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The creation of the Green Spring and Worthington Valley 
Planning Council, Inc. had its origins in the realization that the 
vanguard of widespread development had already penetrated The 
Valleys. The main force was not far distant, irrevocable despoila-
tion was imminent, and current public powers offered little pro
tection. Bulldozers, trucks of concrete and asphalt, ranchers and 
split levels, gas stations, diners, bill boards, all awaited, poised 
outside The Valleys, brought to propinquity by Expressways and 
Beltways. 

The pressure of urbanization in The Valleys is perhaps more 
intensive than in any other area of the Baltimore Region. The 
Valleys are encroached on three sides by recent growth; highway 
construction has created great development potential; recent studies 
of sewerage and drainage indicate no permanent barriers to high 
density development. If uncontrolled, this growth will surely wipe 
out the historic character and amenity of the area. Only the present 
pattern of responsible ownership and the concern of the County 
government delays calamity. 

Good public policy would appear to coincide in this case with 
enlightened owner self-interest. Both recognize the need for retain
ing the natural beauty of The Valleys for private and public good. 
The objective of both is not to oppose inevitable change but rather 
to prevent the rape of the countryside which unplanned, disorderly 
development will surely entail. This objective is not based on 
aesthetics or sentiment. Preliminary analysis clearly shows that 
early speculative development can have a devastating effect upon 
the realization of the full potential of the area. A few may make 
great profits at the expense of many. Public policy and the inter
ests of residents and landowners alike coincide in the objective of 
ensuring both optimum development and equitable distribution 
of benefits. 

THE NATURE OF THE PROBLEM 

The nature of the planning problem is: (1) to determine the 
optimum development of The Valleys, consistent with a high level 
of natural amenity and good public policy; (2) to devise a process 
by which this optimum may be achieved and sustained; and (3) to 
insure that the total long range benefits of development are 
equitably distributed. 

APPROACH TO THE PROBLEM 

The philosophic approach to this problem is based upon two 
assumptions. The first is that there exists an essential landscape 
quality which must be recognised and understood as a guide to 
the form and location of future growth. The second assumption 
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conceives planning as a process of posing alternatives, weighing 
them against each other and against a basic value system shared 
by the community. Choice must be made in light of an understand
ing of the costs and benefits of consequences. It is the responsi
bility of the professional planner to pose these alternatives and 
their consequences. 

The first involves an analysis of the landscape and constituent 
natural processes from which are derived implications as to prefer
able locations for, and the nature of, development. The second 
assumption requires the projection of the present pattern of growth 
into the future, in sufficient detail to permit both citizens and 
government to compare the consequence of uncontrolled growth 
with the alternative suggested. By this process of alternative 
comparison, the optimum development consistent with the goals 
and objectives of the community can be selected for action. 

The major steps used in carrying out this approach included 
analysis of the existing situation, forecast of probable growth, 
development of goal and form alternatives, physiographic analysis 
and determinism, development of a detailed optimum land use 
pattern, testing for consequences and feasibility, the elaboration of 
possible private and governmental controls, and the development 
of an implementation process. 

THE CLIENT AND THE PUBLIC INTEREST 

Implicit in the previous outline has been the recognition of the 
community of interest shared by the current in habitants and land 
owners of The Valleys, and their government. With the encour
agement of the County Administration, most particularly its office 
of Planning and Zoning, responsible citizens formed the Green 
Spring and Worthington Valley Planning Council, Inc. in 1962. 
The Council is a voluntary, non-profit citizen group. It has 
assumed a responsibility for preparing a plan to ensure preserva
tion of the highest level of amenity with optimum development. 
It has as members a substantial and representative number of the 
residents and owners of property in The Valleys. 

THE VALLEYS DEFINED 

The Valleys have the advantage of being defined by natural plan
ning boundaries. The area of study extends from the Beltway to 
the northern slope of the Western Run, from Reisterstown Road 
and the Western Maryland Railroad to the Baltimore-Harrisburg 
Expressway. Its 70 square miles and almost 45,000 acres, contain 
great sweeping valleys, wooded ridges and plateaus, an intricate 
pattern of streams, farms, rural roads, and copses of trees. It is a 
beautiful inheritance, a serious responsibility, an area threatened, 
a challenge and opportunity. 



The American dream has been substantially achieved. Banishment 
of hunger, control of disease, increased freedom, widened oppor
tunity, accumulation and distribution of wealth, are testimonies to 
the American way and its success. Yet the dream of life, liberty 
and the pursuit of happiness does not yet have a physical expres
sion, unless perhaps a nightmare. 

Eighteenth century Boston and the New England villages, 
Charleston, Williamsburg, Savannah and Annapolis, were admir
able physical environments, embellishments to the civilizations 
which created them, among the finer products of their times. We 
have not found the equivalent expression for our own time, the 
physical expression for the American dream in mid-twentieth cen
tury. Today, careless building in city and suburb destroys natural 
beauty. Too often, tawdriness, discontinuity, disorder and even 
anarchy are the result. Nature is destroyed, the image of man in 
the artifice of city and suburb is tragically distant from the dream. 
The image of happiness eludes. 

To recriminate is pointless, to observe the preconditions for suc
cess is urgent and vital. The urban expansion which menaces the 
Green Spring and Worthington Valleys today is typical of a national 
problem. The normal expectation for this and other areas is that 
growth will be uncontrolled, sporadic, representing short term 
values, little taste or skill. Slowly nature will recede to be replaced 
by growing islands of development. These will in time coalesce 
into a mass of low grade urban tissue, having eliminated all natural 
beauty, diminished rare excellences, both historic and modern. The 
opportunity for realizing the American dream will recede again to 
a more distant area and a future generation. For this is the char

acteristic pattern whereby those who escape to the country are 
encased with thir disillusions in the enveloping suburb. 

The evidence of this process is only too visible; the area abounds 
in examples; the process has an air of inevitability. Yet for the 
United States at large, for each metropolitan area in particular, for 
each specific landscape of great natural beauty and meaning, there 
is an urgent need to question this inevitability. Cannot we create, 
from a beautiful natural landscape, an environment inhabited by 
man in which natural beauty is retained, man housed in com
munity? 

We must in faith believe this to be possible. The Green Spring and 
Worthington Valleys represent a truly unique opportunity to 
demonstrate the conjunction of private concern and action through 
civic and governmental process. Here is a small community, rich 
in intelligence, which has historically provided leadership. The 
problem is simplified by a single level of government, and a har
mony of private and public objectives. The process has begun 
most favorably with the creation of the Planning Council itself, 
the preparation of a Plan and planning process. As will be seen, 
the problem can be solved, the prospective population can be ac
commodated without despoilation of the natural beauty and may 
indeed enhance it. 

The United States awaits a large-scale demonstration of a beautiful 
landscape developed with wisdom, skill and taste, the evolution of 
a process which can produce a noble and ennobling physical en
vironment, a step towards the American dream. No more propitious 
circumstances could exist than those in the Green Spring and 
Worthington Valleys today. The challenge is here and now. 
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The Proposition 

In the broadest terms both problem and solution are simple. As it 
is important to present the study in a succinct, consecutive form, 
the simplest method of exposition has been used. The problem and 
solution are presented as a proposition. 

The Area is Beautiful and Vulnerable; 

Development is Inevitable and must be accommodated; 

Uncontrolled Growth is Inevitably Destructive; 

Development must Conform to Regional Goals; 

Observance of Conservation Principles Can Avert Destruction 
and Ensure Enhancement; 

The Area can Absorb all Prospective Growth without De
spoliation; 

Planned growth is more Desirable and as Profitable as Uncon
trolled Growth; 

Public and Private Powers Can be Joined in 
Partnership in a Process to Realize the Plan. 

Uncontrolled Development 

The Area is Beautiful and Vulnerable 

Wherein lies its beauty, why is it vulnerable? What is the essential 
genius of this landscape. It is seen that, while there are many other 
areas of intimate beauty, the genius of the landscape resides in the 
great valleys, Green Spring, Caves, and Worthington, and the 
wooded slopes which confine them. If the beauty and character 
of the landscape is to be sustained then these great sweeping 
valleys, and the pastoral scene they contain, must be preserved 
unchanged. 
These broad valleys are twice vulnerable. No landscape can be so 
quickly destroyed by small intrusions of development as can the 
broad valley in pasture. No sites are more attractive to the devel
opers who can ruin them. Their character is as dependent upon 
their wooded walls as upon the valley floor. Should the woods be 
felled and replaced by development the beauty and serenity of the 
scene will vanish. Only the absence of sewers in the valley has 
protected them from development and despoilation. 

Development is Inevitable and must be Accommodated 

Today the area is undeveloped but high and rising land values are 
testimony to the imminence of development. Its advantages of 
amenity, the availability of developable land and accessibility make 
inevitable a growing share of Regional growth. The succeeding 
thirty years will see the population rise from 17,000 to 110,000, 
it may in fact rise as high as 150,000. This growth cannot be 
halted or diverted; it must be accommodated as an obligation of 
the area to the Region. 
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Uncontrolled Growth is Inevitably Destructive 

Should no new powers be created, growth of the magnitude de
scribed will assume the same form in the area as it does elsewhere. 
Without new planning powers there is no reason to believe that it 
will change its nature as it crosses Beltway and Expressway. 
Uncontrolled growth, occurring sporadically, spreading without 
discrimination, will slowly but surely obliterate the valleys, inexor
ably cover the landscape with its smear, irrevocably destroy all that 
is beautiful and memorable. No matter how well designed each 
individual subdivision may be, no matter if small parks are inter
fused with housing, the great landscape will be expunged and re
main only as a receding memory. 

Development Must Conform to Regional Goals 

Regional growth to be accommodated by the study area is likely 
to be between 110,000 and 150,000 by the year 2000. Regional 
and County Planning agencies, deploring uncontrolled growth, 
have recommended four major concentrations bordering the study 
area at Pikesville, Reisterstown, Towson, and Hereford. 

In this Plan the study area, which falls between these Metrotowns, 
is proposed as regional open space with generally low density de
velopment from which regional industry and commerce are ex
cluded. The Plan for The Valleys conforms to this objective, is 
designed to accomodate the appropriate share of Regional growth, 
in generally low density development, but recommends minor 
nucleations in the interest of satisfying the regional open space role. 
The Plan thus conforms to Regional goals. 

Observance of Conservation Principles Can Avert 
Destruction and Ensure Enhancement 

If indeed uncontrolled growth inevitably destroys, what principles 
can preserve natural beauty and determine the appropriate loca
tions and character of development? In order to answer this ques
tion an analysis was made of natural processes, geology, ground 
and surface water, flood plains, soil types, topography, and vegeta
tive cover. This physiographic analysis provided conservation prin
ciples for development. These confirmed the original presumption 
that development should be prohibited on valley floors and severely 
restricted upon their walls. They indicated that development 
should be concentrated upon the Plateau, the high ground between 
the major valleys, the Harrisburg Expressway and Gwynns Falls. 
Analysis of the Plateau reveals that, as a result of its rolling con
formation, wooded character and steep minor valleys, it is par
ticularly well suited to absorbing development without despoliation. 
Furthermore, these same characteristics offer the opportunity for 
locating development in a hierarchy of communities, a country 
town, villages and hamlets. Despoilation can be averted, develop
ment located with enhancement by the application of conservation 
principles. 

The Area Can Absorb All Prospective Growth 
without Despoilation 

In fact there is not a scarcity of land but an abundance. The prob
lem is seen to be one of diverting development to the Plateau which 
is capable of absorbing it and deflecting development from the 
valleys where despoilation will result. Testing shows the Plateau, 
recommended for development, will be able to absorb th prospec
tive growth at densities consonant with housing market preferences. 
By developing as recommended, despoilation can be averted, it 
requires only a minor increase in average density for the prospec
tive population to be accommodated on the areas indicated. This 
slight increase in average density is justified on two counts, first 
the preservation of amenity and the open space thereby provided, 
and secondly by the advantage of relative concentration in country 
town, villages and hamlets. Prospective growth can be absorbed 
in the plateau without transgressing the valleys or destroying their 
wooded slopes, at densities corresponding to market preferences. 

Planned Growth is More Desirable and as Profitable 
as Unplanned Growth 

The first part of this proposition is incontrovertible. Most cities 
and towns which we admire are as excellent as their planning is 
excellent. The matter of profit is more difficult to demonstrate 
only because we have not yet learned how to attribute value to the 
beauty and humanity of environments. If one excludes these vital 
factors and considers only the profits from land sales as between 
uncontrolled and planned growth for the study area, the latter is 
seen to develop $7,000,000 in excess of uncontrolled growth. As 
the realization of the Plan depends upon the exemption of develop
ment from the valleys, it is essential that payments be made to 
valley land owners deprived of the right to develop. The excess 
value of $7,000,000 over uncontrolled growth is sufficient to re
imburse such landowners for rights to the 3,000 acres prohibited 
to development by 1980 at an average price of $2,300 per acre. 
Thus it is possible to claim conservatively that planned growth is 
at least as profitable as uncontrolled growth, and is definitely more 
desirable. 

Public and Private Powers Can Be Joined in Partnership 
to Realize the Plan. 

A proposed land use map is not a plan. It is an expression of 
physical, social and economic goals. It i s the combination of these 
goals and the public and private powers to realize them which 
justifies the term "plan". Powers must be accumulated as part of 
a continuous process of guidance, control and implementation. 

In the private domain the single most important recommendation 
advocates that landowners and residents constitute themselves into 
a Real Estate Syndicate and assume a major responsibility for real
izing the Plan. This can be accomplished. The Syndicate can 
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both develop land and preserve open space. It may acquire either 
development rights, options, first refusals, or title to land as a 
method of ensuring that development be in accord with the Plan. 
For these rights it pays either in stock or in cash, in full or by 
installments. It may also be the agent through which bi-lateral or 
multi-lateral agreements between landowners are negotiated in con
formity with the Plan. It may thereafter sell title or rights or lease 
land for development according to the Plan or may act as developer 
itself, either singly or in cooperation with other agents. The profits 
from these transactions will be used to reimburse landowners whose 
property is not planned for development, and to finance additional 
purchases of rights or title or for outright development. 

The basis for this proposal lies in the expectation, previously dis
cussed, that planned growth is likely to develop $7,000,000 more 
land value by 1980 than uncontrolled growth, that land values will 
appreciate over time, particularly on the Plateau, and, that a Real 
Estate Syndicate can utilize this increasing value as the basis of its 
operation. 

It is also recommended that a Conservation Trust be created to 
receive gifts of land or money to purchase land for open space and 
that the Trust maintain such lands. 

The public powers necessary to realize the plan extend from the 
vigorous enforcement of present powers to entirely new controls 
requiring State Legislation. The sequence of accumulation of con
trols is elaborated subsequently, here only a few of these can be 
discussed. It is a primary objective to obtain public acceptance of 

the Plan in principle, reflected in directives to various agencies of 
County government. A most important defense of the area lies in 
the County intention to sewer the Plateau but not the valleys. In 
the absence of sewers, the recent State Health Regulations pro
hibiting development on the 50 year flood plains, impervious soils 
and steep slopes are of vital importance. These regulations should 
be rigorously enforced. Sewer and highway policy can be used 
strategically to guide development to the Plateau and divert it from 
the valleys. 

In addition new public powers must be sought, Mandatory Cluster 
Zoning, subsequently expanded to include deeding, minimum 3 
acre Zoning, Promontory Zoning for highrise development, and 25 
acres Zoning are all advocated. Natural Resource Zoning, includ
ing compensation where necessary, is recommended and would 
include Floor Plain Zoning, Forest and Woodland Zoning, Steep 
Slope Zoning, and Riparian Zoning. Special Assessment Districts 
and Public Development Corporations are less immediate objec
tives. 

The realization of the plan necessitates a process, public and 
private, wherein existing powers are supplemented by an increas
ing panoply of new controls over time. This requires tactics, 
recognition of immediate objectives and an intermediate and long 
range strategy. These powers can be accumulated. 

Such is the proposition in short from. The remainder of this study 
is devoted to a detailed examination of each constituent assertion 
and a synthesis of the conclusions into an Optimum Land Use pat
tern and a Process by which it can be realized. 
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The Plan Realized 

The Green Spring Valley 

Perhaps the best way to examine the Plan is to assume it largely 
realized and travel through it in the mind's eye. Twenty years 
hence, we first perceive the Green Spring Valley, verdant, as today, 
its great sweeping meadows and dotted trees marking the Jones 
Falls in a pastoral scene. The flanking slopes are more densely 
wooded. Over them can be seen the silhouettes of apartment build
ings on the ridges. Among the trees, houses are barely discernible. 
No change to the Green Spring Valley unless for the better. 

