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Growth Management
Approaches and Techniques

The United States traditionally has relied to an extraordinary extent on
spontaneous ecanomic forces (the “free market system” or “free enter-
prise”) to develop the places In which we live and work. The right of pri-
vate individuals to own and determine how they will use real estate is g
cherished and constitutionally protected tradition. But the public sector
always has been a strong force in establishing the rules of.the develop-
ment game and even in participating in the development process. Gov-
ernments provide the legal framework for land ownership and contrac-
tual understandings. They support .development by planning and
securing funding for underlying infrastructure and major- capital facili-
ties that stimulate development, an activity described.in detail in Chap-
ter 6. Governments also prescribe standards for development and regu-
late the character and location of development. At times, governments
participate in joint ventures to obtaln development that meets public ob-
Jectives.

The roles of the public sector as regulator of private development and
participant in selected projects are constantly evolving. At one time, gov-
ermments played relatively passive roles in land development. More re-
cently, some local governments. have imposed limits on development in
response to voters' wishes to slow or even stop growth. Environmental-
ists and other interest groups have pressed for more rigorous standards
and complex requirements to protect specific areas, natural features,
and buildings. Neighborhood residents have succeeded in obtaining
special zoning protection against new developments in their vicinity.
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16 4. GROWTH MANAGEMENT APPROACHES AND TECHNIQUES

Many local governments, constrained by limitations on powers of taxa-
tion and changing attitudes toward development, have shifted much of
the burden of financing development-related infrastructure to the pri-
vate sector.

Today, the development process functions within a complex array of
public policies, regulations, restrictions, and incentives, all of which are
continually evolving in response to changing public goals and responsi-

bilities. This chapter examines the roles of dovernment In managing
community development and describes the chief approaches and tech-
niqu: ently In use in community growth mandgement programs.

The Public Sector as Regulator
of Community Development

In ancient times, governments founded citles and towns—historically in
colonies recently subjugated-~and took responsibility for their layout
and construction of major publle buildings, often populating them with
new residents. In Colonial America, great landowners such as William
Penn and James Oglethorpe borrowed many of the ancient ideas of town
building—a gridiron street pattern, systems of open spaces, highly visi-
ble civic buildings—in designing their new towns. The difference was
their status as landowners.and as developers and speculators. From that
time onward, communities in the United States were developed as pri-
vate ventures. The Revolution helped the process by abolishing many of
the feudal public claims on land ownership; soon thereafter, the Ordi-
nance of 1785 established the rectangular survey system that allowed
speculators to identify and trade in land they never saw.!

Governments’ roles in community development conslsted mostly of
municipalities assisting the.private development process: establishing
and maintaining land records to protect ownership; building and manag-
ing basic facllities such as roads, prisons, schools, water and sewer sys-
tems; donating land to lure new industries for economic development.
The City Beautiful movement initiated by the Columbian Exposition of
1893 helped inspire cities to build imposing civie edifices and parks and
to create wide boulevards that increased values of adjoining private
lands.

The first two decades of the 1900s saw the first stirrings of greater mu-
nicipal involvement in guiding community development. Stimulated by
concepts of the “City Beautiful" and motivated by concerns over teem-
ing slums in the major cities, civie reformers called for establishing hous-
ing and building standards and for more attention to the quality of civic
spaces, such as roads and parks. Committees of leading citizens com-
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missioned well-known oivic designers to.provide plans for future devel-
opment of their up-and-coming cities. In 1916, New York City adopted
the first comprehensive zoning law to regulate land use as well as build-
ing characteristics. Municlpal zoning quickly spread across the natlon,
opening the door to increasing public regulation of development.

The Regulators

Loc_a.l governments in the United States possess the most direct powers
to regulate development. Although most of the 19,000 municipalitles and
3100 counties existing throughout the nation are too small or lack:au-
thority- to enact development regulations,’ many local jurisdictions -ac-
tively guide development through adoption of official policies and reg-
ulations. Certainly, most cities over 25,000 population and many
suburban jurisdictions and small towns with smaller populations gulde
community development. Townships. in some states and counties in
other states also regulate development. (Many other states deliberately
limit county governmental powers to certain rurally oriented dutles such
as highway maintenance and social services.) And in some states; several
oities-and counties have combined to jointly regulate development.

Thus,. thousands of local governments are engaged .in governing the
development process, In a typical metropolitan area, development pat-
terns and charaeteristics may be regulated by dozens of munlcipalities
and some countles, Regional agencies have been formed in metropolitan
areas to coordinate local efforts, but rarely do they posess enough power
to-truly affect the course -of development. :

-State and federal agencies also regulate development, although not in
the same manner as local governments. State laws and médaﬂons may
require special permits for drilling wells or intalling septic tanks in rural
areas, or for opening access from a property to a state highway, or for de-
veloplng certain types of faocilities, such as airports and hazardous waste
dumps. States often adopt building codes as guides for codes of local ju-
risdictions. Both state and federal environmental laws require permits
for development that affects wetlands, habitat of endangered or threat-
ened specles, and water quality. Development that directly affects state
or federal lands and facilities may require speclal evaluations and/or-per-
mits. As deseribed in Chapter 8, nine states have adopted state growth
management acts with additional requirements for local governments
and property owners to abide by.

Thus regulation of development is a multilayered and complex process
that can create substantial obstacles to development. Regulation of the
development. process encompasses a host of laws and ordinances en-
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acted at federal, state, and local levels of government. For almost _80
years these laws and ordinances have been tested in the courts, creating
a large body of case law that continues to evolve. -

The Legal Foundation for Public Regulations

State and local governments' regulation of land development is based on
the police power—the right and obligation granted to- states by the
Tenth Amendment to the Constitution—to protect the health, safety,
and general welfare of citizens. Oddly, the police power.is not a consti-
tutional power of the federal government except in cases of lnterstz_lte
commerce, land in federal ownership, and private land subject to major
fedetal public works, such as dams and irrigation systems. Rather, the
police power is reserved for the states, which usually elect to delegate
that authority to local governments for purposes of gulding land devel-
ment.

DpMost states fenaoted,enabling legislation In the 1920s and 1930s that
gave local governments the authority to regulate real estate development
through use of the police power. Since then, local officials have beche
accustomed to thinking of these. regulatory powers as theirs by nght
They believe that regulations affecting the growth and character of their
communities should be determined and administered by local govern-
ments that are closest to the people and the land most affected. Increas-
ingly, however, states are moving to reassert a role in managing the de-
velopment process through state growth management acts. A remmd.er
of state prerogatives in land use control occurred in Fairfax Gour_lty, Vir-
ginia in 1990, when the state legislature threatened to rescind the
county’s downzoning of industrially zoned land. _

Courts recognize the right of local governments to exercise the police
power, but they also are concerned with safeguarding private l?roperty
rights. The history of land use law in the United States describes the
working out of an uneasy—and continuously evolving—balance between
the rights of local governments to protect the public's health, safety, and
general welfare and the rights of individuals to unfettered enjoyment of
private property. That balance has shifted as the courts have expanded
their interpretations of “health, safety, and general weliare” to include
aesthetic and other concerns.

The courts also allow local governments wide latitude in adopting leg-
islation under the police power. Under the doetrine of “legislative pre-
sumption of valldity,” the courts glve great deference to regulations that
are properly enacted by local governments, generally holding them valid
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unless clearly proven otherwise. Local governments’ use of the police
power therefore has grown considerably in scope and application,

Two early court cases, Welch v. Swasey in 1909 and Hadacheck v, Se-
bastian in 1915, established the right of local governments to regulate
development. A major judiclal step supporting:regulation of the police.-
power occurred in 1926, when the U.S: Supremé Court, in Euclid v.:Am-
bler Realty, upheld zoning as a valid form of regulation. Through count-
less court decisions sincé ther, the courts consistently upheld the right
of local governments fo regulate land use and’ development so long as
they established a legitimate public interest for the action and followed:
due process in adopting and administering it. .

Under the police power, governments may severely limit private prop-
erty owners' rights to use of their property. In appropriate . ¢circum-
stances, governments may legally curtail or prohibit development to pre-
serve such natural features as floodplains; wetlands; sand dunes, and
habitats of endangered species; and may restrict the amount or height of
development to protect erodible hillsides, mouintain views, ‘access to
beaches, solar access, and other public interests, '

Courts, however, have established légal constraints on tights to use the
poli¢e power. The extent to which regulations can restrict the use of land
remains an open and controversial legal question. If regulations are too
restrictive, they can be defined as a “taking” of private property, which
governments cannot do without compensating the property owners.

Four famous U.S. SupremeCourt decisions. sounded warning notes
about overly expansive use of the police power. In a 1987 court case,
Nollan v. California Coastal Commission, the Court ruled that the Com-
misslon had not established an appropriate connection between a regu-
latlon and the public interest when It required property-owner Patrick
Nollan to allow public access along his beach frontage, citing as a reason
the goal of providing public views of the ocean. The Court indicated that,
in cases of this type, it would more closely scrutinize governmental ac-
tions to ensure that regulations were properly related to public purposes.
In the same year in First English Evangelical Lutheran Church of Glen-
dale v.-County of Los Angeles, the Court ruled that If regulations are
found to take property, the public authority may be required to com-
pensate the owner. (In this case a state court later determined that the
regulations, which prevented rebuilding of structures destroyed by a
flood in a floodplain, were not a taking.)

In 1992, in Lucas v. South Carolina Coastal Council, the U.S.
Supreme Court held that a taking had occurred and damages were due
because the Council’s regulations against beachfront development de-
prived Lucas of all use of his two lots on the ocean. These decislons sug-
gest that governments’ regulation of development must. follow strict
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Some Important Land Use Cases
Douglas R. Porter

Welch v. Swasey, 214 U5, 91 (1909). The U.S. Supreme Court upheld
- Boston‘s height restrictions within districts. .

