this table. 
b. Recommend changing the land use designation for the Harrison Leishear property.
i. See signed letter from the Carroll County Board of Commissioners, titled 2023 MA Comp Plan. 
5. Line 2286 – All properties included in your Future Annexation Area’s map and table, should be included in these descriptions. There seems to be missing properties.
6. Line 2399 – Correct, the Town is under no obligation to annex any property but if a property is in the MGA, it is assumed that the Town wants to annex that property. 
7. Line 2415 – Might add that this provision regarding open space waivers was added due to the Town deficit. 
8. Line 2583 – Might be worth specifying what new areas were added or removed. 
9. Line 2593-2594 – I would include that efficient use of land use designations to also promote Town needs and trends.

Grammatical/Typo Considerations

1. Line 2095 – Spell out Washington, D.C.
2. Line 2111 – and should be included at the end of the bullet before.
3. Line 2117 – Comma after schools.
4. Line 2119 – Comma after County.
5. Line 2179 – change refrigerated to refrigerator.
6. Line 2239, 2240 – remove underline for “24 dwelling units…”.
7. Carroll County Future Annexations Area Table
a. Please remove the County land use designation column. The County does not provide land use designations for properties that are inside your MGA. 
b. The Town adopted land uses should be updated to reflect the 2013 Plan or a new land use for the 2023 plan. 
8. Line 2434 – Comma after process.
9. Line 2437 – Comma after revenues. 

Chapter 6 and 7 – C. Stewart, Comprehensive Planner
Transportation, Bicycle, and Pedestrian Comments
1. Page 113-115: functional classifications listed for many roadways are not consistent with County and state sources.
2. Page 117, Line 3067: according to Table 1 the delay is up to 25 seconds, not 35 for level of service “C”.
3. Page 118, Table 2: some of the data is 17 years old; it is relevant? Data from the Carroll County Transportation Corridor & Subarea Analysis study produced in 2020 by consultant Mead & Hunt can be found in the 2023 Carroll County Transportation Master Plan (TMP). AM and PM LOS data is listed for eight intersections (2023 TMP, Page 29). This data uses LOS characteristics (2023 TMP, Page 11) that differ from what is listed on Page 117, Table 1 of the town’s draft plan.
4. Page 119, Table 3: Is from 2000, are those number up to date?
5. Page 119, Table 4: What is the source of the ADT by intersection data? The state has 2022 AADT data for road segments, available here.
6. Page 121, Line 3135: Highway Capacity Enhancement Projects are not listed by priority in the Annual MDOT Priority Letter. I would recommend removing MD 27 as priority number five.
7. Page 121: The South Main Street Traffic Circle is identified as a Most Promising Potential Improvement in the 2023 TMP – informational only.
8. Page 122: Center Street Extended and Beck Drive Extension into Center Street are shown as one Planned Road (#1) on the Street Systems map. For easier identification, I would suggest combining the two descriptions on Page 122 or separating the Planned Roads on the Proposed Street System map.
9. Page 122: Century Drive Extended to Watersville Road description is missing (Planned Road #4 in the Proposed Street System map).
10. Page 122: Twin Arch Road to East Ridgeville Boulevard description is missing (Planned Road #5 in the Proposed Street System map).
11. Page 122: Rising Ridge Road extension south to Main Street is not identified on the Proposed Street System map. It looks like this connection is already made, should it be removed from the plan?
 

	Draft for 60-Day Review Town of Mount Airy – 2023 Comprehensive Master Plan
	2023 Carroll County Transportation Master Plan

	Planned Road 1. Center Street to MD 27 and Beck Drive Extension
	Planned Major Street 1. Center Street Extended

	
	Planned Neighborhood Connection 1. Beck Drive Extended

	Planned Road 3. Century Drive extended to MD 27
	Planned Neighborhood Connection 2. Century Drive Extended

	Planned Road 4. Century Drive extended to Watersville Road
	

	Planned Road 5. Twin Arch Road to East Ridgeville Boulevard
	County planning staff was made aware of this potential planned roadway while finalizing the TMP. If the planned roadway is adopted as part of the Town’s Comprehensive Master Plan update it will be included in the following amendment to the 2023 Carroll County Transportation Master Plan.


 
 
12. Page 124, Line 3252: Chapter 7 acknowledge the Rails to Trails is for pedestrians and bicyclists. I would recommend including bicyclists in this section.
13. Page 126, Objective A.6.2: Chapter 7 acknowledge the Rails to Trails is for pedestrians and bicyclists. I would recommend including bicyclists in the objective if that is the intent.
14. Consider mention the importance of the HNI and Annual MDOT Priority Letter and those roads and roadway projects they include.
 
I very briefly scanned Chapter 7 (Community Facilities & Public Services) for bike-ped. Just an observation: there is very little mentioned of specific planned sidewalks and trails in Chapter 6 & 7. The Recreation and Parks Map that accompanies Chapter 7 shows future bikeways and trails but most of them are not described anywhere in the plan.
1. Page 136, Line 3609-3610: This is shown in the Carroll County Comprehensive Plan to continue to Sykesville. The 2019 Carroll County Bicycle & Pedestrian Master shows a future connection of this trail to Sykesville.


Chapter 7
Content Considerations
1. Line 3492 – Water, Sewer, and Wastewater is not discussed in this chapter therefor, this bullet should be removed. 

Chapter 8
Grammatical/Typo Considerations
1. Line 4133 – “…street provides a peaceful setting…”.
2. Line 4134 – comma after Avenue.
3. Line 4137 – remove extra period after hometown.
4. Line 4141 – “It has similar values…” sentence is confusing.
5. Line 4147 – comma after facades. 
6. Line 4173 – comma after redevelopment.
7. Line 4182 – comma after Town Council.

Chapter 9
Content Considerations
1. Line 4267 – Residential Development and Housing Diversity is not addressed in your plan. How is the Town going to achieve this goal? 
2. Line 4270 – Would add an implementation regarding the safe pedestrian crossing of MD 27. This has been a Town objective expressed to the County and Maryland State Highway. 
3. Line 4279 – Would reword this to specify you’re discussing crossing of MD27.
4. Line 4271 – County Department of Citizen Services already measures these metrics as well as keeps track of activities. I would specify: “In coordination with the Center manager and the Carroll County Dept. of Citizen Services, continue to document…”.
5. Line 4295 – After the meeting with the library, I’m unsure whether there is a need for a new library. From my recollection, Mt. Airy is not in the top visited libraries in the County. Either way, I would specify that any new library building project would require Carroll Board of Commissioners support and most likely need to be included in their CIP. 
6. Line 4270 – Would specify which Commissions you’re discussing. I believe it would largely be the Planning and Zoning Commission. 
7. Line 4298 – 6-month workplan may not give you enough time to create/update quality design guidelines. 

Chapter 9
Grammatical/Typo Considerations
1. Line 4289, 4284 – remove the upper subscript from “areas” or specify what the “1” is supposed to indicate. 
2. Line 4288 – Branch library staff does not need to be capitalized. 
3. Line 4266 – Comma after redevelopment. 
4. Line 4270 – Future annexations does not need to be capitalized. 
5. Line 4282 – Remove “listed in this chapter” from this implementation as it is not listed in this chapter. 
6. Line 4285 – Rezonings should be plural.