The Country Town of Beaverdam 

If we leave the Green Spring Valley from the Beltway Interchange 
at Falls Road and go north toward Mays Chapel on the new Jones 
Falls Expressway extension, we travel up the Deep Run valley 
between wooded slopes. Ahead a sign warns of the Padonia Road 
intersection to the town of Beaverdam. To our west is a complete 
transformation, a country town of 20,000 people, complete with 
town square, office buildings and attractive shops. Beyond this is 
another transformation, that which gives Beaverdam its name and 
distinction. Falls Road crosses a broad earth dam which has im
pounded the Beaverdam Run. The northwest arm of the lake ex
tends almost two miles, the western arm almost a mile. Between 
these can be seen Beaverdam College sitting on a grassy hill over
looking the lake and the Town Center. Homes on the edge of the 
town are oriented to the lake and are placed on higher ground 
among the trees. These are preponderantly single family houses 
but garden apartments and towers are interspersed among them. 

The Village of Ivy Hill 

Travelling north beyond Beaverdam, we reach Ivy Hill, one of a 
number of villages at the edge of the forest preserve. It has a popu
lation of 6,000, a village green around which are grouped shops, 
professional offices, and a school. It is linked to Beaverdam Park 
towards which much of its housing is oriented, while the remainder 
turns towards the lake. 

Grace Church Hamlet 

Beyond Ivy Hill the road travels along the ridge to the hamlet of 
Grace Church. The church tower is conspicuous over the common, 
the major symbol of this small community of 500 persons. Beyond 
is still another village, Gent, and through this, on Knox Road the 
way descends steeply to Shawan in the Worthington Valley. 

The Worthington Valley 

Our first impression of this great valley is that it has remained un
changed. Its bounding forest are more mature, once bare slopes 
are now wooded, apartments can be seen on the ridges to the 
south, houses show among the trees. But the serene sweep of the 
valley remains. 

The Caves 

Reassured by the unchanging aspect of the Worthington Valley we 
follow Park Heights Avenue south up onto the Plateau, through 
the village of Worthington, and towards the Caves. The transfor
mation here is heralded by the glitter of water through the trees. 
Caves Lake is revealed before us, a mile long and half as wide, 
almost filling the bottom of the valley. A golf course borders the 
lake. Hidden among the trees are houses, while apartment build
ings rise from the surrounding ridges. 

The Plateau 

By now the character of this great area has been revealed. The two 
major valleys are unchanged. The Caves Valley has been enhanced 
beyond recognition. The Plateau contains a number of initimate 
and friendly settlements, villages, hamlets and finally the country 
town by the Lake. These communities are divided from each other 
by valley parks and forests, they sustain independent identities and 
yet all share the enclosing amenity of the great valleys. 

Response to a Plan 

It is quite clear that development of the area has responded to a 
plan. It is equally clear that strict controls over planning, archi
tecture, and landscape architecture have been exercised. This is 
seen in the planning of the communities, the forms of buildings. 
It is discernible in the unity of materials, stone, brick, wood 
shingles, the stone walls, and wood fences. 

Variety and Amenity 

A wide range of housing types are evident: estates, single family 
homes on large and small lots, garden and highrise apartments. 
There is an equal range in choice of environment: town, village, 
hamlet and rural location oriented to forest, parkland or lakeside. 
Both public and private recreational opportunities are abundant, 
riding, bridle paths, a ski slope, lakes for fishing, sailing, swim
ming, trout and bass streams, abundant small game. 

It is a humane environment, the genius of the site preserved, the 
developmental potential exploited with sensitivity and understand
ing. We ask ourselves how this beautiful landscape has avoided 
the fate of so much of suburban America. 

Looking Backward 

Looking backward to today there were two extreme possibilities. 
Twenty years before the area could have been quickly despoiled. 
The other possibility lay in the realization of a Plan. It was only 
through private concern, reflected in private and governmental 
partnership and action, in a continuing process, that such a bene
ficent result ensued. 
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THE PROPOSITION EXAMINED 

The Area is Beautiful and Vulnerable 

Examination of the proposition begins with the physical reality of 
the area. How can one describe it, wherein lies its beauty, what 
constitutes its essential quality, wherein lie those qualities of the 
landscape which must remain unchanged? 

In the 18th Century the elements of a landscape which gave it its 
unique character were described as the genius loci, the genius of 
the site. The genius loci is that image of a place which remains long 
remembered in the mind, its essential quality. The first task there
fore requires the identification of those elements which give this 
area its beauty and character. 

The most obvious clue to the genius of this landscape lies in the 
name, The Valleys. The Green Spring, The Worthington 1 and 
Caves Valleys are the most striking and memorable aspects of the 
landscape. Geological and topographic examination and site visits 
confirm that the genius of this landscape does indeed reside in the 
great, broad, sweeping valleys and the wooded slopes which con
fine th em. 

1 Throughout the Plan the term Worthington Valley is used to include 
both that and the larger Western Run Valley to the north because of their 
close interrelation. 

The secondary elements contributing to the genius loci are the 
extensive forests, the pattern of farmlands, the fences and build
ings, hedgerows, free standing trees and copses, the scale of roads, 
indeed all of the components of the pastoral valley scene. Herein 
lies a major component of the identity of the landscape. Here in 
valleys, wooded slopes and ridges, the farmland scene, lies the 
genius of the site, here is the scenic resource which must be pro
tected to ensure perpetuation of identity and image. 

In earliest times, undoubtedly the entire Baltimore County was 
covered by forests. However, during early Colonial times the 
valleys were cleared and farmed. These green valleys and their 
wooded ridges represent a most important inheritance from the 
historic past, almost unique in the Baltimore region for the long 
valleys uninterrupted by smaller hills. The great sweeps of these 
lovely vistas represent the single most important element of the 
entire area. While there are many other areas of intimate beauty 
apart from the valleys themselves, these represent the genius of 
the site. If they are developed, no matter how little, how well 
designed, how interspersed with little parks, the valleys as we know 
them now will be lost forever to the future inhabitants of the 
Region. 
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CURRENT LAND USE 
The Valleys history is one of farming, the development of great and 
modest estates, and pleasant living. All of the general Maryland 
countryside is of great natural beauty, but this area lingers in the 
memory because of its three great valleys: the Green Spring, the 
Worthington, and the smaller Caves. 

An examination of The Valleys must include not only an appraisal 
of the landscape itself but also a description of the nature of land 
uses which are associated with the present quality and appearance 
of the area. 

With urbanization taking place on three sides, the area is still 
largely as it has been since early settlement. A single exception is 
the southernmost portion which is rapidly developing as a suburb 
of Baltimore and Towson. 

The Valleys are predominantly open, in agricultural and institu
tional use. Only 15% of the total 70 square miles is in residential 
use. Average lots are one and one-half acres. The Valleys have 
developed historically in small clusters of residential areas and 
large estates. Development is concentrated at intersections of major 
roads and often assumes the character of a small hamlet. The roads 
themselves, until recently, have all been contained within 40-foot 
rights-of-way. Their narrow width, and the trees and fences which 
line them, add to the rural character of the countryside. 

AGRICULTURAL LAND USE 

Two-thirds, or 63.4% of the total area is in farms. This acreage 
represents 20% of the County area in agricultural use, and 27% 
of the total of 1,361 farms in Baltimore County as of 1959. Aver
age farm size of 79 acres , in The Valleys is below that of the 
County, where the size is 110 acres. 40% of the farms are in gen
eral farming, 20% in beef cattle, 17% in horse farms, and the 
balance equally distributed to cattle and dairy farms. Three-
fourths, or 281 farms in the The Valleys are owner-operated. 

The majority of agricultural acreage is located in the central and 
northern sections of the area. 5611 acres are prime potential de
velopment land contiguous to existing development. Of the 2,907 
acres now in residential subdivisions 2,744 acres were in active 
farm production ten years ago. As recently as 1952, 32,000 acres 
were actively farmed. Since then, an average of 275 acres per year 
have been converted to urban use, a slow rate that will soon 
accelerate rapidly. 

RESIDENTIAL LAND USE 
7,362 acres are now in residential use in The Valleys. Of these, 
close to 7,200 acres are developed in lots of one or more acres. 
Forty per cent are in lots of over five acres, with the larger prop
erties generally in the northern section. The older Green Spring 
Valley residential area surrounding the Hunt Club is developed in 
2 and 3 acre tracts. The developing areas adjacent to it are con
tinuing within this range. Since 1950, subdivisions south of Steven
son and those developments on either side of Falls Road, in the 
south-central sector, average 1 acre lots. 

In only one area has this low density pattern in new subdivisions 
been exceeded. Three subdivisions along the Harrisburg Express
way, running south to the Beltway, have been developed and are 
continuing with quarter-acre lots. While two-thirds of all units 
built since 1955 are in planned subdivisions, homes not in sub
divisions, at 86%, still dominate the total residential inventory 
with an average density of 2 acres per unit. 

Only 2.4% of all residential land is in lots under 1 acre in size. The 
many current proposals, if approved, would rapidly change this 
pattern. 

Apartment development is currently absent in The Valleys, al
though applications have been made for locations along the Belt
way and Reisterstown Road. 

INSTITUTIONAL LAND USE 

Six per cent of The Valleys are devoted to public and institutional 
uses. These 2,466 acres are located in such a way as to form im
portant and desirable breaks to development, particularly in the 
Green Spring and Caves Valleys. In the former they create an 
intermittent belt of open space from the Baltimore Country Club 
at Falls Road to the Green Spring Valley Hunt Club at Valley and 
Reisterstown Roads. If uncontrolled growth continues, within the 
next 30 years what is left of them will form the sole remaining open 
space in the Green Spring Valley. Apart from their prime form-
giving function they act as magnets for high quality housing. 

New subdivisions developments have clustered around these insti
tutional uses. Three, ranging in sales price from $25,000 to $80,-
000 built since 1953, have been attracted to the Chestnut Ridge 
Country Club and St. Paul's School area. The developments below 
Stevenson, ranging between $30,000 and $90,000, are interspersed 
among approximately 100 acres in school, synagogues and private 
recreation areas. 

INDUSTRIAL AND COMMERCIAL LAND USE 

Industry and commerce account for only 2% of The Valleys' land 
use. Some older industry lies along the Western Maryland Railroad 
near the Rosewood School and on Reisterstown Road slightly to 
the north of Valley Road. The State Roads Commission's newly 
constructed Soils Test Laboratory and garage, an industrial use, is 
located along with a small cluster of commercial uses at the inter
section of the Joppa, Valley and Falls Roads at the terminus of the 
Jones Falls Expressway. 

The intrusion of industrial uses from either side of The Valleys is 
of serious consequence. Although large quantities of land are 
now "zoned industrial" to the east and west outside The Valleys, 
the pressure for rezoning for industry within the area will grow. 
Once a sizeable industrial development is located within The 
Valleys, such a precedent would be generating a demand for more. 
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Table 1 

1963 Predominant Land Use - The Valleys 

The Valley Today 

Natural Boundaries 
(in acres) 

Land Use A B C D E F G H I J K TOTAL 

Residential 700 1890 700 600 190 2200 340 .... .... .... 740 7, 360 

Commercial .... 46 3 70 8 290 46 .... .... 47 510 

Industrial .... 30 35 5 ... 70 

Openi^ 1380 1855 387 1496 2771 7168 182 2624 3858 2773 7225 31,719 

Institutional 250 720 80 500 755 ... 155 10 2,470 

Roads 240 680 240 60 20 320 20 160 255 220 180 2,395 

Total 2570 5221 1365 2311 3489 10733 588 2784 4268 3003 8192 44,524 

!_/ Open includes land assessed as agricultural, and non-agricultural open or vacant. 

Assessed Valuation of Land and Improvements by Land Use 
The Valleys Area, 1963 

% o f Total 
Land Use 

Residential 
In Subdivisions 
Outside of Subdivisions 

Commercial 
Industrial 
Agricultur al 

Resident 
Non-resident 

Institutional 
Exempt 
Non-exempt 

Recreation 
Vacant Residential 

Assessments Assessments Land Use 

$34,187,663 64.7 15.9 
(20, 290,758) (59.3) (14. 0) 
(13,896,905) (40.7) (86. 0) 

813,520 1. 5 1.2 
2,705,980 5.2 0.2 

12,604,498 23.9 63. 4 
(12,004,748) (95.2) (85. 3) 
( 609,7 50) ( 4.8) (14.7) 

1,750, 385* 3. 3 5.8 
( 9.997,505) (30.1) 
( 1,750,385) (100.0) (69.9) 

2,405 0. 1 0. 1 
763,890 1. 3 4.9 

$52,828,341 100.0 100. 0 

Table 3 

Summary of Estimated Market Value of Acres of Unimproved Land by Planning 
(Values in Millions of Dollars) 

( V A L U E  C L A S S )  

Total 

*Non-exempt carried to total. 

Source: Field Survey and Baltimore County Assessment Office. 

Areas - The Valleys, 1963 

1 2 3 4 5 TOTAL 
Planning Under $ 1,000 $1,000-$2,000 $2,000-$4,000 $4,000-$7,000 $7,000 + 
Area Acres Value Acres Value Acres Value Acres Value Acres Value Acres % Value % 

1 1, 150 $ .8 120 $ .2 $ $ $ 31,739 4.0 $ 1.0 2.0 
2 7, 315 5.2 1,060 2.8 60 1.5 8,435 25.7 9. 5 22. 8 
3 6,967 5.3 420 .4 1,940 5.5 9, 327 29.4 11.2 24.9 
4 
5 

2,905 2. 3 2,530 3.5 275 .8 5,710 17.0 6.6 12.9 

6 620 1.7 90 . 3 710 4.1 2.0 3.9 
7 2,530 - 7.4 445 1.9 2,975 9.4 9. 3 18. 2 
8 220 .3 1,205 4.0 82 . 3 1,497 4.7 4.6 9.0 
9 485 1.7 325 1.1 745 3.1 260 1.0 1,815 5.7 6.9 6. 3 

TOTAL 18,337 $13.6 4,835 $8.9 6,895 $20.5 1,280 $5. 3 392 $2.8 31,739 100.0 $51.1 100. 0 

SOURCE: Baltimore County Assessment Office and Realtors' Listings. 
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THE VALLEYS ARE VULNERABLE 

Having recognized the three valleys and their wooded ridges as the 
crucial elements in this landscape, it is evident that such a land
scape is particularly vulnerable to destruction. Where visibility is 
unlimited for miles, both from the floor of the valley, slopes and 
ridges, then quite a small development of any kind will be extra
ordinarily conspicuous and can effect a major transformation and 
destruction. In contrast, a folded landscape with steep, narrow 
ridges and valleys can absorb comparable housing development 
without significant damage. Similarly, dense woodland would be 
relatively unaffected by low density housing. Of all landscapes the 
broad valley, in pasture is most vulnerable. It is unable to absorb 
development without drastic transformation. And yet it is in just 
such valleys that development will be first to occur. The vulner
ability of the area is a function, not only of the physiography of the 
area, but of several additional factors. Valleys are by their nature 
simple to develop and therefore offer desirable building sites. Pre
vailing land values offer inducements to building, and, finally, 
prevailing zoning, at R-40, induces pervasive low density develop
ment. 

Land values reflect the possibilities for prospective development. 
To estimate them, assessed values, recent sales and land for sale 
were analysed. Unimproved land is of particular concern to this 
study. County Tax Records showed that the study area contains 
32,000 acres of unimproved land. Analysis of recent sales revealed 
that in the past twelve years 11,581.7 acres of land, or 25% of 
the area, changed hands involving transactions to the value of 
$20,000,000. Using these data and asking prices of land now for 
sale, generalized land values were assigned to the area. 

1963 AGGREGATE OF UNIMPROVED LAND VALUES 

The estimates show that the total, current market value of the 
31,739 acres of unimproved land in The Valleys is slightly over 
$51 million with an average value of $1600 per acre. Market 
values range from as low as $ 100 to well over $7,000. These higher 
values all are in expectation of sewering and zoning changes along 
the bounding highways. 