Hadacheck v. Sebastian, 239 U.S. 394 (1915). The U.5. Supreme Court up-
held a city ordinance prohibiting the continuance of brick manufacturing
within designated areas as.a nuisance to nearby residents as a proper exercise
of the police power. : o .

Village of Euclid, Ohio v. Ambler Realty Co., 272 U.S. 365 (1926). This was
the first U.S. Supreme Court case to uptiold zoning as a valid form of regula-
tion of the police pawer.

Golden v. The Planning Board of the Town of Ramapo, 285 N.W. 2d 291
{N.Y. 1972}, This case is one of the first and most important cases upholding
regulations for timing, phasing, and quotas in development generally and in
Ramapo . specifically, making-development permits contingent on the avail-
ability of adequate public facilities. , .

Southern Burlington County NAACPv. Mt. Laurel Township, 336 A. 2d 713
(N.J. 1975) and 456 A. 2d 390 {N). 1983). In these two cases, the state court
ruled that Mt Laurel Township and other New Jersey municipalities must pro-
vide for develapment of a fair share of lower-cost housing and impose court
oversight of the process. s

Avco Community Builders, Inc. v. South’ Coastal Regional Commission,
132 Cal. Rptr. 386, 553 P. 2d 546 {1976). The California Supreme Court held
that Avco did not have vested rights to develop despite having secured local
approvals and made expenditures of over $2 million. The decision led directly
to the state development.agreements act. . .

Penn Central Transportation Co. v. New York City, 438 U.S. 104 (1978).
The U.S. Supreme Court upheld New York City’s imposition of landmark sta-
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tus on Grand Central Station, thus preventing construction of an office build-
ing over the station, as a justifiable regulation that required no compensation.

Kaiser.Aetna v. United States, 444 U.5. 164 (1979). The U.5. Supreme
Court upheld the owners of a private lagoon in their claim that a taking had
occurfed when they were forced to.allow public use of the lagoon.

_ Agins v..City of Tiburon, 447 U.S. 255 (1980). This case was one of a se-
ries in.which the U.S. Supreme Court:held that the cases were not “ripe” for
a dt.ecision, usually meaning that the plaintiffs had not exhausted the adminis-
lran;e-procedures that might have. resolved their complaint before going lo
court.

Nollan v. California Coastal Commission, 483 U.S. 825 (1987). The US.
S.upreme Court ruled that the Califernia Coastal Commission had not estab-
lished an appropriate connection between a requirement for an exaction and
the cited public objective for the exaction. . .

- First English Evangelical Lutheran Church of Glendale v. The County of Los
Angeles, 482 1.5, 304 (1987). This decision was the first by the U.5. Supreme
Court that a regulatory taking of property can require compensation to the
owner, even if the regulation has only a temparary effect. :

Lucas v.. South. Carolina Coast Council, 112 S. Ct. 2886 (1992). The U.S.
Supreme. Court ruled that damages are due in the relatively rare situations in
which a govemmental entity deprives a landowner of all economically ben-
eficial uses” of the land, - :

Dolan v. City of Tigard, 114 5. Ct. 2309 (1994). The U.S. Supreme Court
ruled that the government has the burden of justifying permit conditions that
require dedication of praperty without compensating the owner.

rules, with due caution for rights of private property owners. The Court’s
1994 decision in Dolan v. Gity of Tigard determined that the government
has the burden of justifying requirements for dedication of property for
which the owner is not compensated.

The other, more widely applied, brake on governments’ use of the po-
lice power is public opinion, expressed through political means. Many
U.S. cltizens own property and place great store on their rights to use it.
It is not surprising, therefore, thatlocal public officials, when deciding to
regulate land use and development, usnally attempt to allow property
owners a reasonable economic use of their property. In writing and ad-
ministering zoning regulations, for example, clty councils and public ad-

ministrators take care to allow property owners fair use of their property
and provide for special treatment of hardships. Attitudes of public offt-
cials on this question vary considerably from state to state, affected to
some extent by past and present pressures for development, fiscal disci-
pline, and environmental protection. Regulatory restrictlons considered
reasonable for Californians might be anathema for Virginians,

Thus, local governments have a great deal of latitude in determining
how to regulate development. State enabling législatloii provides a start-
ing point and court decisions erect a legal framework, but final decisions

often depend on the attitudes and political positions of the public offi-
clals making them.
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The Property Rights Issue
Erik Meyers

Few topics ignite such deeply held and poorly informed views as the current
conflict between property rights and. development regulation, especially reg-
ulation for environmgrmuon. Many development interests and some
landowners denounce environmental and land use-regulation as-an unwar-
ranted, illegal, or unconstitutional intrusion of their “property rights.” They as-
sert the right lo use private land unfettered by concerns of society and seek
compensation for even temporary restrictions. A similarly extreme view at the
opposite end of the spactrum is raised by some public officials and environ-
mental and civic activists, who claim that proteclion of a community’s right to
a clean environment should always trump a private interest in land.

Perhaps at no time has the pace of change in the United States been as dra-
matic as it has since World War 11, Individual liberties and civil rights have ex-
perienced near-revolutionary change. Protection of the environment has
moved from being a fringe, counter-cullure issue to becoming a core Ameri-
can value, Laws by the score were enacted and billions of dollars expended
to protect environmental: features and qualities. Based on the immensity of
those shifts, (he current clash between property-rights advocates and environ-
mental protection propanents could have been predicted.

Often unacknowledged and thus unappreciated in the current debates is
that the legal doctrines that determine the balance between private and pub-
lic prerogatives and rights in land have been evalving for centuries. Since the
earliest days of the American calonies our law has recognized the shared in-
terests in land between sovereign' and individual owner. Private ownership
was never unfettered: One of the most enduring concepts in common law is
the obligation to use property in 2 manner that does not adversely affect one’s
neighbor. American law has long recognized the necessity of fairly allocating
the burdens and benefits of property ownership.

The Fifth Amendment to the Constitution contains a provision (extended to
the states by the Fourieenth Amendment) that states in part: “. .. nor shall pri-
vate property be taken for public use, without just compensation.” Since the
1920s, the courls have acknowledged that the exercise of validly enacted reg-
ulations could affect a "taking” of private property if application to a particu-
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lar parcel resulted in leaving the owner without a viable use of the property.
This established doctrine, however, only starts the process of d'etermin'i'ng '
whetlier d law or regulation so severely impacts a property that compeénsation”
is due the owner. ' : ' e B o
Law sludents encounter the concept of property as a “bundle of sticks” that
includes the right to occupy and use property:for an economically productive
purpose, to exclude others, to convey title or ownership interests, and to con-
vey by will the property ta others. Each stick is limited by laws and limitation
or loss_ of one stick does not automatically mean abrogation of one’s property
r!gh,l_r. In a conslitutional sense: In many modern cases, the extent of a regula-
tion’s economic impact on property is often a critical .question. Regulations
that protect water resources or scenic vistas can negatively affect the market
value of a specific property, however, while enhancing market values on oth-
ers. Established law requites an owner’s expectations of value to be reason-
able and backed by some investmént. Recent U.S. Supreme Court decisicns
have placed greater emphasis oh public authiorities defining specific ways in
which regulations ‘may legitimately affect property values. =
The raté of doctrinal change has been evalutionary, not revolutionary.
Property rights advocates, seeking‘more rapid and far-reaching change, have
solicited support from federal. and state legislatures for their views. In particu-
lar, they have pressed for economic impact assessments of new regulations
and set a lower threshold of regulatory impact that would trigger compensa-
tion. Although these pursuits have netted a few state laws, they have en-
countered resistance based on Americans’ high valuation of environmental
protection, The recent report of the President's Commission on' Sustainable
Development, endorsed by business, environmental, and other leaders, ex-
presses those values in calling for maintaining an equitable share of thé na-
.!ipn_’s natural wealth for future generations. Although no end 10 the debate is
in sight, the genius of American law is its ability to avoid abrupt shifts, re-
specting precedent but continually adapting to accommodate society’s ch;ng—
_ing needs and expectations.

The Local Framework for Regulating Development

Cities, counties, and other local governments undertake planning, zon-
ing, and additional forms of development regulation according to state
enabling statutes and, in some cases, through home rule charters

granted by states, The four cornerstones of local governments’ regulatory
programs are comprehensive plans, zonlng ordinances, subdivision reg-
ulations, and capital improvement programs. Almost all local govern-
ments regulate development using these tools. Many communities also
adopt additional measures to manage growth and development.
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Comprehensive Plans

The basic, gulding document of the public regulatory process is the com-
prehensive plan, sometimes known as the general plan or master plan. A
comprehensive plan describes the ways in which a community should
develop over a'10- to 20-year time frame. Usually a plan conslsts of writ-
ten development goals and policies, supplemented with maps. The plan
provides guidelines for Iocal officials in decisions about the quality, loca-
tion, and amount of development. )

Comprehensive plans are distinetive for their long-range outlook and
broad scope of development concerns. Thus, plan statements of overall
development objectives and policles may.be qulte general. However, the
plan may also Incorporate or be supported by more detailed pians for
specific elements of development, such as housing and infrastructure
systems, or for particular areas of importance, such as central business
districts. '

Depending on spectfic state statutes and court decisions, comprehen-
sive plans may be optional or mandatory for local governments. They
may be merely advisory in nature or legally binding on public decisions.
From state to state, and often locality to locality, therefore, comprehen-
sive plans differ greatly in content and significance. Although many ju-
risdictions now formulate and regularly consult their comprehensive
plans as serious policy documents to guide declsion making of loeal offi-
cials, some local governments continue to treat them as strictly advisory
and highly flexible guides to community development: For that reason,
plans often become outdated, are written to be overly general, and inef-
fectively influence decislon making on development issues.

Zoning Ordinances

Zoning is the most widely used form of land use regulation. Most home-
owners understand zoning; most neighborhood associations routinely
track rezoning issues; council members’ positions on specific zoning
cases can spell defeat or victory for their reelections. Zonlng was in-
vented in the early years of this century and zoning regulations quickly
spread across the land. Many local governments adopted zoning before
any other type of development regulatlons.

Zoning ordinances include written requirements and standards that
define the permitted uses of land and buildings, the height and size of
buildings, the size of lots and yards around buildings, the supply of park-
ing spaces, size and type of signs and fences, and other characteristics of
development. These provisions are spelled out for a variety of zoning dis-
tricts, which are delineated on maps. When a local government adopts a
zoning ordinance, every property wlthin Its jurisdiction is designated
within a specific district and 1ts use is regulated by the ordinance provi-
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sions for that district. The ordinances also establish procedures for
changing zoning, : ' S .

The fundamental purpose of zoning is to separate incompatible uses
of land. Housing is separated from smoky or noisy industries; shopping
centers that generatetrafflo are separated from residential neighbor-

" hoods; tall buildings are séparated from low ones. Through years of prac-

tical experience and litigation; single-family homes have emerged as the
primary beneficiary of zoning, In most communities, zonirig is largely a
device for protecting old and new resldential neighborhoods from other
uses viewed as Incompatible, '

Because traditional zoning is rather inflexible, however, a host of al-
ternative zoning approaches heve been formulated, as summarized in
the box on page 26. According to planning theory, zoning is supposed to
be based on the comprehensive plan. In a sense, zoning Is a detailed ap-
plication, in written and map form, of the more general policies spelled
out in a plan. In states not requiring consistency between plans and zon-
ing, however, zoning may vary from the plan, causing a great deal of un-
predictability in' the community development process. Furthermore,
some local governments persist in treating both comprehensive plans
and zoning regulations as transitory document$ subject to constant
amendment and revision to meet short-term pressures for development.

Subdivision Regulations

Subdivision regulations provide public contral over subdivisions of land
into.lots for sale and development. The regulations require all subdivi-
sion developers to obtain approval of detailed plans before they can
record and sell lots. The plans must satisfy requirements and standards
pertaining to the size and shape of Jots, design and construction of
streets, water and sewer lines, other public facilities, and other concerns
such as protecting environmental features. Thus subdivision regulations
act as a prinelpal point for public regulators to impose special require-
ments for facility improvements and other conditions.

Capital Improvement Programs

These programs are adopted by local governments to provide a con-
struction schedule for planned infrastrueture improvements, including
expected sources of funds to.pay for them. Usually the. program is
adopted each year for a six-year period. It furnishes a guide to when and
where public improvements will be made, and therefore where develop-
ment is encouraged.

Until recently, capital improvement programs.in many jurisdictions
were subject to year-to-year political wheeling and dealing, so that they
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Selected Zoning Innovations
Douglas R. Porter

Conventional zoning, especially as practiced up to the 1950s, has been sup-
plemented by many special types of zoning to addres:s nf.-eds far greater flex-
ibility in regulating development. Some of the most significant variations are
summarized below. . .

Planned unit development (PUD): An gptional procedure lfor project |.:!e-
sign, usually applied to a fairly large site. It allows more flexible site design
than ordinary zoning would allow by permitting options or relaxing some re-
quirements, A PUD frequently permits a variety of housing types and some-
times other uses as well. Usually a PUD includes an overall general plan that
is implemented through specific subdivision plans.

Cluster zoning: Allows groups of dwellings on small lots on one part of the
site 1o preserve open space and/or natural features on the remainder of
the site. Minimum ot and yard sizes for the clustered delvelopm.ent are re-
duced. Like PUDs, site designs are subjected to more detailed reviews.

Owerlay zoning: A zoning district, applied over one or more .o_lher districts,
that contains additional provisions for special features or cor!dntlops, such as
histeric buildings, wetlands, steep slopes, and downtowr_l resnden!ml uses.

Floating zones: Zoning districts and provisions for which locations are not
identified until enacted for a specific project. Such zones are used to antici-
pate certain uses, such as regional shopping centers, for which |Dl:a!.10n5 will
not be designated on the zoning map until developers apply for zoning. They
usually require special review procedures. )

fncentive zoning: Zoning pravisions that encourage .but d.r.- not require de-
velopers to provide certain amenities or qualities in their prOJec_:ls in reiurn. for
identified benefils, such as increased density or rapid processing of applica-
tions. Incentives are often used in downtown areas ta gain open space, spe-
cial building features, or public art in conneclion with approved develop-
me:;;db!e zoning: Zoning regulations that establish performanc_e standa.rds
and other criteria for determining appropriate uses and site design require-
ments rather than prescribe specific uses and building standards. Perforrnanlce
provisions are rarely applied to all zoning districts but are often used for se-
lective locations or types of uses {e.g., PUDs).

were not effective predictors of actual future improvements. With more
private involvement in funding improvements and greater [iscal con-
cerns of local governments, capltal improvement programs have become
more significant as a regulatory tool.

These four basic regulatory tools funetion as the principal framework
for growth management programs in most jurisdictions. With skillful use,

THE LOcAL FRAMEWORK FOR REGULATING DEVELOPMENT 27

they alone can act as an effective growth menagement program. As de-
scribed later in this chapter, however, most local governments have

added other regulatory- techniques to manage development more effec-
tively, . -

Regulatory Procedures

The regulations adopted by local governments establish procedures that
require property owners and developers to obtain zoning, building, and
occupaney permlts. Depending on slte conditlons-and ciroumstances,
other permits—for wells and septic tanks, use of environmentally sensi-
tive lands, and speclal uses—may be required as well. Applications must
be submitted: for. these permits, usually with supporting documentation.
If the type of development is allowed “by right” according to zoning for
the property, an administrative official can approve the proposal without
further action, If the proposed development is allowed only under cer-
tain conditions or requires a change in zonlng, special hearings and
other procedures are necessary, some of which can be quite lengthy.

As development regulations become more complicated and convo-
luted, applicants are faced with many decisions about malkdng thelr way
through the permitting process. For a specific project it may be neces-
sary to request changes in-adopted plans or zoning or to use special pro-
cedures that allow alternative uses.or more flexible design treatment. A
request for changes or special procedures usually exposes a project to
closer scrutiny by public officlals and the general public and often cre-
ates opportunities for public officlals to require additional amenities or
private contributions to infrastructure. -

Use of these special “discretionary” procedures has grown in recent
years. In part this oceurred because public officials discovered that they
can control the size and quality of development more directly through
case-by-case revlews rather than through written regulations. In part de-
velopers opt for discretionary procedures to avoid overly restrictive reg-
ulations and to achieve greater flexibility in site design and development.
But special interest groups and citizens' groups also discovered that such
procedures open opportunities for intervening in decisions The result is
that negotiations over conditions of development approval can be quite
lengthy, require additional special studies, and involve a number of in-
terests.

A time may come when the local regulatory process clearly needs to
be rethought and reorgenized. Communities frequently form task
groups, comprising both public and private interests, to review existing
regulations and procedures and recommend ways to streamline them.
As described in Chapter 7, complex or overlapping requirements and
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lengthy, bureaucratic procedures can be simplified to reduce wear and
tear on both the public and private sectors in the permitting process. At
the same time, design and construction standards can be brought in line
with community objectives, particularly if reducing housing costs is a
concem.

Public Participation in Development

An important governmental activity often overlooked in growth manage-
ment programs is public participation in specific developments, eitherin
determinlng sites for major community facilitles such as stadlums and
convention centers or in public/private project partnerships. Although
public and private sectors most often perform independent functiens in
the development process, in actuality public development activities can
have significant effects on community development.

Public Facility Siting
Decisions about the location and nature of major public facilities can
play an important role in stimulating or steering private development.
Communities often determine to fund construction and operation of
convention centers, for example, to improve the economic climate; they
choose locations for convention centers to interact effectively with ex-
isting and planned hotels, restaurants, and other conventlon-related pri-
vate businesses. Similar decision making is applied to stadiums, sports
arenas, performing arts centers, and other facilities that can stimulate
communlty development. At the other end of the spectrum, public offi-
cials must weigh the development disincentives of locating such facili-
ties as landfills and halfway houses,

T — it E
Public/Private Ventures =& E
The usefulness of public participation in private development projects as
a particularly proactive means of managing community development has
been proven over and over. There are many examples of public assis-
tance given to stimulate private development in the interest of promot-
ing local economic and business opportunities, as well as obtaining'com-
munity amenities not otherwise attainable. For decades, federally
assisted programs such as urban renewal, new communitles, housing
subsidies, model cities, and urban development actlon grants provided
funds and processes for engaging In public/private development efforts.
With cutbacks in federal aid, local governments sponsored similar joint
projects to develop or revitalize town centers, industrial areas, residen-
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tial neighborhoods, translt station areas, and even recreation areas,
Many such projects, like Balttmore's Inner Harbor redevelopment, almed
at revitalizing deterlorated sectlons of older cities and towns. Qther pro-
jeets, however, such as a reglonal shopping center promoted as the town
center for Fairfield, California and a mixed-use project on county-owned
land at a Miami rail-transit station, are in developing suburban areas.
Through these types of projects, an impressive body of experience has
been gained by local officials in ways to design and implement public/pri-
vate projects.