The vulnerability of the study area and particularly the Green 
Spring and Caves Valleys results from being zoned R-40, and from 
the expectation of imminent rezoning and development. The R-40 
zone provides for average minimum 1-acre lots based on on-site 
utilities. Applied a number of years ago to most of the land not 
yet urbanized in the County, the only areas in which it provides an 
inhibition to growth are those where owners have expectations of 
early sewering and zoning changes for more intensive uses. 
Clearly the area is beautiful. Equally clearly, the valleys are ex
tremely vulnerable, easily destroyed by quite small interjections of 
development. Their susceptibility can be observed from prevailing 
land values, current zoning, and the imminence of sewering. 

The major defense of the Valleys is the absence of sewers and a 
County policy which does not anticipate sewering them in the near 
future. Should the valleys be sewered, they will succumb to devel
opment and be erased forever. Sewers are like a rifle aimed at the 
heart of the area. When, and if, the trigger is pulled, The Valleys 
will surely succumb. 
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DEVELOPMENT IS INEVITABLE AND MUST BE ACCOMMODATED 

The mandate for the area requires the preservation of the essential 
amenity, but recognizes that development must be accommodated. 
Given a program of anticipated growth over time, represented by 
population projection and housing market analysis, the problem 
is then one of determining the best locations for development. 

The foregoing section was concerned with The Valleys as they are 
today. This section develops a forecast of the range of population 
increase and housing demand which may be expected by 1980, and 
possible growth by the year 2000. The purpose is to determine the 
extent and rate of probable growth and ascertain the nature of the 
threat of despoilation which it represents. If growth is slow, con
trol and guidance of it may not pose too great a problem. If it is 
rapid, control may be difficult if not impossible. 

THE RATE OF GROWTH 

What is the extent of future growth? In brief the Regional1 popu
lation which is now about 1.8 million is likely to increase to 2.5 
million by 1980 and 3.7 million by the end of the century. The 
population of Baltimore County will rise from 500,000 now to 
800,000 by 1980. The population of the study area is likely to 
increase from 17,000 today to 73,000 by 1980. It should reach 
between 110,000 and 150,000 by the year 2000. 

This prospective growth results from advantages related to avail
ability of developable land, accessibility to other parts of the region, 
and visual attractiveness. These assure a growing share in County 
expansion. The years between 1955 and 1962 show a definite rise 
in the "capture rate" for the area, from less than 3 percent of 
County construction to over 7 per cent. 

1. The Region is the Baltimore Standard Metropolitan Statistical 
Area consisting of the City of Baltimore, Howard, Anne Arun
del, and Baltimore Counties. 

When this rate is projected forward, it suggests an average yearly 
rate of capture during the remainder of the 1960-1969 decade of 
6 to 7 per cent. As the County population increases and as the 
area housing market begins to resemble more closely that of the 
County itself, the capture rate may be conservatively estimated at 
about 7 to 8 per cent through the 1970-1979 decade. 

SINGLE FAMILY CONSTRUCTION 

The percentages just derived, applied to an estimate of residential 
activity in the County as a whole from 1960 to 1980 yield a prob
able range of new construction of 6,000 to 7,600 units over the 
same period. This level of activity, if attained, will be equivalent 
to between 7 and 9 per cent of single-family construction in the 
County, and will constitute between 25 and 30 per cent of new 
homes priced at $20,000 and above. 

Considering the fact that only about 600 new units have been con
structed in The Valleys since the present decade began, this projec
tion means that a potential demand of between 300 to 375 units 
per year can be expected in The Valleys for the remaining six and 
a half years in this decade. A level of 350 to 450 will be reached 
during the 1970-1980 decade. This volume of new construction 
represents a substantial departure from the rate of activity in recent 
years which has been just over 200 units per year. Still, it is not so 
large as to be uncontrollable. 

However, planned highway construction and improvement on all 
sides of the area will continue to add to the susceptibility to resi
dential development. Therefore, the area must be prepared to 
cope with a potential demand considerably larger than has been 
the case in the past, even based on "normal" demand assumptions. 

APARTMENT CONSTRUCTION 

Potential demand for apartments will obviously be some percentage 
of the approximately 10,000 multi-family units anticipated by 
1980 by the Baltimore Regional Planning Council for Baltimore 
County, a figure which has been substantiated by the amount of 
multi-family construction since 1960. 

It is not likely that the capture rate for apartments will approach 
that which the area will achieve in the market for high-priced 
homes. Its maximum capture rate would seem to be on the order 
of 15 to 20 per cent of total apartment construction for the County, 
or about 100 new units per year over the next two decades. This 
number could obviously be accommodated on a very small number 
of acres. The location of apartments will depend on County policy 
regarding sewers. 

SHOCK FACTORS 

In contrast to the above conservative estimates, if sewer mains are 
soon constructed in the Green Spring or Caves Valleys, and as is 
likely, builders are permitted to shift to lower price ranges or to 
erect apartment units in the valleys themselves, construction activ
ity will substantially exceed the estimate of 350 to 400 units a year 
for single family homes. 

Somewhat the same reasoning concerning demand for apartments 
applies to the market for lower-priced homes, though not quite as 
strongly. The potential capture rate for these units is likely to be 
15 to 20 per cent of the total for the County. Application of this 
figure to the 60,000 single-family homes anticipated in the County 
by 1980 at less than $20,000 yields a range of potential housing 
starts of between 450 and 600 per year. 

These, added to the previous estimates of normal demand, will 
constitute between 15 and 20 per cent of all new construction in 
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EXPECTED NEW CONSTRUCTION, BALTIMORE COUNTY 8 GSWV 1964-79 

Table 4 

Household Forecasts for Baltimore County, 1970 and 1980 

Agency on which population 
forecast of household esti-
mate is based 

BRPC 

Estimate of 
Number of Households 
1970 

185,700 

1980 

203,100 

Net Change 
I960 - 1980 

68,500 

BMATS — 238,300 103,700 

BCPZ Low 203,100 68,500 
High 230,200 95,600 

Hoffman Low 220,700 86, 100 
High 228,900 94,300 

MDED 185,700 249,600 114,700 

Source: See Technical Report on The Plan For The Valleys. 

Table 5 

Projections of New Residential Construction, Baltimore County 
1960-1980 

ESTIMATE I High 

New residential units, 
1960-1979 125,000 75,000 

ESTIMATE II 

New units, 1960-1967 
New units, 1968-1979 
Total, 1960-1979 

FINAL ESTIMATE 

New units, 1960-1967 
New units, 1968-1979 
Total, 1960-1979 
Total, 1964-1979 

Yearly Average 

3,7 50 
5,500 
4,800 

Yearly Average 

3,850 
5,750 
5,000 

Total 

30,000 
66,000 
96,000 

Total 

31, 000 
69,000 

100,000* 
86,000 

Source: See Technical Report on The Plan For The Valleys. 

*Approximately 14,000 units have already been constructed since 
the beginning of 1960. 

Summary of Expanded Demand Under Normal and Relaxed Conditions By Price 
of New Construction, The Valleys - 1963-1980 

NORMAL 
DEMAND 

Approximate Number of New Units 
1963-1969 1970-1979 
Yearly Average Yearly Average 

Total Per Cent in Each 
1963-1979 Price Range 

Total 350 400 6,275 100 
Under $20,000 30 40 595 10 
$20,000 - $29,999 160 180 2, 840 45 
$30,000 - $39,999 40 45 710 11 
$40, 000 - and up 120 135 2, 130 34 

RELAXED 
CONDITIONS 

Total 950 1,000 16, 175 
Apartments 100 100 1,650 
Single Houses 850 900 14, 525 100 
Under $20,000 530 540 8,845 61 
$20,000 - $29,999 160 180 2,840 19 
$30,000 - $39,999 40 45 710 5 
$40,000 - and up 120 135 2,130 15 

Assumptions underlying this table: 

NORMAL DEMAND: 

1. The percentage distribution, by price, of new construction within subdivisions 
will resemble that in existing subdivisions. 

2. There will be no homes built outside subdivisions priced at less than $20,000, 
but the remainder will be priced as in (1). 

3. The total volume of new construction will be consistent with that in Table 26. 

RELAXED CONDITIONS: 

1. Assumptions (1), (2), and (3) above will apply. 
2. Additional demand will be 600 units per year, 500 of which will be in single-

family structures, 100 in apartments. 
3. Single-family houses will be distributed as follows: 400 priced at less than 

$20,000; 100 priced at $20,000 to $29,000. 

Summary of Expanded Demand Under Normal and Relaxed Conditions 
By Lot Size - The Valleys, 1963-1979 

Approximate Number of New Units 
1963-1969 1970-1979 
Y early Y early 
Average Average 

Total 
1963-1979 

Percentage 
in Each Lot Gross Acreage 
Size Group Requirements 

NORMAL DEMAND 

Total 350 400 6,275 100 
Under 1 acre 190 210 3, 335 53 
1 - 1 . 9  a c r e s  100 110 1,790 28 
2 - 2.9 acres 35 40 615 10 
3 o r more acres 25 30 435 8 

7,170 
1, 370 
2 ,  1 1 0  
1,650 
2,040 

RELAXED CONDITIONS 

Total 
Apartments 
Single Houses 
Under 1 acre 
1-1.9 acres 
2 - 2.9 acres 
3 o r more acres 

950 1,000 16,175 12,190 
100 100 1,650 25 
850 900 14, 525 100 12,165 
690 720 11,685 80 5,525 
100 110 1,790 12 2,950 

35 40 615 5 1,650 
25 30 435 3 2,040 

This table is based on Table 6 . The percentages of lots, by size, within each price 
range, is assumed to apply for the future as it has in the past, except that, under re
laxed assumptions, all additional new construction is assumed to occupy less than one 
net acre per unit. 

Acreage requirements were determined by assuming the following schedule of acres 
per house, and by including a factor for roads and public facilities: 

Acres Per Dwelling Unit 
Net Acreage as a 
Per Cent of Gros 

Under 1 acre 0. 38 80% 
1 - 1 . 9  a c r e s  1.40 85% 
2 - 2.9 acres 2.40 90% 
3 or more acres 4.20 90% 
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the County. In other words, if zoning and subdivision controls are 
relaxed in The Valleys, and if public services such as water and 
sewers are provided, the volume of building in the area will more 
than double. 

Such an expansion in demand has already been witnessed in the 
Loch Raven area which has approximately the same accessibility 
as do The Valleys. Moreover, although the greater part of the 
lower-priced new housing is being and will probably continue to be 
located in sections of the County other than the Northwest, even 
a small shift towards the Valleys could constitute a sizeable ab
solute increment of construction. 

SUMMARY OF ANTICIPATED GROWTH 

Thus the housing projection anticipates at least 350 to 450 houses 
per annum for the next 16 years, with an additional population of 

some 23,000. The introduction of low priced homes at between 
450 and 600 houses a year can more than double this. The apart
ment market of 100 units per annum for the same period adds 
another 5,000. This forecast would then raise the existing popu
lation from 17,000 to 73,000 by 1980. A population between 
110,000 and 150,000 by the year 2000, is very likely; the differ
ence determined by County policy on sewers and zoning, both in 
The Valleys and elsewhere. 

It would appear that demand, by 1980, will not be so great as to 
make preservation of the natural beauty of The Valleys impossible. 
The next discussion will show that it will be enough to destroy the 
areas' natural character, if the process by which development occurs 
is not more stringently controlled than is now the case. 

Development is clearly inevitable. Its limits have been examined 
and quantified. What form will it take? 

17 



EXST6 63-70 70-80 80-2000 

RESIDENTIAL 
k Summit 

flfcVr.tij.fc, 

COMMERCIAL 

INDUSTRIAL 

INSTITUTIONAL 

E X P A N D E D  G R O W T H  1 9 6 3  -  2 0 0 0  50 ACRES 



UNCONTROLLED GROWTH IS INEVITABLY DESTRUCTIVE 

Growth is inevitable. Growth must be accommodated. Estimates 
have been made to predict the scale and nature of prospective 
development. Recent building has occurred adjacent to The 
Valleys. No great skill is necessary to predict its form when it 
enters the area. We have only to look across Beltway and Express
way. There is no reason to believe that unless new powers are 
interposed, development will change its nature as it penetrates The 
Valleys. 

Yet to know the general amount of uncontrolled growth is not 
enough. We must know more about its location and movement 
characteristics, the factors that attract and influence it, if we hope 
to set in motion a process to control it. To do this it is necessary 
to develop a model of uncontrolled growth. Uncontrolled growth 
in this sense means growth planned at the level of current subdivi
sion and zoning, but uncontrolled in sequence or larger pattern, 
and without any comprehensive plan or process for creating co
herent communities with adequate open space. 

THE UNCONTROLLED GROWTH MODEL 

The Uncontrolled Growth Model provides a picture of the 

sequence of change in The Valleys from the present to 1980, and 
to the year 2000, if current trends continue with no other devices 
for guidance and control than now exist. The Growth Model shows 
a spectre of the future, sufficient to convince even the most insensi
tive as to the likely despoilation of The Valleys. It also provides 
an analytical device to trace the implications of current develop
ment policies and programs of the County and State, particularly 
in relation to highways and utilities. 

The third purpose of the Uncontrolled Growth Model is to deter
mine the ultimate developed land value (in aggregate) that The 
Valleys can expect in the foreseeable future. This aggregate value 
can then be set as a bench mark against which the gains from de
velopment to the current property owners, developers, and to the 
County, can be measured. 

It is possible to develop the Model because detailed knowledge of 
property status in terms of susceptibility to development, is avail
able, and because most of the major priming actions for develop
ment, the expressways, institutional development, recent land sales, 
action of speculators and developers, have already occurred and 
can be analysed, together with County and State plans for utilities 
and highways. Although the patterns developed are not accurate 
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in detail, the probability of their occurring substantially as pre
dicted is very high. 

EXPRESSWAYS AND HIGHWAYS 

The Northwestern Expressway, with construction to start soon, 
will tend to divert pressure to the west, and away from the Valleys. 
The Jones Falls Expressway's extension north to the Harrisburg 
Expressway will act to increase pressure for development at the 
eastern end of the Green Spring Valley. It, along with the widen
ing of Falls Road, Green Spring and Upper Park Heights Avenues, 
Gunrich Boulevard, and Valley Road and Seminary Avenue (con
nected), all combine to provide the highway response to anticipated 
development. Within the first two phases of the State roads pro
gram, 63 miles of highways in or directly serving the Valleys are 
scheduled. 

THE SEWER PROBLEM 

The rather sparse development of The Valleys to date can be ex
plained largely by the lack of extensive sewer services. Less than 
two-tenths of one per cent of the total 70 square mile area is pres
ently served by public utilities. Only three subdivisions of the 55 
now complete or under construction in the area are served by water 
and sewers. Five additional developments are served by water 
alone. This is the principal reason why the overwhelming majority 
of all residential development since the 50's has been at densities 
of one or more acres per dwelling unit. Subdivision regulations 
require minimum lot sizes of one-half acre with septic tanks and 
one acre with water supplied by wells. 

Apart from the existing utility systems now in place, there are no 
firm plans for extensions or additions to the sewer or water systems 
in The Valleys, although tentative plans are discussed below. Water 
service is relatively easy to supply. Sewers are the problem. 

The sewer problem, simply stated, is that the Green Spring Valley 
cannot now be sewered because the Jones Falls Interceptor sewer 
into which it must flow, although technically not overloaded, can
not absorb more sewage at flood times without serious health 
problems. When and if this condition is corrected, there will be 
no other barriers to sewering this valley, and the fuse will have 
been lit on the demand for expansion and higher zoning classifi
cations. 

In response to this, a new sewerage plan has been proposed by 
the County. By developing a gravity sewer and tunnel running via 
Minebank Run, sewage will be pumped to the White Marsh-
Stemmers Run area to a proposed treatment plant. 

The added service resulting from this system will benefit principally 
development in its own drainage area to the east of The Valleys. 
However, it will also permit further growth within the Jones Falls 
Basin since that system will be relieved of its present service to 
the Timonium and Cockeysville areas and can then carry the addi
tion of its own basin for which it was originally designed. 

The Caves Valley also drains down the North Branch of Jones 
Falls. It, however, could be sewered to Gwynns Falls by adding a 
pumping station. The Worthington Valley west to beyond Falls 
Road, and Western Run to the north, can be sewered when the 
Minebank Run interceptor is built. 