Thus, beginning-early in the century and continulng through the im-
mediate postwar period, local governments sought to guide development
using basic techniques for planning, zoning, subdivision regulation, and
programming capital facilities. While those tools proved useful, the pub-
llc role in community development is ever-changing, requiring local gov-
emments to respond to emerging conditions and needs. Types of policles,
regulations, and programs that local governments can employ for guiding
development have steadily widened as communitfes experimented and
refined approaches and techniques. In many communities, these efforts
evolved into comprehensive, far-reaching growth manogement programs,

. using approaches and techniques deseribed in the next section.

The Emergence of Growth Management

The concept of growth manegement arose in reaction to the surge of
urban growth that swept across the nation soon after World War II. Pent-
up demands for development suppressed by the lean Depression years of
the 1930s, followed by the restrictlons imposed by the war during the
first half of the 1940s, generated a burst of development unlike any that
had gone before. The Federal Housing Administration and Veteran’s Ad-
ministration underwrote housing mortgages for the common man. Auto-
mobiles, which had just begun to be the travel mode of choice prior to
the war, poured onto the highways, taking their passengers to find homes
in the countryside. Developers ushered in the era of big projects—huge
subdivisions of new houses on sites scraped clean. of vegetation, the
spread of innovative shopplng centers and industrial parks. Development
quickly spread beyond city boundaries into areas soon incorporated into
separate suburbs,

- During this time, growth was considered a plus for any community.
Local progress was equated wlth the number of new houses built, new
jobs created, increases In local spending, and the like. Growth expanded
small communities into large ones that were a source of pride to the
business community and most resldents, Growth was expected to ex-
pand the local tax base, bring a broader range of goods and services, raise
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income levels and create job opportunities, provide a wider choice of
housing, and lead to more and better community facilitles to be enjoyed
by all. :

yHowewar, although developers were simply catering to the mass mar-
ket—and then to its creators, the baby-boom generation—the picture
generally was not a pretty one. The media—newspapers and magazines
in those days—printed photo after photo of the newldevelopmenta, usu-
ally using aerial angles guaranteed to show the immensity and b](_ealmess
of suburban development. Standards of development were not high; the
usual procedure was to bulldoze the site into shape without worrylng t.olo
much about stands of trees and stream valleys. Environmental sensibili-
ties were virtually unknown. Many of the flrst developments tool place
on small lots platted in the 1920s, planting houses a few feet ap.art ona
deadly dull gridiron street pattern. Post-development landseaping took
years to gain a foothold.

Then, as Randall Scott observes in his introduction to the Manage-
ment and Control of Growth volumes published by the Urban Land In-
stitute in the 1970s, “the backlog of demand for more adequate and im-
proved facllities could no longer be ignored: the ‘catch-up’ costs tended
to be high, setting the stage for taxpayer reactions agalns: Increased
costs, poor land use management, and further development: 2 '

Adding to the strength of that reaction, Rachel Carson's Silent Sp?-mg,
published in 1962, opened many eyes to the degradation of the environ-
ment taking place on a national and global scale.® The resulting envi-
ronmental movement led to the passage of.the National Environmental
Policy Act in January 1970.

The environmental concerns that drove desires for managing devel-
opment were reflected in the work of a national Task Force on Land Us_e
and Urban Growth, which in 1973 published The Use of Land: A Cidi-
sen's Policy Guide to Urban Growweth, a highly influential publication for
the next generation of environmental advocates. Said the task force:

There is a new mood in America that questions traditional as-
sumptlons about urban growth and has higher expectations of
both government and new urban development. . . . It is time to
change the view that land is little more than a commedity to be
exploited and traded.*

Later in the report, the authors described the consequences of
600,000 new residents settling in Nassau County on Long Island from
1950 to 1960, doubling its population:

...an unrelleved pattern of low-density, single-famlly homes,
shopping center sprawl, and haphazardly sited business, indus-
try, and entertainment. Once-blue bays are polluted; once-com-
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mon shellfish have disappeared, wetlands are bulkheaded and
beaches are eroded; in many areas open space Is virtually gone. s

These kinds of conditions, repeated in region after region across the
nation, energlzed civic activists to demand better regulation of the de-
velopment process, Even as the National Environmental Policy Act was
being signed into law, local governments in widely scattered areas were
formulating and adopting the first growth management acts.

The Pathbreakers

Several early. experlments with new forms of development regulations
gave wide publicity to some of the basic techniques of growth manage-
ment. In fact, three led to court cases that established fundamental legal
Justifications for growth management. The communities of Ramapo, New
York; Petaluma, Callfornia; Boulder; Colorado; and Boca Raton, Florida
borrowed approaches to growth management from a varlety of Ideas
then ciroulating in the planning world; Thelr early innovations, however,
put them on the map as pathbreakers for the growth management move-
ment. :

One of the best-known early growth management programs was adopted
by the town of Ramapo, New York in 1969. Ramapo was a semi-rural com-
munity within commuting distance .of New York City. Following growth
pressures created by completion of two major highways; the town
adopted a comprehensive plan that called for low- to moderate-density
development. Then it amended the zoning ordinance to require that res-
idential development could take place only as public facilities were avail-
able to support it. An 18-year capital facilitles budget accompanied the
amendment. Each proposed projeot was rated aceording to a point system
that -awarded points based on avallability -of sewers, dralnage, public
parks, recreation facllities, mafor road facilities,-and fire houses. Projects
not receiving 15 points would be postponed until facilities were available
or the developer constructed them.

After- adoption of this ordinance, Ramapo’s housing construction
dropped by two-thirds. Bullders sued but the development control sys-
tem was upheld by New York’s highest court in 1972, in Golden v. The
Planning Board of the Town of Ramapo. Although the system was criti-
clzed because the town itself controlled provision of only parks, sewage
collection, drainage, and some roads, its innovative requlrements, posi-
tive-Judielal support, and widespread publlclty made it a declsive influ-
ence in the spread of growth management.

The small community of Petaluma, California, with 15,000 residents
in 1960, stood in the path of suburban growth pushing north from San
Francisco. Between 1968 and 1972, 2000 new residents a year moved to
the city. Although the town had planned for residential development and
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provided a full complement of services, by the early 1970s its sewer and
water systems were operating almost at full capacity and elementary
schools In newer parts of the city were on double sessions. In 1971 a
moratorium was put in place to give time to rethink the general plan. In
1972 the city adopted a “resldential development control system” that
limlited development to 500 new housing units a year, appilcable to any
development of more than four units. (This.limit was substantially lower
than recent rates of development.) In addition, the system set quotas for
various housing types and their distribution throughout the city; the eity
also establlshed an annual competitive evaluation of proposed projects
according to criteria that included consistency with the pldn, avallabll-
ity of services, urban design features, and provisions of needed public ia-
cllities.

The city was sued by homebuilders in 1973 over the annual limit on
new dwelling units, After lengthy court battles, including a decision by
the Federal District Court against Petaluma’s system, the U.S, Supreme
Court settled the issue in 1976 by letting the residenttal development
control system stand. Interestingly, Petaluma’s pace of development
after 1976 never again approached the 500-unit limit. The system has
been modified considerably over the years, especially focusing on design
issues; a growth limlt has been maintained.

Boulder, Colorado, another city undergoing rapid growth during the
1960s and 1970s, adopted a growth limit in 1976. The move came in re-
sponse to an inltiative by the Boulder chapter of Zero Population Growth
to halt development at the level of 40,000 housing units. The city’s
counter initiative, which won, called for the city to keep growth “sub-
stantially below” the 19605’ growth rates. Following the work of a blue-
ribbon commission, the city drafted an ordinance patterned after
Petaluma’s, called the “Danish Plan” after its primary author and spon-
sor. It limited annual housing development to an increase of 1.5 percent,
or an average of 450 units per year. Various exceptions to the limit al-
lowed a growth rate of about 2 percent. As with Petaluma, subsequent
growth rates generally fell below that limit. However, Boulder has con-
tinued to innovate with many growth management techniques that are
described in several later chapters.

Boulder's success at controlling residential development was not par-
alleled by its regulation of nonresidential development. A lengthy boom
in commereial and business growth prompted Boulder to adopt contro-
versial limits on that type of development in 1995,

Another example of early attempts to impose growth limits occurred
in Boca Raton, Florida. Citizens appalled at the rate of development in
that resort community during the 1960s pressed for and got city action
in 1972 to limit development to a maximum of 40,000 housing units, or
a population of about 105,000. This was implemented by adopting a
moratorium on all but single-family and duplex residentlal development
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and rezoning to reduce permitted densities. In 1979 2 Florida court, in
Gity of Boca Raton v. Boca Villas Corporation, 371, So. 2d 154 (Fia. App.
1979), struck down' the limit becausé it was not based on sound studies
and deliberations. However, the court let the rezonings stand.

The regulatory innovatlons, subsequent experience, and court deoi-
sions resulting from these communities’ growth management efforts gﬁve
public officials and planners across the nation ltcense to proactlvely
guide their community’s development process, even to the polnt of llm-
iting the amount, pace, and location of future growth.

— The Growth Management Paradigm

The swirl of publicity and activity concerned with growth management
that built on these early examples lent the term a certain mystique in the
land use and development field in the early 1970s.' Academicians, re-
searchers; and attorneys soon fashioned a theoretical construot that 1pos~
tulated an awesome combination of content and process for growth man-
agement. Growth management in some circles meant a broadly
comprehensive but meticulously detailed program enacted by public en-
tities to control all aspects of development—the classic “management”
scenario.

In other circles, growth management offered an apportunity to slow or
stop growth. Population control advocates, actlve then as now, exerted a
great deal of effort (as illustrated by Boulder’s experience) in proposing
limits on the amount of growth in specific communities. ‘Today, propo-
nents of population control remain opposed to the positive aspects of
growth management, because a successful growth management program
accommodates growth—and hence a larger population.