The location of this interceptor, starting at Cockeysville, is critical 
to a strategy of development for the Plateau. It can be designed in 
such a way as to make the Plateau the most easily sewerable part 
of the Valleys, and in fact the Plateau area has been marked by the 
County Department of Public Works as such. 

11 is clear that if, how, where, and when the County sewers the area 
are the critical issues of control. The Uncontrolled Growth Model 
assumes that the County, in the face of mounting evidence of 
dangerous conditions, and in the absence of a Plan, may extend the 
Jones Falls Interceptor northward, project by project, well into the 
mouth of the Green Spring Valley. This need not happen, but the 
rationale for preventing it must rest on a strict interpretation of 
health regulations, and, in the long run, on a Plan. 

IMMINENT DEVELOPMENT 

The highway and utility plans discussed are a response to recent 
and proposed development. Much of the area at the edges of The 
Valleys is already sewerable and subject to imminent change. 
There are over 10,000 units of high density, multiple family hous
ing now proposed in or near The Valleys' southern boundary. 
Although the number of units proposed in this use appears to ex
press firm intentions, their completion seems unrealistic in light of 
recent market studies. It is reasonable to assume that as the first 
of the 10,000 units is built, the market will absorb what demand 
there is, some units will stand idle, and others will never get built. 

The completion of existing subdivisions in the next few years 
within The Valleys will add 1500 single family units and use up 
another 1700 acres of land. This development seems probable and 
realistic within the market projections. 2,800 acres of land are now 
listed for sale in various locations in The Valleys. Not all of these 
represent prime development tracts but, depending upon location 
and price, about 30% can be expected to be released soon on a 
speculative basis. Added to the above are approximately 3300 
acres, unlisted but for sale according to confidential interviews— 
"if the price were right". Some of these tracts, like those actually 
under development, are in poor locations for imminent develop
ment. However, about 500 acres are so located as to be susceptible 
to development within the next several years. 

In summary approximately 5000 acres or 10% of The Valleys 
could be released over a very short period for residential develop
ment. As time moves forward, tracts close to developed or devel
oping areas could easily represent new tracts for sale. This has 
been the basis for indicating the next series of subdivisions in the 
Uncontrolled Growth Model. 

Development begins to encircle the Valleys 
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EMPLOYMENT GROWTH 

The recent movement of employment centers to suburban areas has 
paralleled the population rush. Although industrial and commer
cial land uses are virtually non-existent in The Valleys today, 7800 
people are employed now to the immediate east and west. Within 
the next 16 years, it is estimated that within already zoned indus
trial tracts, particularly to the east of the Harrisburg Expressway, 
additional employment will be created for approximately 15,000 
to 20,000 persons. These employment centers will create a large 
share of the housing market for the $15,000 to $20,000 class of 
single family dwellings projected by 1980. 

THE GROWTH ALLOCATION 

The analysis of dynamics of development involved a process of 
combining all of the factors for development, together with the 
susceptibility of land to development. Steps and assumptions used 
in this process start with the fact that further urbanization will take 
place primarily on undeveloped and vulnerable land adjacent to 
existing developed areas, particularly those with prestige. All cur
rently active subdivisions will be completed within the period 
1964-1970. Areas easy to serve with utilities, with good access and 
no particular site development problems, and whose property 
status shows susceptibility, would be approved for subdivision at 
densities similar to adjacent developed land. 

Major entry points to The Valleys from Expressways and from 
Reisterstown Road are areas where development will likely occur 
if other factors are favorable. Property recently sold, or for sale, 
on an evident speculative basis, whose price seems to assume zon
ing changes for development, will probably represent the next series 
of subdivisions after the above are filled. The rate of subdivision 
applications, approvals, and property sales for development will 
occur somewhat in excess of the market rate of absorption of 
houses built. However, these two must be related in the long run, 
and the market forecast figures herein represent reasonably ac
curate assumptions regarding the rate of growth. The result will 
be more nearly expanded than normal growth, with a substantial 
number of homes in the $15,000 to $20,000 category. The market 
for multi-family development in this sector of the Region will be 
absorbed largely by currently proposed projects either outside or on 
the periphery of The Valleys. 

The Green Spring Valley will not be sewered completely until the 
Minebank-Gunpowder Interceptor system is built. In the mean
time, development will occur at a maximum density of half-acre 
lots, with some sewage treatment plants, and progress by gradual 
extension of the Jones Falls Interceptor into the eastern end of 
the Valley. The health situation will be aggravated to the point 
where the County will accelerate its plans and The Valleys will be 
substantially sewered by 1980. 

Commercial development will occur primarily at the periphery. 
No region-serving shopping will be built within The Valleys, be

cause of region-serving developments already under way in Towson 
and Pikesville. Industrial intrusions will be limited to the eastern 
edge along the Harrisburg Expressway, to a limited extent along 
the Western Maryland Railway east of Reisterstown Road, and to 
scattered spots. 

SUMMARY OF GROWTH TO THE YEAR 2000 

The Valleys have not in the past been getting their share of the 
Regional growth. By 1980, the first sur ge of development into The 
Valleys as prestige areas will have been absorbed, and their growth 
from 1980 to 2000 will likely continue at about the rate of 
Regional increase. Under unplanned conditions, they will by then 
no longer be the prestige areas they are now. They will tend to be 
continually downgraded by the character of subsequent develop
ment. 

1980 growth shows 20,600 total housing units developed on 
18,500 acres of land. Population of The Valleys will then be about 
73,600 at a gross density of .9 dwellings per acre. How much 
occurs in The Valleys from 1980 to 2000 will be a function of land 
prices, the character of previous development, County policy to
ward further priming actions, zoning relaxation, and the market. 

After the year 2000, continued infilling and more intensive devel
opment on already developed properties is likely, but is considered 
too conjectural to be subject to present analysis. 

Table 8 shows the land use pattern estimated as resulting from 
the growth process described. If the low population figure of 
110,000 obtains, approximately 7,000 acres would remain unde
veloped by the year 2000. If 150,000 is reached, no open land 
would remain and 450 acres now open in institutional use would 
also have been developed. 

BENEFITS AND COSTS OF UNCONTROLLED GROWTH 

As land is improved, its value increases by virtue of its improve
ment, its use or potential use, and the uses around it. No attempt 
is made to predict these increases by detailed locations. Since all 
land values will be appreciating over the next twenty and forty 
years, no current owner is likely to suffer under controlled any 
more than under uncontrolled conditions. This of course, assumes 
that devices will exist for equitable distribution of the increases in 
value to all owners in accordance with the (then) current real 
(rather than speculative) development potential of their land. 

Land improvement costs and capital gains from development were 
calculated and were applied to the unplanned growth model. They 
yielded an aggregate of developed land value (of currently unde
veloped land) at 1980 for residential land. No attempt was made 
to go beyond 1980, nor were adjustments made for inflation, 
changes in tax policy, or for the effect on land prices that various 
kinds of controls might have. 
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Table  8  

Land Use Pat tern  for  Expanded Housing Forecas t  -  Growth Model  
1963,  1964,  1980 and 2000 ( in  acres)  for  110,000 and 150,000 Popula t ion 

Expanded Growth Model  Add At  
Land Use 1963 1964-80 1980 

For  110,000 
Add 

1980-2000 
At 

2000 

For  150 ,000 
Add 

1980-2000 
At 

2000 

Developed Area  (Gross)  
Residen t ia l  (Net)  

Under  1  Acre  
1-1 .9  Acres  
2  -  2 .  9  Acres  
3  or  more  Acres  
Apar tment  

Commercia l  
Indust r ia l  
Ins t i tu t ional  
Roads  

Undeveloped Area  

12,785 13,774 
7 ,360 10 ,079 

125 4 ,220 
2 ,000 2 ,508 
1 ,735 1 ,495 
3 ,500 1 ,836 

20 
510 100 

70 130 
2 ,470 1 ,265 
2 ,  375 2 ,200 

31,739 -13,774 

26 ,559 
17,439 

4 ,  345 
4 ,  508 
3 ,  230 
5 ,  336 

20 
610 
200 

3,735 
4 ,  575 

17 ,965 

10,889 
8 ,  194 
2 ,  652 
1 ,  530 

935 
2 ,997 

80 
110 
100 

1 ,  660 
825 

-10,889 

37,448 
25 ,633 

6 ,997 
6 ,  038 
4 ,  165 
8 ,  333 

100 
720 
300 

5 ,395 
5 ,  400 
7 ,  076 

17,965 
15 ,361 

44 ,524 
32,800 

390 
300 

-1 ,711 
3 ,625 

-17,965 

1, 000 
500 

2 ,024 
8 ,  200 

Tota l  44 ,524 44,524 44 ,524 44 ,524 44 ,524 44 ,524 44,524 

AGGREGATE INCREASES IN LAND VALUES 

The accompanying table shows that the 12,190 acres of land (now 
undeveloped) aggregate to $33.5 million in development value, at 
an average of $2700 per gross acre. Individual increases range 
from a low of $1400 to a high of $8500 for lots with single house 
construction, and up to $36,000 an acre for apartments (at an 
assumed density of 20 units per net acre). Comparison of these 
figures with those for 1980 are discussed later. 

One of the major purposes of developing the Uncontrolled Growth 
Model is to examine the possible benefits and costs of unplanned 
growth in contrast with those of various planned alternatives. On 
the one hand, is uncontrolled growth so bad? On the other, can 
planned patterns show demonstrably more benefits at the same 
costs, or the same benefits at lower costs? Consideration of alter
natives and their comparison with uncontrolled growth follows. 

OTHER BENEFITS AND COSTS 

Benefits and costs of growth can be considered to accrue to differ
ent groups: to the owners of undeveloped land, to current residents, 
to future residents, and to the current population as a whole 
through their government. 

The owners of undeveloped land benefit largely through increases 
in land value. Much land in The Valleys is now held by specu
lators whose primary purpose is to capitalize on the increases. 
Some of them enjoy the use of the land as residents during the 
waiting period, selling and moving to the next further out cheap 
land as development nears and their land "ripens". They both 
have their cake, and eat it too. 

However, to many of the resident owners of undeveloped land, the 
character of their land represents a way of life which they give up 
with reluctance, albeit profiting somewhat from the sale. To these 
resident owners, the loss of the natural beauty and openness of The 
Valleys is a real cost which they pay unhappily. Their recognition 
of this cost is partly measured by the amount of increase in land 
value which they give up by moving long before their land is "ripe". 
Current residents who do not own undeveloped land gain few if 
any benefits from uncontrolled growth. The first families who move 
into the new developments will share in the current high level of 
amenity. Later home buyers will be progressively less fortunate as 
the amenity they sought rapidly disappears. 

The issue as to whether uncontrolled growth will make The Valley 
more available to people of moderate incomes than would planned 
growth is vital. If planning of an area this large were to have such 
a result, it would not serve the general public purpose that it must. 
Public policy can and should ensure that a wide variety of hous
ing types be built by authorizing appropriate zoning changes over 
time. However, the current high building standards in Baltimore 
County are important factors in pushing new house prices of any 
type beyond the reach of low and many moderate income families. 
Higher suburban transportation costs further discourage cost-
conscious families from homebuying in the County, although 
County taxes currently operate in the other direction. The market 
mechanism will be the most important selective-influence operat
ing under either planned or uncontrolled conditions. Perhaps the 
most quantifiable costs to be paid by future residents for uncon
trolled growth will be the higher taxes necessary to support a less 
efficient and desirable pattern of development. If the same popu-
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Table 9 

Development Value per Gross Acre, by Typical Sale Price of Property and Selected Density of Development 

A* ' B* c* D# E* F* G H* I* J K* L M N 

1 Sale Price of Improved Property $65,000i/ $65,000!/ $60,000!/ $60,0001/ $45,000!/ $45, OOo!./ $40,000!./ $40,000!/ $40,000!/ $40,000!/ $35,000!/ $35,000!/ $35,000!/ $35,000!/ 

2 Average Lot Size and Net Acres per Unit 5.20 2.90 1.90 1.35 3.40 2.20 2.90 1.50 1.25 .85 1.10 .85 .77 .40 
3 Lot Value as % o f Sale Price .18 .18 .18 .17 .20 .19 .18 .19 .19 .18 .19 .18 .17 .17 
4 Lot Value Improved!/ 11,700 11,700 10,800 10,200 * 9.000 8,550 7,200 7,600 7,600 7,200 6,650 6,300 5,950 5,950 
5 Developers* Cost to Improve Lot_' 1,800 1,600 3,600 3,000 1,800 1,600 1,600 3,200 3,000 2,800 3,000 2,800 1,800 1,500 
6 Lot Value Less Cost of Improvements 9,900 10,100 6,600 7,200 6,750 6,950 5,600 4,400 4,600 4,400 3,650 2,500 4,150 4,450 
7 Entrepreneurial Return @ 15 % of (4)-/ 1,755 1,755 1,620 1,630 1,350 1,350 1,080 1, 140 1,140 1,080 998 945 893 893 
8 Development Value Per Lot (6-7) 8,145 8,345 5,080 5,570 5,400 5,600 4,620 3,260 3,560 3,320 2,652 1,555 3,257 3,557 

9 Typical Units Per Gross Acre .18 .32 .47 • 64 .27 .41 .32 .58 .68 1.00 .77 1.00 .98 2.00 
10 Typical Development Value Per Gross Acre 1,500 2,400 2,400 3,600 1,500 2,300 1,500 1,900 2,400 3, 300 2,000 1,600 3,200 7,100 

o* P* Q R S T* U* V* W* X* Y Z Z1 

1 Sale Price of Improved Property $25,00o!' $25,000i/ $25,00ai/ $25,000!/ $19,000!/ $19,000!/ $19,000!/ $17,000!/ $17,00<)£/ $15, 000^ $15,00o!-/ $15,000!/ $12,000 
2 Average Lot Size and Net Acres per Unit .77 .40 . 37 .24 .40 .29 .29 .24 . 13 .13 .09 .07 .05 
3 Lot Value as % of Sale Price .19 .18 .17 .17 .17 .16 .16 .16 . 15 .15 . 14 .12 . 11 

4 Lot Value Improved!' 4,750 4,500 4,250 4,250 3,230 3,040 3,040 2,720 2,550 2,250 2,100 1,700 1,320 
5 Developers' Cost to Improve Lot!' 2,600 1,500 1,200 750 1,500 800 500 750 500 500 500 500 500 

6 Lot Value Less Cost of Improvements . 2,150 3,000 3,050 3,500 1,730 2,240 2,540 1,970 2,050 1,750 1,600 1,200 820 

7 Entrepreneurial Return @ 15 % of (4) — 713 675 638 638 485 356 356 308 383 338 315 255 198 
8 Development Value Per Lot (6-7) 1,437 2, 325 2, 312 2,862 1,245 1,884 2, 184 1,662 1,667 1,412 1,285 945 622 

9 Typical Units Per Gross Acre .98 2.00 2.40 3.40 2. 00 2. 80 5. 40 3.40 6.00 6.00 8. 50 10.70 15.00 

10 Typical Development Value Per Gross Acre 1,400 4,700 5,500 9,700 2,500 5,300 11,800 5.700 10,000 8,500 11,000 10,100 9,300 

1/ Without water and sewer. 5/ See e. g. Community Builders Handbook, Table C. , p. 36, (1960). Estimates based on selected Baltimore experience 

2/ With water and 
*3/ This-figure varies over time and for each region. It represents 

the value of the house on it, 
4/ Based on examination of subdivision data, interviews with experienced developers and subdivision appraisers, a; 
— This will vary widely from place to place depending on proportion of total development costs paid by government 

in recent years, modified by national FHA experience, 
average of the value of a developed lot in relation to 6/ Figures rounded to nearest $100, The capital gain in raw land value is the difference between the sale price of land 

for development as indicated, and this figure-

* House and Lot types used in Growth Model and Optimum Land Use. 
SOURCE: Interviews with Baltimore County Developers and Realtors, Survey of Subdivisions in The Valleys, and examina

tion of national experience. 

lation is spread over twice the area, the utility and road network 
becomes much more expensive per unit. 

The efficiency and amenity of the pattern in relation to its cost is 
the important question of public policy, since, at any given stand
ard of service, the facilities will be provided somewhere in the 
County. 