Elsewhere, in the places where growth management programs actually
were adopted and functioned, growth management became a more mun-
dane, practical concept. Selected techniques -for carefully managing
growth were simply added to existing planning and zoning programs.
Over time they were tinkered with, revised, and extended to respond-to
specific cormmunity concerns. It turned out that growth management
programs were helpful approaches to public guidance of the develop-
ment process but a far-cry from total control.. The experience of Mont-
gomery County, Maryland demonstrates many of the approaches—and
somgﬁof the perils-—of growth management as practiced in many com-
munities. : '

The Case of Montdomery County, Maryland

Montgomery County, an affluent suburban jurisdiction in the Washing-
ton, D.C. region, has managed growth through a comprehensive, multi-
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faceted program for almost 70 years, The county eamed a nationwide
reputation for imaginative and aggressive planning and growth manage-
ment, using a varlety of increasingly complex techniques. Montgomery
County’s program of managing growth incorporates many of the tech-
niques used by other communities throughout the nation.

Populated by almost 800,000 restdents in 1995, Montgomery County
adjoins the northwestern boundary of the Distrlet of Columbta, Until the
1950s, its pastoral landscape was dotted with rural settlements; near
the District border, a few subdivisions sprang up catering primarily to
higher-income families seeking a country-club or rural setting, During
two postwar decades, from 1950 to 1970, however, the county experi-
enced rapid growth as development spilled over the District boundaries,
attracted not only by the county’s suburban lifestyle but also by the con-
struction of Interstate 270 and the 1-495 Beltway.

During the 1970s the pace of growth continued, abetted by the com-
pletion of Metrorail connections. But the nature of growth changed: The
county began accruing the commercial and industrial. features of an
urban center. High-tech and bio-tech industries were attracted by the
presence of the National Institutes of Health and the Bureau of Stan-
dards, among several federal agencies. Today, with. 474,000 employecs,
almost two-thirds of county residents work within the county, and com-
muting into the county exceeds commuting out of it. Bethesda,
Rockville, and 'Silver Spring, once small-town market centers, evolved
into major business, shopping, and governmental centers focused on
Metrorail stations. In the process, the county became the fiith highest
Jocal jurisdiction in the nation in terms of income-per-capita and the
fourth highest in percentage of adults with 16 or more years of school-

ing. The county became a large, diverse, affluent urban center.

Strategic and Detailed Planning. The county’s planning process began
in 1927, when the Maryland General Assembly established the Mary-
land-National Capital Park and Planning Commission as the planning,
zoning, and park acquisition body for Montgomery and neighboring
Prince George’s counties. Montgomery County adopted a home-rule
charter in 1948 instituting a county planning board as part of the Park
and Planning Commission, and in 1968 the charter was revised to es-
tablish a county executive and a county council that, unusually, was
given authority for planning. Today, the planning board prepares and ad-
ministers plans and ordinances; the county councll appoints most board
members and all hearing examiners and officially adopts plans and ordi-
nances; and the county executive appolnts some board members, pro-
grams facilities in the capital improvement program, prepares water,
sewer, and solid waste plans, reviews and comments on other plans, and
may veto planning board appointments and budget items, subject to

council overrides.
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In 1957 the Commisslon adopted the first master plan for-the entire
twcz-county area. The plan was revised in 1969 as the major-development
poliey document for the counties. Entitled “On Wedges and Corridors”
the Plan proposed to contain urban sprawl by focusing development
within Ewo major transportation corridors, the I-270 corridor and the
State Highway 29 corridor, and by preserving large areas of low-density
de'velopment and open space between them. Although revised and ‘de-
tailed since then, the major concepts in that plan remain the corner-
storlx‘a;s olf the county’s plahning efforts. . -

€ plan was augmented by “community” and “sector”

-a.nd adopted to apply more detaﬂed'landtzse guldanc: ::ol:l::l:lg:e :irf::
including plans for buslness districts and transit station areas, In recenE
years, the plan has been supplemented by issuance of annual growrh 1-
icy reports that assess conditions and recommend course corfecﬂ:r?s
Zoning and subdivision ordinances have expanded In-scope and detail tc;
.respond to a wide variety of concerns. A capital improvements program
is adopted annually to provide facilities in concert with development

Montgomery Gounty’s planning program is highly partleipatory, .so
a number of task forces and speclal worldng groups have reviewed’the
policies of the general plan over the years. In general, the groups have
continued to support the basic elements of the plan, re;.fﬁrmlng the con-
centration of development around existing settlements and the preser-
vation of farmland and open space in the northern part of the coEnty

Plan Implementation. The county implements the plan rhroﬁgh the
u_su_al regulatory and programmatle devices such as zoning, but four ini-
tiatives deserve spectal mentlon and discussion: (1).the us:e of adequate
public facilities measured as & core coneept for year-to-year maﬂage-
ment of development; (2) the agricultural land preservation program; (3)
the county’s.inclusionary housing program; and (4} its encouragemer'lt of
development around Metrorail stations. All are keys to effective growth
management that have attracted nationwide attention.

. An adequate facilities ordinance was adopted in 1973 to require a re-
viéw of facility capacities available to serve prospective development as
a condition of project approval. With this ordinance, the county's pro-
gramming of capital facility improvements (water, sewer, roads, transit
schools, police and fire protection, and health clinics) bt;.came ;1 li.fe-nr:
death matter for developers. A sewage moratorium in effect from 1970 to
197? introduced both publicand private interests to the intricacies of ra-
;ignmgtavailable gapao(.ilt.'ies. Subsequently, the planning board employed

mputer-assisted models t i i
o doraited 0 estimate traffic and fiscal impacts of pro-
Since. 1986, the county has prepared an annual “growth policy report”
that defines the available capacities of facilities for new housing and em-
ployment in 18 policy areas throughout the county, The test of adequacy
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is based primarily on the adequacy of roads, which are the most vulner-
able part of the infrastructure system at present (although in some cases
school capacities are also considered). The annual report identifies the
areas in which development can continue and those where development
must await Improvements or where transportation-demand measures
must be adopted. :

The measurement of “adequate” facilities, however, has been compli-
cated by the unpredictable delivery of improvements promised in the
capital improvements plan (CIP), affected by the usual annual politically
inspired decisions, by the difficulty of matching incremental demand in-
creases to the timing of major facility construction, by continuous
changes in consumer demands and expectations for facilities, and by re-
ductions in state and federal funding for capital facilities, The slump in
development from the late 1980s to mid-1990s meant that many pro-
jects were postponed indefinitely. )

" The planning board responded to these problems by introducing ever
more complex methods for projecting and calculating demands and for
meeting projected demands. The annual growth policy report incorpo-
rates the results of policy-area transportation studies, but each proposed
project is also subject to a local-area transportatlon review. With the
slowdown in public funding of facilities in the 1970s and 1980s, devel-
opers were forced to resort to higher levels of “contributlons”™ to counter
the lack of planned or available capacity, especially for roads. Another
tack encouraged by the county calls for developers to commit to traffic
reduction measures such as carpools, van pools, and transit subsidies.
About 100 trip-mitigation programs have been approved by the planning
board, which has created a full-time staff position for monitoring the re-
sults.

Over time, however, the county discovered that the adequate facility
requirements were prohibiting further development In the areas planned
for higher-density growth, especially around Metrorail stations. The level
of private improvements required by the system also was forcing devel-
opers to forego development of affordable housing. Accordingly, the
county revised adequate facility requirements in 1994 to permit contin-
ued development and affordable housing near the Metrorail.

Another important policy invelves preservation of agricultural land, a
major part of the planned “wedge” between and around the transporta-
tion corridors. In 1980, after several years of studies, the county couneil
adopted a “plan for preservation of agriculture and rural open space”
(see Figure 2.1} that established a 25-acre minimum lot size for the
northern one-third of the ecounty—91,000 acres—and proposed the use
of transferable development rights (TDRs) to partially compensate af-
fected property owners. Later, “receiving areas” were identified in the
master plan to which development rights could be transferred, resulting
in somewhat higher permitted densities,
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Figure 2.1

Montgomery County planfagland preservation arca. The wedges and corridors
that demarcate urbanlzed and agricultural arens in Montgomery County's Gen-
eral Plan are shown in thls map included In the most recent revision of the
plan. (From General Plan Refinement, Goals and Qbjectives, prepared by the
Montgomery County Plannlrig Department, 1993, p. 11.)
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This program was quite successful in lowering the political heat that
might be expected from up-county property owners (especially after a
judge, in upholding the program, noted that the county legally could
have downzoned without resorting to TDRs). The program did run into
considerable controversy in the neighborhoods selected to be “upzoned”
by receiving added development rights. Nevertheless, by 1993 the pro-
gram had set aside 30,000 acres for agriculture, protected from future
development. A 1988 report of the county councll’s Commission on the
Future strongly supported the continuation of the agricultural and open
space reserve, calling it Montgomery County’s “Central Park.” The 1993
report incorporating revisions to the general plan commented that “the
‘“Wedge' is as important today as it was 30 years ago. . . . It is very much
the green lung of Montgomery County.” (p. 7) ,

In 1973, faced with mounting housing prices, the county adopted an
inclusionary housing program requiring developers of 50 or more units
of housing to set aside 15 percent of the units for low- and moderate-in-
come housing, In return, developers could obtain an increase in permit-
ted density. Although builders and developers grumbled about the pro-
gram, the county amassed 9183 units of moderately priced housing
through the program. Recently the program was modified to provide a
sliding scale of density bonuses related to the percentage of total units
allocated to the program. In addition, the county has augmented pro-
duction of moderately priced housing through other county-sponsored
affordable housing programs. Its accessory housing zoning provisions,
for example, authorized creation of 800 in-home accessory apartments
since 1984. ;

Reflecting a central theme of the general plan that called for focusing
development along transportation corridors, Montgomery County has
pursued aggressively the development of higher densities around Metro-
rail stations. Of particular value in this effort was the creation of floating
zones that permit higher densities in some business areas subject to de-
sign review and contributions of amenities. The zoning provisions have
been applied particularly in rail/bus station areas to encourage transit-
friendly development and a high order of design and appearance. Figure
2.2 shows design parameters for buildings and spaces.