The most appropriate position of the County would appear to favor 
increasing densities, and decreasing area developed, all other things 
being equal. Utility lines are shorter. Schools can be more effi
ciently organized with less bussing. Costs of inter-regional trans
portation systems are reduced. 

However, higher densities are limited by the variety of market 
preferences over time. To propose an extreme of all apartments, 
or all large-lot single family houses is to deny the nature of the 
market and the effective demand for housing. In this regard, the 
County must recognize the nature of its future residents, and 
accommodate to their needs. 

THE SPECTRE OF THE FUTURE 

The Uncontrolled Growth Model has a product, the Spectre of 
the Future. This seeks to show, not by increments but as a totality, 
the face of the future Green Spring, Caves and Worthington 
Valleys. The Spectre Map shows catastrophe, the face of the 
future, "noplace" U.S.A. 

Yet in the initial stages this foretaste of calamity will not be 
frightening. The edge of the Green Spring Valley now supports 
two subdivisions, and more are planned. Forty or fifty bright, self-
conscious little houses arise from the meadow. No great offense 
this, a mere intrusion? Two or three more may cause more local 
alarm. Winding roads, now pastoral, tree lined and fence bordered, 
will be replaced by bland, straight strips of asphalt or concrete. 
Trees, hedges, fences will go as will the familiar rural scene. Homes 

will dot the wooded slopes like broken teeth. More will appear 
on the slopes and the serenity of the scene will diminish. A stream 
will be culverted, a gas station appear, more houses, and suddenly 
the impetus to protect will be supplanted by the instinct to sell, 
profit and flee. Deterioration will accelerate, valleys- change to 
seas of houses, broad faceless highways, commercial development 
and the valleys will have gone, submerged in subtopia. 

This is a process of attrition, there is no single enemy, no single 
identifiable destroyer, no Phillistine. Within the law, conforming 
to planning requirements, the process proceeds. Small acts here 
and there, a plot for sale, a zoning change, extension of a sewer 
line, a road widening, a culverted stream, a woodland felled, each 
a small act in itself, accreting, aggrandizing, contributing to a pock 
marking of the landscape which becomes in time coalesced as a 
smear of despoliation. 

With only the controls now available, it is probable that develop
ment will scatter itself over a considerably larger area than it would 
actually need to encompass in order to satisfy housing demand. 
Moreover, it will tend to penetrate first along existing roadways, 
several of which traverse the valley floors—precisely the areas 
which must remain open if the existing vistas are to remain rela
tively unmarred. The random scatteration of development will 
eliminate any vestiges of present natural character. Houses will 
eat up vast acres at low densities, creating inefficient road and 
utility patterns. Access from homes to shopping, and to schools 
will be more difficult than in planned and more compressed com
munities. Present landowners will have long since moved on, hav
ing been literally forced to sell their property with the uneasy feel
ing of having violated a natural heritage. Present residents will no 
longer want to remain in an environment so foreign to their prefer
ences. And future owners and residents will only know what The 
Valleys once looked like from tales of the "good old days". 

The seeming inevitability, the self-fulfilling nature, of this prophecy 
must be interrupted and reversed. 
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DEVELOPMENT MUST CONFORM TO REGIONAL GOALS 

Preceding discussion has been directed towards the present situ
ation and the likelihood for the future. Now we turn to what ought 
to happen. What goals should be sought in planning for the 
Valleys part of the Region? This section explores the needs of the 
Region. These needs impose certain obligations on The Valleys in 
terms of population size and mix, land use and community facil
ities, transportation relationships, tax return and efficiency of 
development. 

THE NEED FOR COHERENT COMMUNITIES IN THE 
SUBURBS 

In recent publications regional planners recommended a pattern 
of suburban "Metrotowns" around present urbanized clusters. The 
profligate waste of the landscape involved in scatteration was de
plored. Anticipated population growth was allocated to all sectors 
of the Region by measuring the collective importance of factors 
involved in individual choice of location. The projected growth of 
the north and northwest sectors of 705,000 persons is the popula
tion pool from which each sub-area will draw. Concentration of 
the growth into Metrotowns would be advantageous from many 
points of view. 

The Valleys' population growth is not inconsistent with the Metro-
town concept. A large percentage of it will be located in Metrotown 

areas, and less than 40% in the interstice between, which the 
Valleys constitute. 

SUB-REGIONAL FORM ALTERNATIVES 

The range of form that growth can take in the North and Northwest 
Sectors is very wide. Four alternate possibilities are considered. 
The first shows uncontrolled growth. The second is a linear form 
of development. It assumes that combinations of the market mech
anism and zoning control would concentrate development along 
the major transportation routes, and that the Green Spring Valley 
would be sewered at an early date. 

The third shows the Metrotown development areas superimposed 
on the Plan for The Valleys. None of the previous patterns pay 
any particular attention to the natural amenity of The Valleys. 

VALLEY LAND USE 

The Metrotown studies would place suburban "downtowns" out
side The Valleys. This is dictated largely by the location of pres
ent concentrations, and by present commitments and proposed 
highways, possible transit, industry, shopping centers, open space, 
and residences. 
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RESIDENTIAL DEVELOPMENT INDUSTRY 

Clearly The Valleys should not and cannot be reserved for upper 
income housing, but should provide a wide range of housing to 
permit an equitable distribution of the Regions' population in 
accordance with the overriding social goal of maximizing oppor
tunity for free choice of location. 

In terms of the proper ultimate capacity of The Valleys, Regional 
factors and plans would appear to suggest relatively low densities 
and low total capacity. Thus the lower end of the range (110,000 
to 150,000) would be most consistent with Regional objectives for 
the area. 

HIGHWAYS AND TRANSIT FACTORS 

The major expressway network as planned would appear to sup
port the current urbanized pattern rather than suggest a new con
centration in The Valleys. The Outer Beltway is somewhat prob
lematical, but would be principally a region-serving facility, as a 
connector between the Harrisburg and Northwest Expressways. Its 
connections with these will stimulate growth very heavily. Its 
alignment is not yet planned, and its construction not programmed 
until after 1980. Rail transit will, if ever developed, undoubtedly 
follow one or both of the two current rail lines or the Northwestern 
Expressway. Current thinking on transportation suggests that The 
Valleys be areas of low intensity between high concentrations. 

The plans for industry and location of major employment centers 
tend to follow those for population. The York Road—Harrisburg 
Expressway and the Reisterstown Road corridors will ultimately 
develop into major employment centers. Together, they provide, 
along with other existing and developing industrial areas in the 
County and Region, adequate and well distributed employment 
opportunities. No industry need be provided in the Valleys. 

SHOPPING CENTERS 

Region-serving shopping facilities already exist in Towson, Pikes-
ville, and Reisterstown Plaza (in the City of Baltimore). A region-
serving shopping center in The Valleys would compete to the detri
ment of the above existing and planned developments, and would 
not be justified. Access from any portion of The Valleys to these 
existing and proposed shopping facilities is excellent. There ap
pears to be no good case for a regional shopping center in The 
Valleys. Rather the facilities to be provided should respond to 
community and neighborhood needs. 

INSTITUTIONS 

The major institutions in The Valleys are largely region-serving, 
but are all of a low intensity of use. Except perhaps the amateur 
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point-to-point races on three weekends in the Spring, none of them 
bring in large numbers of people from outside. They are all on 
large, open sites, and form an important part of any future pattern 
of open space. New institutional uses of this same character should 
be considered as appropriate. 

OPEN SPACE 

Since The Valleys are currently predominantly open, and since 
regional open space is an integral part of any planned future pat
tern of growth, their region-serving role for open space is important. 
Neither State nor County have to date programmed any major 
parks or public open spaces in The Valleys. However, several 
recent County and regional planning open space proposals would 
have a significant effect on the development of The Valleys if 
realized among them—Jones Falls Valley Park, the Ivy Hill Forest 
Preserve and Ski Run. 

Provision of region-serving open space, both for recreation and as 
a separator of concentrations of development is an important 
regional role of The Valleys. 

ALTERNATE SEWER LAYOUTS WITHIN THE VALLEYS 

Many alternative development forms are possible within The 
Valleys, all consistent with market preferences, Regional objectives 
and needs. Four general possibilities are briefly compared here in 
relation to that sewer system necessary to realize them. Alternate 
One shows all the entire area sewered. Each of the others assumes 
that the entire area need not be sewered. Alternative Two shows 
development in the three major valleys—Green Spring, Caves and 
Worthington—and none on the Plateau. The others are variations. 

All alternatives show substantially more sewer trunks necessary 
than Alternate Four. The consequences of sewering the whole area 
would be an inefficient and expensive development pattern, with 
loss of amenity. In addition, the development of The Valleys as 
stimulated by sewering would inevitably result in an undercutting 
of the potential of already sewered areas in Towson and along 
Reisterstown Road. 
Table 10 

North and Northwest Sector Growth 
Baltimore Region, 1960-2000 

Metrotown 
Planning Area 

1960 
Population 

1980 
Population 

2000 
Population 

40 yr 
Increase 

Portion of 40-year Increase 
Allocated To Valleys Area 

3 Pikesville-
Park Heights 

103.500 165,000 170,000 66,500 15,000 22,000 

4 Greater 
Towson 

123,000 180,000 200,000 77,000 10,000 18,000 

13 Reisterstown 
Randall stown 

22,500 95,000 195,000 172,500 30.000 35,000 

17 Westminster 17,500 35,000 70,000 52,500 19.500 28,500 

18 Hereford 4,000 20,000 70,000 66,000 20,000 30,000 

TOTAL 271,500 495,000 705,000 434,500 94,500 133, 500 

Source: Metrotowns 2, op, cit. p. 5. 

Note: Portion of 40-year Increase allocated to Valleys Area is based on (a), market estimate of Valleys population 
ranging from 110,000 to 150,000, (b). the portion of developable Valleys Area within each Metrotown area, 
(c). and the probable capture rate of developable Valleys' Area outside Metrotowns, but tapping the same 
sector population flows. 

PLANNING AREAS 3 4 13 17 18 G.S.W.V. 

S U B - R E G I O N A L  P O P U L A T I O N  D I S T R I B U T I O N  

The County would gain no additional taxables and instead have a 
less efficient, more dispersed and expensive pattern of development 
to serve. 

CONCLUSIONS AND GUIDE LINES FOR CONTROLLED 
GROWTH 

The analysis of uncontrolled growth, and of regional, sub-regional, 
and Valley alternatives, suggests certain guide lines for planned or 
controlled growth. These guide lines are used as assumptions and 
principles along with others in the development of Optimum Land 
Use. 

1. The Valleys should accommodate as full a variety of housing 
types as possible, within the realities of the market prefer
ences for housing. 

2. The "capture rate" for The Valleys establishes a population 
range of 110,000 to 150,000 persons by the year 2000. The 
lower figure should be set as an ultimate objective. It would 
provide for accommodation of the full thrust of growth by 
1980, but a slowing down by the year 2000. 

3. No region-serving facilities except open space need be, or 
should be, planned for The Valleys. 

4. Within The Valleys, development should be concentrated as 
much as possible to reduce costs, provide more efficient 
patterns, and to permit open space and natural resource 
retention. 
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OBSERVANCE OF CONSERVATION PRINCIPLES CAN AVERT DESTRUCTION 
AND ENSURE ENHANCEMENT 

Consideration of the Regional obligations of The Valleys indicates 
that the area must absorb 110,000 additional people in the next 
40 years. While growth and development are thus inevitable they 
need not be inevitably destructive, if controlled. It is the purpose 
of this section to discuss those conservation principles which should 
be applied to avert destruction and ensure enhancement. 

It has been stated that the genius loci of The Valleys, that essential 
quality of the area which must endure unchanged, resides primarily 
in the great valleys, Green Spring, Worthington, Caves, and the 
wooded slopes which contain them. This concept can be strength
ened by a more particular examination of certain discrete natural 
processes. In The Valleys, where land is abundant, there is a 
premium on perceptions which can advise on preferable locations 
for development. Analysis of natural process and physiographic 
characteristics as they occur can lead to an understanding of the 
degree to which they are permissive or prohibitive to development. 
Principles of conservation devolve from this analysis and their 
application is described as physiographic determinism. 

The natural processes examined included topography and subsur
face geology, surface and ground water, flood plains, soils, (with 
particular reference to their permeability or imperviousness,) steep 
slopes, forests and woodlands. 

Each of these processes interacts with the other; each has impli
cations for development. They have primary relevance in dis
tinguishing the capacity of each area to absorb development, the 

susceptibility to despoilation, and the restraints and opportunities 
inherent in the landscape. 

THE PROCESSES OF NATURE AND PHYSIOGRAPHIC 
CHARACTERISTICS 

Water is a specific indicator of most natural processes. Forests and 
woodlands are the major deterrents to rapid water runoff, the in
cidence of flood and drought. Steep slopes are most vulnerable to 
erosion resulting in sedimentation of streams, raising of stream 
beds and extension of flood plains. Soils vary in their suitability for 
utilization with septic tanks, while flood plains indicate those areas 
temporarily inundated. Surface and ground water are intercon
nected, pollution to one inevitably affects the entire resource. 
Finally the nature of underlying geology has important implications 
for ground and surface water resources and the appropriate nature 
of development. 

UNDERGROUND WATER SUPPLY 

The first element in this rationale evolves from subsurface geology. 
The Valleys,—Green Spring, Worthington and Caves—all overlay 
the best ground water source in the Baltimore Region, a limestone 
formation called Cockeysville marble. This ground water, called 
an aquifier, is extremely valuable and also extremely vulnerable. 
Should much development using septic tanks occur in the valley, 
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the prospect of polluting this valuable ground water resource in
creases. This will render present wells dangerous and finally use
less. Where water supply is by wells, considerations of public 
health and common prudence suggest that development using septic 
tanks should not occur in the valleys. Even should sewers be util
ized to permit building in the valleys it must be recognized that 
these are not watertight. Normal leakage may be as much as 20%. 
Sewers too can endanger ground water. 

Observance of this physiographic fact suggests that no develop
ment should be located in the Green Spring, the Caves or the 
Worthington Valleys. In contrast the Wissahickon Formation of 
the Plateau area, and the Baltimore Gneiss of the ridge south of the 
Green Spring Valley and north of the Worthington Valley offer no 
comparable geological restraints to development. 

SURFACE WATER 

The major water courses are Gwynns Falls, Jones Falls, Beaver-
dam Run, and Western Run. Gwynns Falls drains the western 
Plateau area; Jones Falls drains the Caves and Green Spring 
Valleys; Beaverdam Run drains the Plateau; and the Western Run 
and its Oregon Branch drain the Worthington Valley. 

Drainage from the area is linked to two bodies of water. The 
Worthington Valley including the entire Western Run and much 
of the high Plateau drains into Loch Raven, a water supply reser
voir. The Caves Valley, the Green Spring Valley and a portion of 
the Plateau drain down Jones Falls to Lake Roland, a recreational 
facility. Pollution to streams and ground water in the Valleys will 

affect public water supplies in Loch Raven both directly and in
directly. Lake Roland is already badly polluted, and further de
velopment can only aggravate the situation. 

This suggests that all streams be protected from pollution by re
serving a width of land on each side on which no development 
should occur so that the stream remains in its natural condition. 
This width should be 200' from the edge of the stream to provide 
a total width of 400' plus the width of stream itself. 

FLOOD PLAINS 

A flood plain is that area of land occupied by water, when the bank-
full stage in the watercourse is exceeded. In Baltimore County, 
the 50 year, or 2% probability flood is the "design" flood. The 
area inundated is the 50 year flood plain. 

Precise engineering delineation of flood plains is laborious and 
expensive. No flood plain delineation has been accomplished for 
The Valleys before this study. As a preliminary indication of the 
location of 50 year flood plains, information available from the 
U.S. Soil Conservation Service—County Soil Survey was utilized 
on the presumption that the flood plain is usually characterized by 
the presence of alluvial soils. 

This presumption has been tested and confirmed in two locations. 
Dr. M. Gordon Wolman conducted a Flood Plain Study for the 
Gwynns Falls and located the 50 year Flood Plain. This showed 
close correspondence to that indicated by the alluvial silts. Later 
the U.S. Engineers defined the 50 year Flood Plain for the Wis
sahickon Creek in Philadelphia. This also corresponded almost 
exactly to the flood plain indicated by the location of alluvial silts. 
Consequently the flood plain indicated in this study, based on soil 
characteristics, has been accepted as the location of 50 year flood 
plains, adequate for planning purposes. 

There are extensive areas of flood plain in The Valleys. The Jones 
Falls and its North Branch, the Caves Valley, the Western Run 
and the Oregon Branch, and Beaverdam Run all have considerable 
areas of riparian land in flood plain. 

Land in flood plains is unsuitable for development in many re
spects: potential danger to life, threat to property, and the deleteri
ous effect upon channel capacity. Such lands are also unsuitable 
for development using septic tanks. Baltimore County code restricts 
such development, but permits culverting of water courses as an 
option of the developer. This is not only destructive to natural 
beauty but also aggravates flood conditions downstream. 

Physiographic determinism suggests that the 50 year flood plain 
be prohibited from development, and that the only land uses per
mitted on it be agriculture, forestry, institutional open space and 
recreation. 
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LAND UNSUITABLE FOR SEPTIC TANKS 

Extensive experience has demonstrated that use of septic tanks 
requires stringent regulation and supervision. As stated by Dr. 
Perry F. Prather, Commissioner of the State Department of Health, 
"Concentration of overflowing septic tanks can saturate the ground 
and eventually seep into nearby streams and wells .... in view of 
Maryland's rapid urbanization ... the individual water supply and 
sewage disposal system, well and septic tank, must be considered 
obsolete." 1 Recent pollution and seepage into Lake Roland and 
Jones Falls near Ruxton bears out the importance of this concern. 

The location of soils unsuitable for septic tanks in the area was 
obtained from the Soil Conservation Service. These particular soils 
are preponderantly silt loams, having low permeability, and are 
considered to be impervious at this stage of general planning. 
Examination of their distribution discloses that they are quite ex
tensive in all the valley bottoms. They are frequently contiguous 
to flood plains. As flood plains are themselves unsuitable for de
velopment with septic tanks, both categories can be considered as 
one, united in being unsuitable for such facilities. While non-septic 
tank sites are extensive in the valleys, notably in the Green Spring 
and Cave Valleys, it is apparent that such soils are almost absent 
on the Plateau. 

In summary, the extensive incidence of both flood plains and non-
septic tank soils in the valleys militates against their development. 
This physiographic information strongly supports the hypothesis, 
originally supported by geological examination, that development 
should be concentrated on the Plateau and exempted from the 
valleys. 

STEEP SLOPES 

The definition of steep slopes utilized here conforms to that of the 
Soil Conservation Service and Maryland State Health Regulations, 
that is 25% or 1 in 4. The Soil Conservation Service recommends 
that all slopes 25% or more, should not be sustained in cropland 
or even pasture but should be in forest cover. Such slopes are 
particularly subject to erosion with the consequence of sedimenta
tion of streams, raising of watercourses and heightening of flood 
plains. Even although they often offer dramatic building sites, they 
are in principle unsuited to development. 

Examination of the incidence of these slopes shows that they are 
frequently the walls of the valleys. This is true for all the minor 
valleys. It also applies to the north-facing walls of both the Green 
Spring and Worthington Valleys, and the east-facing slope of the 
Plateau towards the Harrisburg Expressway. However, the south 
facing walls of both valleys and the side slopes of The Caves Valley 
are much gentler and rarely exhibit slopes of this severity. 

1 Release from Dr. Perry F. Prather, M.D., Commissioner. State of 
Maryland Department of Health, 25 January 1963. 

Even if development on the valley floors was prohibited but per
mitted on the valley walls, the effect would be quite catastrophic. 
It is essential to retain the valley walls effectively free of develop
ment to perpetuate their present serene quality. 

Physiographic determinism would severly limit development on all 
valley walls and prohibit development on steep slopes of 25% 
or more. 

FOREST COV ER 

Site examination shows that the forests are mainly second growth, 
mixed hardwood with some conifers. The latter are largely intro
duced and thus not native to the area. The valleys have occasional 
copses and free standing trees but forest are almost entirely absent. 
The valley walls are in the main clothed in forest cover. Extensive 
forested areas exist on the Plateau. There is almost a complete 
circle of forest clothing the south-facing slopes of the Green Spring 
Valley, the east-facing slope towards the Harrisburg Expressway, 
the north-facing slopes towards the Worthington Valley and nearly 
the entire perimeter of the Caves Valley. These forests are ab
solutely central to the genius loci of this landscape, and indis
pensable to the identity of the valleys and the Plateau. 

The occurrence of forest cover is associated with several roles, 
diminution of runoff, erosion control on steep slopes, enclosure of 
valleys, and the establishment of open and closed landscapes on 
the Plateau. The forest cover has a vital role in establishing the 
visual character, not alone of the valleys, but of the entire area. 

Physiographic determinism suggests that existing forests be pre
served in either a natural state or developed at such a low density 
as to retain their forest character. All valley walls should in the 
future be planted to forest, with priority for 25% slopes. Present 
open areas on valley walls should be prohibited to development 
until forest planting reaches an average height of 25'0". 

DAM SITES 

If the recommendations prohibiting development on the 50 year 
flood plains and on areas with "non-septic tank" soils are carried 
out, large areas of riparian land in valley bottoms will be exempted 
from development. In most cases they should remain in pasture 
either as private farm land, public park, or low intensity institu
tions. 

For certain areas, however, there is an important alternative. The 
Soil Conservation Service is currently undertaking a study of 
potential dam sites, both inside and outside the study area. These 
sites are directed primarily towards the solution of flood problems 
and soil conservation objectives. Dams impounding water over 
present flood plains and non-septic tank soils can serve as a multi
purpose device. They will provide flood control, recreation, re
serve water supply, scenic beauty, and recharge aquifers. 
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The Caves Valley would benefit immeasurably by the creation of 
a lake in the valley floor. Dam sites have been identified in the 
Green Spring Valley, the Worthington Valley, on the Beaverdam, 
and the Western Run. These dam sites offer valuable opportunities 
for resolving problems of land control, future new land uses, flood 
control and water supply programs combined with the creation of 
new recreational opportunity and scenic enhancement. 

PHYSIOGRAPHIC PRINCIPLES FOR CONSERVATION 
AND DEVELOPMENT 

Leading from the previous analysis, this section proposes conser
vation principles which, if observed, will present despoliation, and 
may ensure enhancement. These principles indicate the types of 
development and densities appropriate to the various physiographic 
characteristics. 

Conservation principles are:— 

1. The valleys should be prohibited to development save by 
such land uses as are compatible with the present pastoral 
scene. These would include agriculture, large estates, low 
intensity use institutional open space, parks and recreation, 
public and private. 

2. Development should be prohibited over all formations of 
Cockeysville marble and the aquifers they contain. 

3. 50 year Flood Plains should be exempted from all develop
ment save agriculture, institutional open space and recreation. 

4. Current State Health Regulations prohibiting development 
on all soils unsuitable for septic tanks should be rigidly en
forced. On other soils, density of development using septic 
tanks should be regulated in relation to soil permeability 
and with reference to aquifers. 

5. Surface water courses should be retained in their natural 
condition to a width of not less than 200' on each side of the 
stream. In general, they should not be culver ted. 

6. Dam sites and their impoundment areas should be prohibited 
to development as prospective water resources, artificial 
aquifer recharge and potential recreational areas. 

7. All forests, woodlands, copses and free standing trees above 
4" caliper should be surveyed and subject to preservation 
regulations. 

Development principles are as follows:— 

1. Walls without Forest Cover. Such lands should be pro
hibited to development and should be planted to forest cover. 
When they are covered with the appropriate distribution of 

mixed hardwoods to an average height of 25' they may be 
considered as category (2). 

2. Valley Walls in Forest Cover. Valley walls in forest cover, 
exclusive of slopes of 25% or greater, should be developed 
at such a density and in such a manner as to perpetuate their 
present wooded aspect. The maximum density permitted for 
development should be 1 h ouse per 3 acres. 

3. Walls and Slopes of 25% or Greater. Valley walls, and all 
slopes of 25% or greater should be prohibited to develop
ment and should be planted to forest cover. 

4. Wooded Plateau. Forest and woodland sites on the plateau 
should not be developed at densities in excess of 1 house per 
acre. 

5. Promontory Sites. On specific promontories, in wooded 
locations, the density limitations can be waived to permit 
tower apartment buildings with low coverage. 

6. Open Plateau. Development should be largely concentrated 
on the open Plateau 

Table 11 

Area For Development by Natural Planning Areas 

Developed Acreage 

Natural R-20 R-40 3 Acre Zones 
Planning and Higher 
Areas Total (Open Plateau) (Forested Plateau) (Forested Walls) 

A 2, 570 1,146 568 140 
B 5,221 58 751 
C 1,365 185 576 407 
D 2,311 73 719 
E 3,489 1,223 448 158 
F 10,733 3,843 2,664 
G 587 12 140 
H 2,784 59 495 
I 4,268 151 822 
J 3,003 1,410 258 181 
K 8,192 5 792 

Total 44,524 7,807 4,872 5,700 

38 



£ O 
I-
>-cr 
H 
Z 
3 o o 

PHYSIOGRAPHIC DETERMINANTS OF FORM 



THE AREA CAN ABSORB ALL PROSPECTIVE GROWTH WITHOUT DESPOILATION 

If normal uncontrolled growth will destroy, and growth is in
evitable, how can it be directed to avoid destruction? The major 
conclusion has already been stated. We have seen that the genius 
of the landscape lies in the broad valleys and their wooded slopes. 
These are the areas which must be sustained unchanged. In con
trast, the Plateau is particularly suited, by its physiography, to 
absorb development without despoilation. If wisdom and art pre
vail, development may enhance this landscape. However, if the 
valleys are exempted from development, and building limited upon 
wooded slopes, we will have significantly reduced the total land 
area available to building. Can those areas which remain, and 
which are recommended for development, absorb the prospective 
population at densities related to the present and prospective hous
ing market? 

If there is a consensus on the part of residents and government that 
development should be guided in accordance with physiographic 
principles, then the 16,000 dwellings forecasted for 1980 can 
easily be accommodated on 9,200 acres of land rather than the 
12,200 which would have been utilized under uncontrolled condi
tions. By the year 2000 the almost 27,000 new dwellings can 
occupy 17,000 acres rather than the 21,500 acres resulting from 
uncontrolled growth, a net gain of 4,500 acres for open space. 
The 25,600 units to be placed on the open Plateaus on 11,600 
acres would be concentrated on 7,000 acres at less than twice the 
uncontrolled density. Housing on wooded walls and forest Plateau 
would conform to normal densities. Average density overall in
creases from 1.2 to 1.6 units per gross acre with density of units 
on one acre or less increasing from 2.1 to 4 to the acre. 

The proposals are thus analogous to Homeland in Baltimore, a 
handsome residential area with relatively expensive houses. Home
land, with no apartments, has a gross density of 3.7 units per acre. 
Guilford and Roland Park, equally attractive, have substantially 
higher densities, in excess of 7 dwellings per gross acre. The qual
ity and livability of these areas has been well established over the 
years, and can attest to the feasibility of the relatively small in
creases in density necessary to accommodate the future population 
on the Plateau. 

CONCENTRATION ON THE PLATEAU 

As can be seen, concentration on the Plateau results in slightly 
higher densities. This does not change the nature of housing which 
remains preponderantly single family dwellings. It does produce 
localized higher densities which are reflected in the total higher 

average densities. These are in fact not regrettable but desirable. 
Populations of 110,000 should not be accommodated in a uniform 
development of uniform low density. It is both necessary and de
sirable that there be areas of concentration, ideally in the form of 
a number of communities of varying sizes. We have seen that the 
Plateau is capable of absorbing prospective development without 
despoilation. 

The Plateau is a distinct elevated mass rising from the surrounding 
valleys but it is itself a complex land form. A peneplane, it is fre
quently dissected by minor valleys, it contains several domes of 
which Ivy Hill and Worthington are the most conspicuous. It con
tains several ridges among them Chestnut Ridge, the Broadway-
Padonia Ridge, and it is drained by a number of streams, Water
spout Run, Baisman Run, Dipping Pond Run, and the major 
stream, Beaverdam Run. It is ringed by forests which largely clothe 
its flanks and extend up the minor valleys to the higher elevations 
and summits. This is an area containing much beauty and special 
character. 

COUNTRY TOWN, VILLAGES AND HAMLETS 

As a result of the complexity of the landform and the forests, it is 
possible to identify many specific sites for communities which are 
separate from each other and have unique identities. The capacities 
of these sites vary and it is their character, capacity and location 
which determine their size. 

These communities are identified as Country Town, Village, and 
Hamlet. The Country Town is the major community with a popu
lation of 20,000 and is located at Falls Road and Broadway Road 
at the head of a large lake, a number of villages of 6-10,000 
population and as many hamlets of 500 population are also pro
posed. Hamlets are located adjacent to parks, between villages. 

The terms used to describe the communities were consciously con
ceived to evoke an image of small rural communities providing 
local services only, unified in the materials and forms of building, 
the coherence of their plans, consonant with the present image of 
The Valleys. 

The area can absorb prospective growth at densities slightly higher 
than current market preferences yet at densities appropriate to 
optimum development and amenity. The location of development 
in Country Town, Village, and Hamlet, in response to the physi
ography of the Plateau, allows for an enhancement of the landscape 
without despoilation of the valleys. 
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PLANNED GROWTH IS MORE DESIRABLE AND AS PROFITABLE AS 
UNCONTROLLED GROWTH 

The superiority of planned versus uncontrolled growth seems 
scarcely worth argument. Those cities, towns and suburbs which we 
admire are generally as good as they are well planned. This would 
hold true for the study area. The preservation of the great valleys 
and their forested walls and the development of distinct com
munities on the Plateau, country town, village and hamlet, is cer
tainly superior to a morass of housing covering the entire landscape. 
Certainly planned growth as proposed is superior to uncontrolled 
development. The next question is whether it is as profitable. 

This test is a more difficult one in that the question of value in
creases is complicated by many unknown factors. The develop
ment value per gross acre related to house price and lot size was 
held constant both for uncontrolled and optimum conditions. The 
Valleys as a prestige area will have a tendency to command higher 
lot values for similar size lots than elsewhere, but these higher 
values may be nullified if the lot size-house price ratio does not 
remain constant. In spite of all the methodological problems in
volved, the results of the comparison tend to support the assertion 
that value under optimum planned conditions will aggregate at 
least the same total as under an uncontrolled state. 

COMPARISON OF FUTURE LAND VALUES 

It has been calculated that uncontrolled residential growth develops 
approximately $33.5 million by 1980, and Optimum Land Use 

residential development produces $40.5 million in the same period. 
The three thousand acres withdrawn from development are 
ascribed an average agricultural value of $700 an acre. If their 
average value under development would be the same as the total 
forecasted growth of $2700 per acre, then the additional $7 million 
resulting from concentration would be adequate to pay in excess of 
$2,300 per acre for title to the 3000 acres exempted from develop
ment. 

No attempt is made to compare values developed by other land 
uses or beyond 1980. The comparison of the possible land uses by 
the year 2000 between uncontrolled and optimum development 
shows that 7,000 acres remain undeveloped in the former situation 
and 14,000 in the Plan for the Valleys. At the same value ratios 
as for uncontrolled growth, this would mean a need for $14 million 
to acquire development rights to retain this land undeveloped, a 
sum which would not seem to be impossible considering the pro
ductivity of the denser housing and the monopolistic position of the 
proposed commercial facilities. 

The Optimum Land Use Plan is clearly more desirable than uncon
trolled growth, it is also demonstrably as profitable as uncontrolled 
growth with a strong presumption that it is more so, sufficiently 
more to pay for the retirement of the open space including the 
major valleys scheduled for development. 