The zoning incentives helped to focus a substantlal amount of devel-
opment around stations in Friendship Heights, Bethesda, Silver Spring,
White Flint, and other business centers in the county, transforming
rather drab business areas into a series of major suburban employment
and shopping centers. In Bethesda, millions of square feet of office
space and hundreds of residential units were developed within three or
four blocks of the Metrorail station during the 1980s. Within that area,
zoning density options were subject to an overall development limit set
by the sector plan and by traffic capacity measures, with the conse-
quence that a “beauty contest” erupted to gain higher-density develop-
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Figure 2.2

Bethesda urban design. In preparation for a development competiton for a
translt-station area in Bethesda, the Montgomery County urban destgn staff
identified key design characteristics for proposed bulldings and spaces. The de-
slgn concept was followed in the finel development. (From Bethesda Metro I

Center Urban Design Study, prepared b {
) y the Maryland-Natl
and Planning Commisslon, 1980.) - eeionel Cpital Park

m.ent rights. Developers contributed a wide variety of public art, foun-
tains, landscaping, and other amenities to obtain project apprm:a]s in
the process gaining substantial density increases. (Developers, of cou;'se
prefqr the latter without the former; many county residents I,lave.clam-.
ored for the former without the latter.)

Consistency and Longevity. Over seven decades, Montgomery County
steadily evolved an approach to-growth management that has generally
prevailed over attempts to change lts direction and import. Richard Tus-

39
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tian, the county’s planning director during the 1970s and 1980s, attri-
butes this to four principal factors:

e The endowment of status as a chartered county, coupled with attitudes of
state courts that generously applied the “lairly debatable” rule, both of
which gave the county considerable latitude to develop its own planning
approach .

s The outlook and standards of early resldents, many of whom came to
Washington, D.C. as new dealers and who respected professionallsm in
government, and residents' high degree of affluence and edueatlon that al-
lowed them to meet their high standards co

+ The early personalities who entered county government, who had the vi-
slon and polltlcal savvy to ‘establish the bi-county planning commission
and warter and sewer agency. “

e The long-term strength of the Washington, D.C. metropolitan economy
that has provided a fairly pn;edlctable stream of public and private Invest-
ment capital to support community development

The confluence of these factors has tended to shelter the planning
function from extremes of political and economic cycles, allowing 1t to
evolve incrementally over time. Indeed, it might be said that the county’s
growth managemernt system is continuing to build on the fundamental
coneepts laid down by the general plan 25 years ago. For many years, the
planning board has been refining and improving both the high-level pol-
icy area and the nuts-and-bolts technical end of the system.

The county represents a populous, rapidly growing jurlsdiction that
has tried most of the bells and whistles that planners have contrived
to expand ordinary planning and zoning into full-fledged growth man-
agement. In general, the county has attempted to keep pace with devel-
opment rather than limit it, although its attempts have fallen short from
time to time.

These innovations in planning, zoning, and implementation programs
have not escaped controversy. Neighborhood groups, community coali-
tions, and even political parties were formed to resist or boost almost
every new approach to development management. Particular issues in
recent years focused on traffic congestion, school overcrowding, open
space preservation, and rapid changes in the Silver Spring, Bethesda,
and Rockville business districts. A vocal movement in 1986 to establish
limits on development resulted in a council vote to cap growth, subse-
quently vetoed by the county executive. The next county election re-
volved around the growth issue, and a major business redevelopment
plan for Silver Spring was subject to a referendum. Although the pro-de-
velopment candidate won and the referendum lost, citizens’ groups con-
tinue to apply pressures to reduce the pace of development.
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These.pressures have been tempered in the mid-1990s by a new ap-
preciation of the value of economic development; however, the planning
process appears to -be spinning its-wheels. Robert Marriott, the county’s
planning director from 1991 to 1995, believes that the complex structure
of development decislon making in the county virtually prohibits revi-
slons to the basic approach. Under present conditions, he says, citizens
fearful of runaway development will allow only tinkering with the plan-
ning and regulatory process. .

Montgomery County’s role in the broader regional development scene
Is also problematic. It is widely believed by Washington real estate
watchers that the county's rigorous.development reviews, restrictlve
agricultural zoning, and developer exactions have driven small develop-
ers, in partioular, to other less demanding jurisdictions and, by limiting
supplies of developable land, have escalated land and housing prices.
Certainly Frederick and Howard counties, on Montgomery County’s
northern border, are undergoing real estate booms. Richard Tustian
counters this argument by observing that the county has been simply
“dolng its growth management job.” (It is not the county’s fault; in other
words, if developers elect to move thelr activities to jurisdictions with
lower standards.)

A 1988 assessment of the general plan placed the blame for housing
price increases on an unexpected spurt of economic growth in the 1980s
that unbalanced the jobs-to-housing ratio. The resulting housing short-
age, said the report, will be rectified by the market as long as there re-
mains plenty of developable land for new housing. However, housing
prices in the 1990s continue to be substantially higher than those in bor-
dering counties. As an expanding economic center viewed as a highly de-
sirable residential area, however, the county's housing prices are likely
to remain high.

Like many other growing areas, the county has had its share of traffic
woes; which are the leading cause of citizen outcries to dampen devel-
opment and are responsible for moratoriums on development prompted
by adequate facilities requirements in several parts of the county. Part of
the biame for traffio congestion can be laid to 2 multiyear decline in road
construction during the housing recession in the mid-to-late 1970s. The
subsequent housing boom and accompanying rapid increase in commer-
cial space could not be matched by increases in road capacity. At the
same time, as in most metropolitan areas, home-to-work travel patterns
were focusing more on intracounty travel and the number of cars per
family was increasing. -

The county responded to rising needs for road capacity with heroic
measures, including encouragement of “road clubs” of developers to help
fund improvements, adoption of impact fees in hard-hit areas, heavy em-
phasis on encouraging alternative transportation means, and, in some in-
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stances, the county's assumption of responsibility for funding state road
construction. In the late 1980s, the state undertook major improve-
ments to I-270 and several other critical highway arterles.

Still, traffic congestion continues to be a problem, requiring post-
ponements of development in a dozen areas of the county. The recent
downturn in deveiopment sharply cut developer initiatives to improve
roadways. In addition, citizen demands for. traffic improvements are
matched by citizen resistance to road improvements in their neighbor-
hoods. : ) .

A more basle issue is the extent to which the county planning board
has been absorbed by its computer models, threshold standards, and
number-counting to the exclusion of longer-range strategic development
concerns. One planning consultant and citizen activist, Goldie Rivkin,
commented that the planning board-“had lost sight of long-term direc-
tions and goals.” She observed that the general plan is over 25 years old
and has been updated “by the grinding of models and nurmbers” without
rethinking basic premises. :

Robert Marriott points out that many of the county's planning woes
are products of+regional development forces beyond control of the
county. Traffic problems, for example, are due more to through traffic
pouring in from the growing counties to the north than to local travel. In
that circumstance, he says, putting the brakes on development in one
area of the county to meet adequate facllities standards is the equivalent
of "shooting yourself in the foot.” Only a more ratlonal, workable re-
gional planning process, highly unlikely in the Washington, D.C. area,
would begin to overcome this problem.

Conelusions. In short, Montgomery County's growth management pro-
gram emphasizes an approach that is comprehensive both vertically and
horizontally. The program's long-term emphasis on ensuring develop-
ment quality, focusing development along transportation corridors while
preserving agricultural and open space lands, and requiring adequate fa-
cilities may be viewed as imposing extraordinary restrictions on the op-
eration of the real estate market; but the program is strongly supported
by county residents. Although the county may be faulted for failing to
keep up with some aspects of growth (e.g., traffic and affordable hous-
ing), the program's policies and implementation practices have at-
tempted to address future development needs in a highly professional
and technically sophisticated manner, stressing the publlc interest but
sensitive to meeting development demands. Many of the county’s cur-
rent problems with its planning structure flow from the lack of a strong
regional framework that could deal with the effects of growth external to
the county.
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Growth Management Approaches and Techniques

The way Montgomery County has blended a variety of growth manage-
ment provides a real-world introduction to the array of techniques avail-
able to many communities. The adoption of specifio techniques, of
course, depends on individual state legislative and judicial‘bonstréint's;-on
development regulation, as well as local attitudes and ‘objectives. The
most commonly used technlques are briefly identified and described
below as.an Introductlon to more complete desoriptions of their charac-
teristics and "appllcations provided in subsequént chapters. The tech-
niques build on the basle planning techniques of comprehensive plan-
ning, zoning, subdivisioq fegula_th':ns, and cdpital impr’bvemer.it
programs. ' o "

Thousands of communities have adopted some aspect of growth man-
agement; innovation and expgdﬁi’entﬁtlbn with new techniﬁués'ls wide-
spread. Some researchers have défined as many as 57 separate tech-
niques that may ‘be used in growth management programs, including
speglal‘i;ypes of regulations, programs, tax policies, administrative ap-
proaqhes, review procedures, and more. Other experts have clustered
technlques in a few categorles. Some classificatlons have been based on
the aspects of growth that are intended to be controlled, such as controls
over population, types of development, and infrastructure. Other classi-
fications have focused on the location of development, related infra-
structure provision, and mitigating impacts of development.