Table 12 

Dwelling Units by Price Range, Lot Size, and Gross Acres - 1980 Expanded Housing 
Forecast and 1980 Optimum Land Use 

1980 Expanded Housing Forecast 1980 Optimum Land Use (Residential) 

Price Range 
and Lot Class Total Units 

Average 
Price Class 

Units Each 
Price Class 

Average 
Lot Size 

Units per 
Gross Acre Gross Acres 

Development Value 
Per Gross Acre ($) 

Total 
Development Value ($) Lot Size 

Units per 
Gross Acr Gross Acres 

Development Value 
Per Gross Acre($)i/ 

Total 
Development Value ($) 

$40,000 + o n 
3 + Acres 

435 $65,000 + 
45,000 + 

200 
235 

5.20 
3. 40 

.18 

.27 
1,150 

890 
$ 1,500 

1,500 
$ 1,725,000 

1, 335,000 
NO CHANGE $ 1,725,000 

1.335.000 
435 4.20 .21 2,040 $ 1,500 3,060,000 4.20 .21 2,040 $ 1,500 3,060,000 

$40,000 + on 
2-2. 9 Acres 

615 $65,000 + 
45,000 

215 
400 

2.90 
2.20 

.32 

.41 
670 
980 

$ 2,700 
2,300 

$ 1,809,000 
2,254,000 

NO CHANGE $ 1,809,000 
2,254.000 

615 2.40 .38 1,650 2,500 $ 4,063,000 2.40 .38 1,650 $ 2,500 $ 4,063,000 

$40,000 + o n 
1-1. 9 Acres 

$30,000 -

1,080 

710 

$60,000 
40,000 
35,000 

400 
680 
710 

1.90 
1. 50 
1.10 

.47 

. 58 

.77 

850 
1,180 

920 

$ 2,400 
1,900 
2,000 

$ 2,040,000 
2,242,000 
1,840,000 

1.35 
1.25 
1.10 

.64 

.68 

.77 

630 
1,000 

920 

$ 3,600 
2,400 
2,000 

$ 2,268,000 
2,400,000 
1,840.000 

$39,999 on 
1-1.9 Acres 1,790 

(Total) 
1-1.9 class 1,790 1.40 .61 2,950 $ 6,122,000 1.20 .70 2,550 $ 6,508.000 

$20,000 -
$29,999 on 

Less than 1 Acre 
Under $20,000 on 

Less than 1 Acre 

2,840 

8,845 

$25,000 

$19,000 
17,000 
15.000 

2,840 

5,845 
2,000 
1.000 

.77 

.29 
• 24 
.13 

.98 

2.80 
3.40 
6.00 

2,740 

2,044 
583 
158 

$ 

$ 

1,400 

5,300 
5,700 
8.500 

$ 3,836,000 

$10,833,200 
3,323, 100 
1.343.000 

.40 

.15 

.13 

.09 

2.00 

5.40 
6.00 
8. 50 

1,400 

1,067 
333 
120 

$ 4,700 

$11,800 
10,000 
11.000 

$ 6,580,000 

$12,590,600 
3,330,000 

11,685 Total under 
I acre 11,685 . 38 2.10 5,525 $19,335,300 .20 4. 00 2,920 $23,820,600 

Total Single Houses 

Apartments 

14,525 

1,650 

14,525 

1,650 

.70 net 
• 81 gross 

1.20 

29.20 

12,165 

25 $36,000* 

$32,580, 300 

900,000 

.53 1.60 

29.20 

9,160 

25 $36,000* 

$37,451,600 

$ 900,000 

Acres Restricted 
from Development — -- - -- None -- 3,005 $ 700 $ 2,103,500 

Total 16,175 16,175 12,190 $ 2,700 $33,480,300 -- -- 12,190 $ 3,300 $40,455, 100 

1/ Taken from Table 9 (Development Value per Gross Acre.) 
* At $1500/unit for land. 
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PUBLIC AND PRIVATE POWERS CAN BE JOINED IN PARTNERSHIP IN A 
PROCESS TO REALIZE THE PLAN 

The final test of The Plan is whether the Optimum Land Use can 
be achieved in large part if not in entirety. No matter how ideal 
the residents of The Valleys or the County may believe the Plan to 
be, if it cannot be realized then all of the analysis and planning will 
have served no useful purpose. 

Baltimore County has a relatively up to date and smoothly func
tioning set of zoning and subdivision controls. At the level of 
subdivision design, these controls act to provide high standards of 
layout and services. However, observation of the recent experi
ence and analysis of their impact shows that at the larger scale of 
The Valleys, they are completely ineffective in preserving major 
open space or guiding coherent ordered community growth. 

THE NATURE OF THE NECESSARY PROCESS 
OF CONTROL 

What is needed is a full reliance on existing controls, plus a wide 
range of new controls. 

Of the many desirable new controls many are legally possible now 
and some are within the grasp of the County and the residents 
today. But many others require changes in attitude and custom. 
No single control is sufficient, many new powers all need to be 
meshed into a systematic process of increasing control. 

The preservation of the area's essential beauty can be achieved 
only if a process is set in motion which will guide and control 
growth, and at the same time provide for an equitable distribution 
of the profits of development. The extra dividends made by many 
as a result of the Plan must be the basis for compensation to those 
whose land is reduced in value. If such a process is set in motion, 
a large measure, if not all, of these goals can be achieved. 

The first steps require wide-spread agreement on the part of citizens 
and County government that the objectives embodied in the 
Optimum Land Use are valid and worth-while, regardless of how 
skeptical people might be of their possibility of being realized. 
This will then establish a positive climate of opinion necessary for 
further action. Such a process can be set in motion if people 
believe strongly that the goals are worth fighting for. 

The process contains three basic concepts: preservation, compen
sation, and development. It involves integrated public and private 
action, staged to cumulate over time, and designed to increasingly 
guide urban growth, preserve open space, and amenity, and provide 
a mechanism for compensation. 

FIRST PHASE STRATEGY 

A great deal can be accomplished by making the most of the de

vices already available. The concept of progressive accumulation 
of controls starts with what is now possible, and progressively in
creases the level and effect of controls over time. Time is a most 
important element in the process. 

If all of the measures and devices outlined could be available 
simultaneously, controls would be sufficient to guide growth and 
preserve amenity. But they cannot. In the meantime, the clock 
will not stand still, and development must proceed. 

The strategy of the first phase (1964), is (a) to divert as much 
development as possible to the proper areas on the Plateau, (b) to 
stimulate development where it ought to occur, and discourage it 
where it should not by combinations of County policy and Council 
action, and (e) to influence development not in conformity with 
the Plan that cannot be stopped to be carried out with the least 
damage to amenity. Certain areas that should remain open will 
undoubtedly be lost to development in this first phase. 

First phase strategy must be developed to enable the County and 
the Green Spring and Worthington Valley Planning Council to 
know which battles to fight, and the direction the war must take. 
Strategy must consider realistically the implications of the imme
diate actions proposed for 1964, most specifically planning policy, 
public utility policy, and zoning changes. 

COUNTY PLANNING POLICY 

Most public measures for preservation and development—zoning 
in particular—depend for their validity on a master or compre
hensive plan. Such a plan provides the basis for relating land uses, 
transportation, open space, and major capital expenditures for 
such items as sewer mains, into a consistently integrated expres
sion of public goals and sequence of activities. 

Within the context of such an approved master plan, actions of 
officials that are in accord with the plan become consistent with 
public policy. Official actions and decisions have a guiding frame
work that protects them from charges of being arbitrary or 
capricious. 

The most important first action of the County Planning Board 
and Office of Planning and Zoning is to examine the basis of the 
Plan for The Valleys, and see where it does—or perhaps does not 
—truly meet with the goals of both the County and the residents, 
and with sound planning principles. 

With modifications as necessary, the Plan should then be adopted 
as the official framework for subsequent planning and development 
action. This will set the stage for implementation. 
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COUNTY POLICY RE SEWERS 

All of the Caves and Green Spring Valleys, like most of the rest of 
The Valleys, are now zoned R-40 for minimum one acre lots. 
Large parts of these valleys are either in flood plain or contain 
soils unsuited for septic tank development. County subdivision 
ordinances, supplemented by State Health Regulations cited earlier, 
allow onsite sewage disposal under certain conditions on one-half 
acre lots. The capacity for development using septic tanks of all 
of the valleys and their walls is somewhat less than even the R-40 
could support. If soils unsuitable for septic tanks are calculated, 
their capacity is certainly less than the total acreage of the valleys 
divided by one lot per acre. 

State health officials are increasingly alarmed at pollution and the 
dangerous results of intensive use of septic tanks in urban areas. 
Thus, without a major sewer, R-40 can be considered to set the 
outside capacity for development—and value of land—in these 
valleys. 

DON'T SEWER THE VALLEYS 

In the Green Spring Valley and Caves Valley there is no funda
mental change in overall density proposed now. A policy of not 
sewering these valleys, based on an officially approved Plan for 
the valleys, would be unlikely to incur successful legal action pro
testing that the denial of sewers was an unconstitutional taking of 
land or property rights. The refusal of sewers would be neither 
arbitrary nor capricious, but a part of a Plan whose implementation 
was necessary to the overall public welfare. Only speculators 
would be adversely affected if they bought their land in early 
expectation of a sewer, and paid a price accordingly. 

IMPACT ON THE CAVES VALLEY 

In the Caves Valley, unimproved land values are much lower than 
those in the Green Spring Valley. While the land would appear 
superficially easy to develop, most of the valley floor is in flood 
plain and/or in soil unsuited to septic tank development. It 
would be difficult, although not impossible, considering the market 
and physiography, to develop the Caves Valley fully at R-40 
density. 

This would put The Caves at the tail end of a Green Spring Valley 
sewer schedule and somewhat at a competitive advantage. Of 
course all of the above considerations are subject to the limitations 
on sewering of either valley discussed previously. 

SEWER THE PLATEAU 

If County policy clearly establishes the Plateau as the area to be 
sewered, and early engineering locates rights of way and easements 
for them, pressure for intense developmnt in the valleys would be 

relieved. This policy, if combined with zoning changes appropriate 
to the Plan, would tend to raise values of unimproved land on the 
Plateaus. 

To some extent this would act to slow down growth, as developers 
shifted operations outside The Valleys to cheaper land. The rais
ing of land prices would, in the long run, not inhibit development, 
and would have the positive advantage of increasing the per cent 
of total capital gain that would accrue to present owners. Long-
term speculation in land planned for sewering would tend to offset 
the slowdown in developer interest, and stabilize land sales. 

"Advance public works" planning and acquisition could be 
financed with Federal loans to take the pressure off County 
finances. The Syndicate, recommended later, along with en
lightened landholders and developers, should move to take ad
vantage of this advance planning and accelerate detailed plans for 
Plateau development. 

COUNTY POLICY RE HIGHWAYS 

With a few notable exceptions such as the Beltway and the Harris-
burg Expressway, highway change is usually conceived as a 
response to urban growth rather than as a device to guide, stimu
late, or slow it down. The usual reason is a valid one in the sense 
that expensive construction must be justified by substantial im
mediate traffic for cost-benefit ratios to work. 

Taking such difficulties into account, County highway policy, as a 
strategy for the first phase, can make an effective contribution 
toward setting the stage for the rest of the Action Program. Three 
areas of policy agreement are recommended. 

THE JONES FALLS EXPRESSWAY EXTENSION 

This facility is considered necessary when the traffic between the 
present interchange at Falls Road and the Harrisburg Expressway 
becomes excessive. It can be engineered immediately, its align
ment and access points determined, and its right of way acquired, 
perhaps through a federal "advance public works" loan. Land for 
it would be cheaper, and development could be designed in accord
ance with it. 

The general alignment indicated on Optimum Land Use appears 
feasible from an engineering and traffic point of view, and does 
little damage to the countryside. The Extension would be on grade 
across the Green Spring Valley and up the north wall. As it 
traverses the Plateau, it should be depressed to reduce grades and 
to minimize noise and visibility from adjacent land. 

Limiting access to it is critically important. The present connection 
at Falls Road should be eliminated to reduce pressure on the Green 
Spring Valley, and a full expressway interchange without access 
from other roads should be developed at the Beltway. 
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CAVES-BROADWAY-PADONIA ROAD ARTERIAL 

The single access point proposed for the Extension is roughly half
way up its length near Padonia Road. In order to maximize the 
growth-guiding aspects of the Extension, its connection to the 
Town Center at Falls Road and Broadway is proposed as a limited 
access route from Falls Road east to the Harrisburg Expressway 
and beyond to York Road. 

At its western end, this arterial should extend to the Northwest 
Expressway to provide for the east-west movement generated both 
from within the Valleys and across them from Reisterstown and 
Cockeysville. 

This strategy would use highway planning, along with utilities, as 
a device for localizing development and for siphoning north-south 
traffic to the two expressways on both sides of The Valleys. 

COUNTY POLICY RE ZONING 

First phase strategy lists a number of proposed zoning actions and 
changes. They are considered here for their implications for the 
three valleys, in terms of achieving as much amenity and open 
space as possible although less than Optimum. 

SUB-OPTIMUM ALTERNATIVE "C"—R-40 CLUSTER ZONING 

The cluster zoning idea is a form of density control. Without any 
change in overall density, development is clustered, or placed in 
less than the total area, with the remaining land kept open. Devel
opment costs are reduced, individual open space is somewhat less, 
but overall open space and total amenity are increased.1 

To maximize the advantages of this type of zoning, legislation is 
needed to give the County power to designate where open space 
land should be, and clustering should be made mandatory, except 
where hardship could be demonstrated. 

Although more than half the valleys might be kept open in this 
manner, to a large degree a crazy-quilt pattern would result. To 
give as much form as possible to this pattern, the land left open 
should be the flood plain areas, woods, and land unsuited to septic 
tanks. 

SUB-OPTIMUM ALTERNATE "B"—CLUSTERING, PLUS 
DEDICATION, PLUS ASSESSMENT 

If it were possible to combine land kept open by clustering into a 
coherent pattern, substantially more of the open sweep of the 
valleys could be retained. While portions may be developed, it is 
hoped that at least one additional control would be available at an 
early date. This would provide for mandatory dedication by de
velopers of (R-40 cluster) open space, and/or money payments in 
lieu of such dedication. 

1 For a complete discussion of the idea, see William Holly White, Cluster 
Development American Conservation Association, 1964 Woodhaven Press 
Association, New York, N.Y. 

Under this combination, where a developer's open land did not fit 
into a basic open space scheme for the whole valley, he would pay 
the County an equivalent value, and the County would in turn 
acquire the land or development rights from an owner who held 
the area appropriate for open space. 

SUB-OPTIMUM ALTERNATIVE "A"—CLUSTERING PLUS 
DEDICATION PLUS HEALTH REGULATIONS 

If the land left open under the previous two alternatives were not 
considered to be developable under a strict interpretation of the 
State regulations for land development, then the potential capacity 
of the valleys would be substantially reduced, right at the start. 
Open space provided by R-40 clustering, and dedication for a 
coherent system, added to the land in flood plain, and that unsuited 
for septic tank use, provides for well over 60% of the valley floors 
and walls to remain in open space. This area could be increased 
by land purchased by an assumed Special Conservancy District, 
on the basis of an average $500 ad valorem assessment. 

The land made available by these four types of controls has been 
grouped into a Sub-Optimum Alternative "A," the most that can 
be hoped for without additional controls probably not available 
until well after the first phase. 

LARGE LOT ZONING 

Values in the majority of the Worthington Valley are low enough 
to warrant up-grading of this area to 25-acre estate and agricultural 
zoning. To do this, owners must feel that it would be an additional 
protection device, at least as an interim measure. Practically all of 
the properties are that large or larger now; no decreases and some 
increases in value should result; and, combined with voluntary 
multi-lateral agreements between owners, this type of zoning should 
give substantial, although not permanent control. 

Sub-optimum "A" is not a plan but an abstraction showing the 
physical consequences of implementing the controls discussed over 
part of the area. 

Three acre lot zoning should be applied where possible to forested 
areas, not in the immediate path of development. When compen
sation devices are available it can be applied more broadly. 

POLICY RE HEALTH REGULATIONS 

The State Health Regulations cited as important limits on develop
ment need to be applied in a detailed and systematic way to deter
mine the exact extent to which they can be counted on as devices 
for protection of flood plain, steep slopes and impervious soils from 
development. 

Man intervenes in nature's processes at his peril, and cost. Here 
plainly, the majority of costs in greater floods and pollution will 
be borne by future residents downstream. Immediate action by 
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State and County Health officials is urgent. This action should 
anticipate unhealthy and dangerous conditions and forestall their 
occurrence, rather than wait on disaster before invoking regulations. 

POLICY RE OPEN SPACE 

Much of the land planned for "open space" will be in use: as farms, 
estates, institutions at low densities of use, game preserves, golf 
clubs, and a wide variety of uses compatible with retaining the 
great open vistas of the valleys. 
A most important obligation of the area is the provision of Regional 
open space for many kinds of recreational activities. The Ivy Hill 
Ski Slope and the Forest Conservation Area are but two. Detailed 
study is needed by the State and County to determine the appro
priate amounts and locations of public recreation areas, as well as 
recreation easements for fishing and other leisure time activities. 