This listing of growth management techniques reflects the primary
eoncerns of each of the subsequent chapters, from Ghépter 3 through
Chapter 8. These chapters focus on the major goals or purposes of
growth management,

. ‘I‘echinlques for managing the location and character of community ex-
pansion

» Technlques to preserve natural resources and environmental qualities
and features

* Techniques to ensure effictent provislon of community infrastructure

* Technlques to malntain or oreate a desirable quality of communlty life
* Techniques to improve economic opportunitles and soclal equity

* Techniques for reglonal and state guidance of community development

The brief descriptions here are amplified substantially in the following
chapters. However, because the science and art of growth management
has blossomed so recently and is evolving rapidly even now, many
growth management techniques do mot fit neatly into categories and
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classes. The techniques are listed in the category that appears most ger-
mane to the issues addressed by this book, and their possible alternative
uses are noted.

Techniques for Managing Location and Character of
Community Expansion: “Where to Grow”

The location and character of development is managed first and fore-
most by comprehensive plans, zoning, and subdivision regulations that
specify where, how much, and what kind of development can take place.
However, these traditional techniques can be supplemented by others
that apply firmer policies about community expansion.

Urban Growth Bbundaries. Urban growth boundaries restrict urban
growth to a specific area around a community and prevent the spread of
development into the surrounding countryside. Similar in concept to
urban service limits and designated growth areas, boundaries typically
incorporate enough land for about 20 years of projected development,
adjusted periodically in response to development trends. Boundaries are
lntended to promote more efflcient use and extension of infrastructure
systems, encourage more compact development, and preserve open
space "and natural resources in rural areas. For all these purposes, the es-
tablishment of offtcial boundaries to urban growth posts a reminder to
public offictals that urban growth should happen in some areas and not
others. That objective can be achieved through zoning based on a plan,
of course, but boundaries appear more long-lasting than zoning, which
can be changed relatively easily.

Development Policy Areas. A variation on urban growth boundaries, de-
velopment policy areas permit more options for steering development.
The “standard” version delineates an urban area of established nejgh-
borhoods and centers, urbanizing areas where most new development
will take place, and an urban reserve area where open space is preserved
until some future date, Planning and zoning provisions are based on
these broad policy delineations.

Promotion of Infill and Redevelopment One way to curb urban sprawl
is to direct more development toward existlng developed areas, where
vacant or underused sites can be redeveloped. Declining nelghborhoods
and commercial and industrial areas may be revitalized through pro-
grams that provide finaneial and other Incentives to stimulate new de-
velopment in those areas. Incentives may involve subsidized land costs,
tax exemptions or reductions, infrastructure improvements, assistance
from business development groups, and the leadership of community de-
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velopment organizations. Clties and suburbs can take advantage of fed-
eral and state programs to improve housing and stimulate economic de-
velopment.

Extra-Jurisdictional Controls. Development that.cccurs outside a city
or town limlt. may not be gulded by adequate development controls or
coordinated with existing development within the city or town. For those
reasons, municipalities frequently attempt to control developlng areas
outside their jurisdiction through annexatton policles, “extra-territorial”
development controls, or interjurisdictional agreements. Annexation of
newly developing areas can be relatively. easy or difficult, depending on
state laws regarding annexation. Some states instead allow municipali-
ties to-control planning and/or zoning for a' certain distance outstde their
boundaries, although this control may be edvisory rather than regulatory
in nature. Lacking either of these possibilities, municipalities can for-
mulate agreements with adjoining muniolpalities, townships, or countles
about the amount and character of growth that should oceur outside the
municipality—for example, requiring that municlpa] -standards be 'ob-
served in such development.

Limits on Growth. Following the lead of early growth management pro-
grams, some communities continue to manage urban development by
limiting the amount of growth'that can take place. Typically, an ordi-
nance limits the number of bullding permits issued each year, although
some communities limit development through a sohedule of Infrastruc-
ture improvements. The most -extreme version of growth limits s the
moratorium, which halts all or most development to allow time for a pol-
icy or service crisis to be resolved.

Techniques to Protect Natural Resources and Environmental
Qualities and Features: “Where Not to Grow”

In addition to programs and regulations to steer growth in certain direc-
tions, many technlques have evolved to prevent development on lands
deemed important for natural resource or environmental purposes. The
federal government and many states require protection of water quality,
wetlands, floodplains, and habitats of endangered or threatened species.
At the local level, however, a great variety of techniques is in use today,
chiefly focused on the approaches listed below.

Land Acquisition. When open land ts to be protected from develop-
ment, acquisition is the most certain epproach. Land may be acquired
either totally (in fee) or by purchase of development rights or easements,
Acquisltion can be accomplished by local governments, reglonal or state
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agencies, land trusts, conservancies, and other nongovernmental organi-
zations. Land may be donated or paid for through taxes, fees, grants, or
incentives. Land or development rights so acquired can be used to con-
serve open 5pace, protect environmentally sensitive lands such as wet-
lands and wildlife habitat, preserve agricultural or forested lands, and
protect significant natural features important to the community such as
ridgelines and dunes.

Conservation Planning/Zoning. Comprehensive plans and zoning maps
are used to identlfy conservation areas in which communitles propose to
limit development, Conservation areas may Include stream  valleys,
floodplains, ridges and hillsides, known wetlands and wlldlife habitats,
and other natural features. In many cases, such conservation goals are
implemenged through subdivision regulations that require developers to
set aside identifled conservation areas, sometimes in return for the abil-
ity to transfer development rights from those areas to adjoining or even
remote developable areas, In other cases, zoning in conservation areas
requires large lot sizes (e.g., S to 10 acres) that will presumably conserve
substantial amounts of the resource, Such regulations, however, run the
risk of triggering claims that they take property without compensation.

Water QualitwErosion Control Regulations. Ordinances or subdivision
provisions can require low-density development or nc development on
steep slopes, erosion control measures during and after construction,
and preservation of stream valleys to reduce erosion that can degrade
water quality. Particularly in areas that depend on groundwater for
potable water supply, communities can protect groundwater quality
from inappropriate development above the aquifer and around well-
heads. In most cases, the amount of development is limited and/or types
of development that might pollute the aquifer (such as some industries)
are prohibited. '

Delineation of Critical Areas. Through the federal coastal zone man-
agement program, many states have established the practice of desig-
nating critical areas in which special attention is paid to environmental
preservation. efforts. Some cities and counties also use this method of
defining important areas for detailed planning and special management
conslderations. Most commonly, sensitlve coastal environments are des-
ignated as critical areas in which development shouid be permitted only
under special cireumstances.

Mitigation of Development Impacts. Protection is not necessarily an all-
or-nothing approach. Many regulations allow some development in nat-
ural resource or environmentally sensitive areas if the threatened re-
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source can be largely preserved. Requirements to cluster development
in and around rural-settlements, for-example, reduce the amount of land
taken from agricultural use and Intrusions in farming activities. Set-
asides or reservations to retaln -significant natural features or ‘highly
valuable sensitive lands within development sites can allow some devel-
opment. It is also possible to define in advance of potential development
conservatlon areas that should be preserved. Use of mitigation banks to
permit off-site' replacement of environmentally sensitive lands under
highly controlled circumstances is a growing practice.

IAgricuImral Land Protection. A variety of techniques are used to pro-
tect agricultural land from conversion to urban uses. Agricultural dis-
tricts can be formed by farmers who wish to continue farming. The
districts prevent sale of land for other purposes and retain tax assess-
ments at levels suitable-for agriculture. Right-to-farm laws protect farm-
ers from nuisance suits and other problems raised by suburban residents
living near farms who complain about nolse, odors, and other accompa-
niments of agricultural activities. Agricultural soning retains agriculture
and associated uses as the primary permitted uses. :

Watershed Planning and Management. River basin planning end man-
agement activities take place in many areas. Public agencies charged
with watershed management attempt to guide land use to protect water
quality, reduce flooding damage, and support water-related economic
and recreational activities. The agencies accomplish these ends primar-
ily through planning and educational efforts..

Environmental Threshold Standards. Some communities have estab-
lished “threshold” standards for environmental qualities that determine
when and where development may take place. Such standards are simi-
lar to a “carrying capacity” approach, in which the capabllities of the
land, air, and water to absorb urban development are critical determi-
nants of planned growth. Reasonable standards are established on a
communitywide basis for air and water quality, energy consumption,
preservation of important natural features, and other aspects of the en-
vironment. Proposed developments are not permitted to impact envi-
ronmental qualities beyond the threshold standards.

Techniques for Efficient Provision

of Community Infrastructure

Qne of the keys to growth management is managing the provision of pub-
lic facilittes and services that support community developrent. Com-
prehensive plans and zoning ordinances lay out a framework of develop-
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ment that presumably is responsive to the availability and efficiency of
expanding infrastructure systems, Including streets, water and sewer
lines, schools, libraries, parks, and other common facilittes. Subdivision
regulations require developers to provide most or all of the facilities
needed to support their projects. Capital improvement programs estab-
lish a schedule and funding basis for extending 'and improving facility
systems. If well linked, coordinated, and constantly updated, these ways
of managing infrastructure can be effective. Yet many communities find
that they must rely on other means to ensure that infrastructure devel-
opment corresponds to other aspects of community development, espe-
clally in meeting funding requirements. Many communities use some or
all of the following techniques for these purposes.

Functional Plans. Many comprehensive plans incorporate or are sup-
plemented by functional plans for the various community infrastructure
systems. The plans spell out in detail the community’s current inventory
and standards for schools, roads, parks, and other facilities; project fu-
ture needs for expanding and improving them; and Indicate priorities of
location and timing for their provision. In many cases, these plans are
key guides to the location and sequencing of future community develop-

ment.

Adequate Public Facility Requirements. These regulations require that
public facilities are adequate to support proposed projects before build-
ing or subdivision permits are issued. First suggested as early as 1955,
adequate facilities provisions are emerging as one of the most common
forms of growth management. The provisions require that project devel-
opers show evidence that streets, schools, sewer and water lines, and
other facilities in or near the project have capacity to serve the amount
of development proposed. If not, development cannot proceed unless the
developer is willing to build or fund capaeity additions. The community's
schedule of capital improvements thus governs the rate of development
that can take place.

Exactions, Impact Fees, and Special Districts. In the past decade or
two, many communities have taken steps to obtaln more funding of in-
frastructure related to new development from developers and facility
users rather than from the general publle. They have increased the kinds
and amounts of facilities to be contributed by developers as a condition
of development. These “exactions” have been broadened from just basic
on-site facilities to a larger array of on-site and off-site facilities related
to the project. Many communities also lmpose impact and other fees and
charges to provide funding for facilities and services. In addition, the use
of special taxing districts has been expanded as a means of flnancing
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public facilities in developing areas. All of these funding methods.tend to
shift infrastructure costs from the communlty at large to-specific benefi-
olaries of improvements. -

Transportation Demand Management and Congestion Management
Programs. Many communities have adopted techniques to improve alr
quality- and. reduce traffic on local streets and highways by reducing
travel demands from new development. Typically these programs elther
mandate or provide incentives for using alternatives to single-person au-
tomobile travel, including high-occupanoy vehicle lanes on major high-
ways$, carpool programs, finanoial subsidies for bus and rail fares, reduc-
tions in parking capacities, staggered peak hours, and so on. Such
programs-often require private involvement to reach public objectives,

Project Point or Rating Systems. Some communities have adopted pro-
Ject review systems to rate the acceptability of projects according to a
list of criteria and standards. Projects that “earn™ a certain threshold of
points.are approved. Point systems usiially Incorporate availabllity of ad-
equate facilities and service$ as a major component; they may-also in-
clude other factors such as neighborhood compatibility, environmental
impacts, and loeational criteria. Although such systems are essentially
an'evaluation procedure, they act as significant guides to the character
and location of developrment.

Techniques to Maintain or Create a Desirable Quality
of Community Life

Ultimately, all growth management techniques are employed to assure
that communities can offer a desirable quality of life for their residents
and workers. A number of techniques, however, are oriented most di-
rectly to maintaining existing qualities of development or guiding the
quality of new development, 2s compared to the quantity or location of
development.

Design Reviews. Local governments can establish special guidelines-and -
procedures to review the design of proposed projects and buildings in
parts of the community where specifie qualities of design-are particularly
desirable. Design review criteria and procedures are established to pro-
vide more detailed guidance of design decislons than can be written into
prescriptive. regulations such as zoning. Deslgn review procedures are
frequently applied in downtown areas and historic districts, but also may
be employed for complex mixed-use projects, industrial and commercial
projects, or unusual housing developments such as clustered housing.
Design reviews may be especially useful in guiding development in infill
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and redevelopment areas where compatibility with surrounding devel-
opment is important, and in siting development within or adjoining en-
vironmentally sensitive lands. oo

Flexible Planning and Design. Many communities have adopted special
regulations that permit more flexible treatment of site and building de-
velopment than allowed by the rigldities of conventional zoning and sub-
division regulations. The most common form of flexible planning is
planned unit development (PUD), which offers options to developers for
determining uses, densities, building placement, and other planning and
design factors applied to their sites. PUD provisions establish overall pa-
rameters for development, such as average densities and open space re-
quirements, but allow variable treatment of these factors within a given
site. PUDs almost always require special review procedures (including
design reviews) to approve these variations from normal requirements.
In addition, goning overlay districts can be adopted to provide for spe-
cial treatment of certain areas such as historic districts, transit station
areas, and downtown areas. Usually such districts add requlrements for
development but may also allow greater flexibility in meeting certain
standards.

Incentive and Performance Zoning. Traditional zoning provides little
flexibility to mix uses, employ innovative design techniques, or secure
tiseful public amenittes. Incentive zoning encourages developers to meet
specified public objectives in development by offering advantages in the
form of density bonuses, more flexible design treatment, and more ex-
peditious processing of approvals. Performance-based zoning employs
standards and criteria—rather than preseribed lists of uses and require-
ments—that allow more cholees among potentlal land uses and design
treatments. Standards and criteria set limits to the impacts of land uses
to assure compatibility among adjacent uses and encourage development
in preferred locations. .

Historic and Architectural Preservation. Preservation of historic and
architecturally significant buildings and districts ean retain a commu-
nity’s unique heritage while offering opportunities for reuse and revital-
ization of older urban areas. Many communities have adopted legislation
to encourage preservation of landmark buildings and significant districts,
usually by requiring detailed reviews of building proposals and some-
times by offering Incentives for preservation. Like Infill and redevelop-
ment policies, preservation measures help to retain the livability of ex-
isting urban areas and to reduce pressures for new development In fringe
areas.
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Neighborhood Conservation and: Revitalization of Declining Areas.
Using a variety of protective devices (i.e., restrictive zoning, traffic-calm-
ing) and specific actions (i.e., rehabllitation programs, infrastructure im-
provements), many communities attempt to maintain desirable nelgh-
borhoods. Communities also may undertake-efforts to revitallze areas of
special importance to the. community. Downtowns, -arts. districts, and
oldér strip commerclal centers are examples of especially significant
areas often targeted for.public support of development and redevelop-
ment actions. These efforts, which require special planning, careful de-
sign, and realistlc implementation programs, can provide critleal support
f;}fr market forces in maintaining.and improving community quality of
e.

Landscape Ordinances. - Various types of ordinances. and provisions
have been adopted by local.governments that establish standards for
landscaping in. new.developments. Some provide for verdant scenery
along ma|or streets and at important.com munity entrances, Oi:h_er pro-
visions are directed to mitlgating impacts of development on adjoining
development; usually these. take the form of landscaped buifers or
planted areas in surface parking lots.

Tree or Plant Conservation Requirements. Some communities adopted
provisions in subdivision regulations to conserve existing trees or plants
in proposed developments. The provisions specify the amount, size,
and/or types of vegetation to be preserved, or require restoration of a
percentage of formerly vegetated areas,

Techniques to Improve Economic
Opportunities and Social Equity

All communities should be concerned with widening econtomic and so-
oial opportunities; elther within the community or as part of a wider
regional economy and society. Viewed as part of an overall strategy of
managing community development, programs to enhance socinl and
economic opportunities can help to strengthen existing neighborhoods
and businesses and to reduce needs for spreading new development far-
ther into the eountryside.

Eeonomic Development Incentives. Economie development incentlves
can include marketing programs to attract new jobs, various types of
subsidies and tax relief policies to encourage buslness activities, and ac-
tions to revitalize declining business areas. Federally sponsored enter-
prise zones and empowerment areas incorporate these ideas. Most com-
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munities maintain such programs but few coordinate them with other
aspeots of their growth management program, such as-infrastructure im-
provements. :

Economic Opportunity Programs. CGommunity-backed employment
and vocational training and assistance programs and affirmative action
programs provide ways for local residents to take advantage of employ-
ment opportunities offered both within and outside the community.

Affordable Housing Programs. Many communities have adopted incen-
tives or requirements to encourage development of affordable housing,
especially in areas where rising housing prices are excluding some ele-
ments of the population. Affordable housing programs can offer public
subsidies for land and development costs or provide low-cost finaneing
and other incentives to encourage development of affordable housing.
Regulations can provide incentives.such as density allowances to stimu-
late production of lower-cost housing. Affordable -housing also can be
mandated by inclusionary or linkage requirements. Inclusionary hous-
ing programs require developers to incorporate affordable housing in
their developments, usually in return for densities. Linkage require-
ments usually pertain to developers of commercial space, who are re-
quired to contribute to affordable housing funds or build housing as a
condition of development approval,

Techniques for Regional and State Guidance
of Community Development

Many regional and state agencies guide community development, in-
cluding planning for transportation systems, directing economic devel-
opment activities, providing standards for schools and water and sewer
systems, and other activities. State and regional growth management
programs are described in some detail in Chapter 8. They influence the
patterns and character of community growth most directly, however, by
use of the following two types of mechanisms.

Coordination of Local Planning. Most regional planning agencies and
some state planning agencies engage in coordinatton of local govern-
ments’ plans. Sometimes this is accomplished through preparation of re-
gional plans that provide guidance for local planning, especially regard-
ing development issues that transcend purely local concerns. In
addition, some states require local governments to prepare and adopt
plans consistent with state goals established by state law.
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Reviews of Developments of Regional Impact. Some regional and state
agencies have been given powers to review large-scale project proposals
that might affect several local jurisdictions. The agencies usually are
concerned with reducing the potential negative effects of such projects
on surrounding areas.

Conclusion

Clearly, communities may employ a great variety of techniques in prac-
ticing growth management. The subsequent chapters illustrate in detail
how these techniques have been and are being applied in specific cir-
cumstances. In addition, the final chapter describes how the techniques
can be mixed and matched to structure a balanced program that meets
community objectives. The use of visloning approaches, collaborative
planning, and benchmarking help communities reach that balance.

Growth management has come of age. The concept is now seen as a
fundamental means of organizing community efforts to anticipate future
development and provide ways to guide that development toward goals
that meet communitywide objectives. As the following chapters male
clear, the practice of growth management can be complicated, both po-
litleally and technieally. Techniques and approaches must be carefully
tailored to speclfic community needs and attitudes, and constantly
adapted to changing circumstances. The evolutlon of the growth man-
agement approaches and techniques deseribed in this chapter will con-
tinue to open up new possibilities for managing community develop-
ment.