Cluster Development 

RECOMMENDED CONTROLS AND 
DEVICES 

Within the limits prescribed by physiography, the location, current 
value and future use of land suggest the kinds of controls and 
devices which singly and in concert, might be applicable to various 
parts of the area, or to the process of accumulating controls. 

PUBLIC PRESERVATION MEASURES POSSIBLE UNDER 
EXISTING LEGISLATION: 

PLANNING 

The County now has underway the development of a master plan. 
It has been adopting land use patterns section by section. The 
Plan for the Valleys represents such a land use pattern together 
with a process for achieving it in large part, if not completely. It 
has been developed in conjunction with the County Office of Plan
ning and Zoning and is an attempt to express the goals of the 
residents, as well as the County. 

Recommendation: The County Planning Board, after appro
priate study and modification, by the Office of Planning and 
Zoning, should adopt the Optimum Land Use as a section 
of the County Master Plan. 

PUBLIC UTILITY POLICY AND STAGING 

The County should consider the impact on development of the 
various ways and timing of the provision of sewer and water and 
highways for The Valleys. This is an opportunity to use public 
investment as a device to lead and direct growth, and to implement 
planning, rather than as a response to the uncontrolled random 
development market. Sewers become the most important imple
menting factor for the Plan. 

If the Plan for the Valleys can be adopted as public policy after 
careful review, then the most important preservation and develop
ment device can be instituted, that of determining which areas 
are to be sewered, and when. 

Recommendation: The County Department of Public Works 
initiate studies leading to a public policy to be adopted by 
Council for the sewering of the Plateau and the withholding of 
sewers from the major valleys and walls. 

ZONING AND SUBDIVISION CONTROLS 

1. Limitations of Use: The County Zoning ordinance now has 
no more restrictive residential classification than R-40 (1 
acre lots). Considerable portions of The Valleys should be 
rezoned for lower density development, in accordance with 
physiographic features. Since, in many areas, such changes 
would not depress land values if the valleys remain un-
sewered, their application would not constitute a partial 
taking. 
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Recommendation: Create two new zones (minimum 3 
acre and 25 acre lots). Apply the first to all forested 
valley walls, after appropriate survey and mapping; 
apply the second to the Worthington Valley floor and 
open walls, and to such other areas where value would 
be unchanged or even enhanced. 

At the other extreme of residential uses, the County now 
has no apartment zone density limitations. These are de
sirable to provide a reasonable relationship of building cov
erage and apartment density to land in the Country Town 
and Villages and on the Plateau promontories. The County 
Planning Office is currently working on such new classes. 

Recommendation: Create at least three new zones for 
apartments at a range of densities between 20 and 100 
units per net acre. Apply these where appropriate in 
general accord with the Plan for the Valleys. 

2. Density Zoning: Two types of density zoning would be of 
use in The Valleys. The first would provide for mandatory 
"clustering" at very low densities in the valley floors and 
open walls; the second would provide for clustering on the 
Plateau at moderate to high densities. Under the first, the 
optimum of no further development at all would not be 
completely achieved, but a considerable amount of open 
space could be retained as development occurred by cluster
ing development. 

Recommendation: Amend Sec. 44-2F of Code to pro
vide for mandatory R-40 (cluster) with minimum V2 
acre lots and apply it to the Green Spring and Caves 
Valley and Plateau valley floors and open walls. This 
zone should require as mandatory the provision of such 
open space and the County should have design control 
over which part of each tract would be so dedicated to 
the owners in concert, or to the County. 

At the other end of the density scale, there should be zones 
where density is fixed and it is up to the developer to provide 
a housing mix which averages to the required density. The 
County has proposed this as an RVT zone. 

Recommendation: With appropriate modifications, an 
RVT (variable lot size) zone should be adopted. It 
should be made applicable to sewered parts of the open 
Plateau. After appropriate survey, general areas should 
be mapped in which such zoning would be considered 
on application. 

3. Large Scale Development Zoning: This zoning class would 
provide for mixes of uses (residential and commercial) on 
an application basis on tracts above a certain size in the 
Country Town and Village center areas. 

Recommendation: Create a Large Scale Development 
Zone, to include residential and commercial but with 
industry not permitted. As development potential 
ripens, map such zones as part of the Plan for The 

Valleys, limited to open Plateau, and in a sequence 
geared to sewerage availability. The County must 
retain power of approval and design control over each 
plat submitted. 

4. Natural Resource Zoning: A new zoning classification will 
be needed. To a large extent, the current subdivision regu
lations plus the State Health Regulation cited provide this 
kind of protection by restricting development in flood plains, 
areas of poor soil permeability, etc. 

Recommended for application after a device for 
compensation is available. 

5. Historic Zoning: Survey has not yet disclosed any areas or 
properties where historic zoning might be appropriate within 
The Valleys. However, certain structures (Fort Garrison) 
and some of the fine old houses should be protected by such 
a zone class. 

Recommendation: Create an Historic Zone, and form 
an Historic Commission. Charge it with examining the 
structures in the area, and searching The Valleys' his
tory, to set up the criteria for application of the zone. 

6. Subdivision Controls: For R-10, R-6 and R-G Zones, the 
subdivision controls now require open space to be provided. 
These open space provisions should be extended to the pro
posed zone RA-H, and to all new zones, as mandatory 
rather than permissive. However, where open space is not 
wanted, the County should require a money payment in 
lieu, similar to that now possible in Anne Arundel County. 

Recommendation: Make mandatory (and enlarge space 
required) in the open space provisions of Sec. 44-2 of 
County Code. Provide for money payment in lieu of 
dedication of land at County's option, and give County 
design control over location of land to be dedicated. 
The money payment would be used for purchase of 
development rights and/or public open space in The 
Valleys. 

Forested areas are critical to The Valleys, and at present the 
County has no control over them, or the way in which a 
developer treats his land. Tree control should be added as a 
feature of the Code, giving the County control over which 
trees are cut, how land is regraded for development, and 
where reforestation for reducing visibility should be done. 
Developers should be required to survey and locate all trees 
on Preliminary Plat submissions, and should be penalized 
by fines if they cut trees before development, as an attempt 
to avoid the requirement. 

Recommendation: Create new subdivision legislation for 
tree and regrading control (of trees over a specified 
size). 
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PUBLIC COMPENSATION MEASURES POSSIBLE UNDER 
EXISTING LEGISLATION: 

PUBLIC COMPENSATION MEASURES REQUIRING 
NEW LEGISLATION 

DIRECT COMPENSATION 

1. Less Than Fee Acquisition: Maryland's law authorizes the 
acquisition of development rights, where an owner agrees to 
sell them and to never thereafter develop his land. The 
owner retains title and use of the land in its current form. 
The strict application of the Health Regulation cited before 
for flood plains and non-septic tank areas, might be aided 
by a parallel offer of the County to buy the development 
rights to this land. 

Recommendation: Apply less-than-fee acquisition 
powers to acquire development rights to major flood 
plains and non-septic tank areas for public purpose of 
implementing the Plan. 

2. Open Space and Advance Public Works Loans: Renewal 
powers are not relevant to the problems of The Valleys. 
However federal legislation now provides for loans to com
munities for advance public works and open space programs 
to provide compensation and development funds. 

Recommendation: Explore advance public works and 
open space loans possible under federal legislation. 

3. Installment Purchase: Where land is ultimately to be for 
public use, installment purchase, buying the land on time, 
or tax defferal could be applied, combined with the turning 
over of title at time of transaction. This could provide tax 
relief as part of the purchase agreement. A variation on this 
might provide for payment by the County at some future 
time, with title vested in the County, but the property used 
during the life of the resident. 

Recommendation: The County should designate land to 
be acquired at future times in accord with the Plan (as 
modified and approved) and announce its willingness to 
enter into agreements with owners for installment 
purchase. 

PREFERENTIAL ASSESSMENT 

The valley floors and open walls are now, to varying degrees, sub
ject to Maryland's preferential assessment provision by virtue of 
existing under-assessment. This has had the fortunate result of 
helping to keep the land undeveloped. A careful reassessment of 
land, establishing undeveloped land on valley floors and open walls 
as agricultural or open, and reassessing at market value land on 
the Plateau, could help stimulate development on the Plateau in 
conjunction with sewer staging. 

Recommendation: Reexamine areas on valley floors and open 
walls to ensure application of preferential agricultural assess
ment. Reassess land on Plateau at market value. 

MONEY PAYMENT AS ALTERNATIVE TO LAND DEDICATION: 

Anne Arundel County now has a provision for purchase of public 
open space land or rights, with money payments made in lieu of 
land dedicated by developers. This should be extended to Balti
more County. 

Recommendation: Press for amendment at the State Legis
lature of legislation to permit Baltimore County under appro
priate circumstances, to require money payments in lieu of 
land dedication for open space. 

EMINENT DOMAIN FOR ALL LESS-THAN-FEE OPEN 
SPACE ACQUISITION: 

An amendment to existing State enabling legislation ("develop
ment rights" law) would give the County power to acquire by 
eminent domain if necessary, scenic easements, public access to 
bodies of water, and hiking and riding trails, etc. 

Recommendation: Amend Development Rights Legislation 
(66C Anno. Code of Md. 357A) to give the County the power 
to acquire such rights by eminent domain. 

EXCESS CONDEMNATION: 

Current County and State agencies are not now able to protect 
land adjacent to parks, highways, reservoirs, etc. from uses in
compatible with the public area. 

Recommendation: The County should propose, and the State 
enact, legislation providing for excess condemnation of fee or 
less-than-fee interest, with possible lease-back provisions, of 
land adjacent to public uses such as highways, parks and 
recreation areas, public institutions, etc. 

COMPENSABLE REGULATIONS: 

Compensable regulations combine zoning upgrading with public 
compensation for the loss in value to land caused by the regulation. 
Their use is appropriate where continued private land ownership is 
desirable, yet where zoning alone would constitute a taking with
out just compensation. In The Valleys, compensable regulations 
could be applied to the valley floors and other land planned for 
private open space uses, yet not amenable to preservation by un
compensated forms of control such as flood plain zoning and re
quired dedication. 

State enabling legislation would be required to authorize Baltimore 
County to impose compensable regulations upon land designated 
as private open space on a publicly adopted master plan. The 
compensable regulations would limit land uses, subjecting it to 
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uses consonant with the Plan, primarily farming and country 
residence on large tracts, and institutions, with 25 acres as a mini
mum. 

Land subject to compensable regulations would be subject to a 
special appraisal of its value immediately prior to and unaffected by 
imposition of the regulations. This value would constitute the 
owners' guarantee. Upon sale on the open market of any land 
subject to compensable regulations, if the price received by the 
seller fell below the owner's guarantee the County would pay the 
seller the difference between the guarantee and the price received. 
The owner's guarantee attached to each parcel of land would be 
reduced by the amount of each payment by the County with 
respect to that parcel. The remaining guarantee could be drawn 
upon at sale by subsequent owners.1 

Recommendation: Legislation should be designed to provide, 
on a County-wide basis, for compensation of owners in accord 
with an equitable formula for losses incurred in market value 
when zoning upgrading is applied. 

SPECIAL CONSERVANCY (ASSESSMENT) DISTRICTS: 

Although Baltimore County has many governmental advantages 
accruing from being one unit, and is not Balkanized into many, it 
is possible to have smaller sub-units of governmental jurisdiction 
within it, responsible to the County. 

A most effective device for preserving open space would be a 
mechanism for self-assessment on an area basis, with the money 
thus levied used for open space acquisition (development rights, 
easements, or fee). The Valleys could, upon petition, be declared 
a Special Conservancy (Assessment) District, and a Commission 
be established to levy an assessment on an ad valorem basis on 
owners. This would require State enabling legislation, and a 
referendum of the voters in any such proposed district. 

Recommendation: The County should create a Special Con
servation District Study Commission charged with working 
out the most feasible methods of creating such Districts, and 
preparation of enabling legislation for same. 

STATE CAPITAL GAINS TAX ON LAND DEVELOPMENT: 

The idea of levying a tax on community-created increases in land 
values is a logical one, but requires a great deal of study before it 
could either have wide acceptance or before its implications could 
be fully understood. Ultimately it would be an important device 
for accruing some portion of capital gains in land value for ac
quisition of public open space on a broader basis than the land-
dedication provisions appropriate at the subdivision level. 

Recommendation: The County should press for consideration 
by the appropriate State authority of a capital gains tax on 
land development. 

1 See Krasnowiecki and Strong, Journal of the American Institute of 

Planners, May 1963. 

PUBLIC DEVELOPMENT CORPORATIONS: 

A public development corporation, with power of eminent domain, 
whose purpose would be the implementation of the Plan for The 
Valleys, would be a mechanism that could develop land in accord 
with the Plan, and compensate owners whose land was restricted 
to current use. The Maryland Port Authority is a public develop
ment corporation in another area of activity. Such an idea would 
have to have wide public support, and studies in how it could or 
should operate are needed. 

Recommendation: The County and Council should press for 
State creation of a Development Corporation Study Commis
sion charged with studying the possible powers, functions and 
areas of operation of public development corporations. 

PRIVATE ACTION RE PRESERVATION AND DEVELOP
MENT 

First phase strategy involves moving on all fronts at once— 
preservation, compensation, and development. 

THE CONSERVATION TRUST: 

A non-profit conservation trust can receive gifts of land and/or 
development rights, and act as a central management organization 
for land used in common and/or owned by Homes Associations. 

Recommendation: The Green Spring and Worthington Valley 
Planning Council, Inc., should immediately establish a Con
servation Trust. 

HOMES ASSOCIATIONS: 

Developers should be encouraged to create homes associations as 
devices for managing land dedicated for open space. While it is 
possible for such land to be dedicated to the County, this would 
ultimately pose management and maintenance problems for the 
governmental agencies responsible. At the same time it is highly 
desirable to have all of the open space managed and maintained 
by one organization. 

Recommendation: The Green Spring and Worthington Valley 
Planning Council should help set up Homes Associations in 
conjunction with developers. The Conservation Trust should, 
among other functions, act as a management and mainte
nance organization under contract with the various Homes 
Associations. 

MULTI-LATERAL VOLUNTARY AGREEMENTS: 

Many owners, if they felt that the majority would concur, are will
ing to enter into voluntary agreements to restrict their land from 
development, at least for a period, and subject to certain future 
conditions. 

Recommendation: The Green Spring and Worthington Valley 
Planning Council, Inc. should act as a catalyst for owners 
entering multi-lateral preservation agreements where appro
priate. 
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PRIVATE LAND DEVELOPMENT AND COMPENSATION 
—THE REAL ESTATE SYNDICATE 

In order for the residents and owners to take positive steps to 
ensure a high measure of the Optimum Land Use pattern being 
realizable, it is necessary for them to act in concert or in groups 
as developers of various parts of The Valleys. In this way, owners 
whose land will be worth more because of the Plan, can share part 
of the additional gains with those who voluntarily give up their 
right to development. Many forms of organization were con
sidered. 
The central proposal is that the landowners of the valleys act in 
concert through a private organization, the Real Estate Syndicate. 
The Syndicate consists of a general partnership and either sub-
partnerships or joint ventures. The general partners are few in 
number, exercise joint control over investment and property man
agement, and are individually liable for partnership obligations. 
Each general partner enters into a sub-partnership or joint venture 
relationship with many people who wish to participate in the enter
prise through ownership of a portion of the general partner's inter
est. The general partner enters into a participating agreement with 
these people and acts as agent for them. He must have their con
sent to major actions such as sale, mortgage, or transfer of the 
partnership interest. The participating interest of any joint ven
turer can be assigned. 
The Syndicate will have a two-fold purpose (a) to control the tim
ing and location of development in The Valleys and (b) to secure 
an equitable distribution of the profits of development. The former 
will be accomplished by acquisition of property interests in selected 
land in the valleys and walls, followed by development of appro
priate land by the Syndicate or by vendees of the Syndicate on the 
Plateau. 
The Syndicate will purchase either fee or rights over land in valley 
and slopes which will remain undeveloped and pay for these from 
the profits derived from land development on Plateau properties 
which it owns and or develops. 
Owners wishing to receive compensation in return for assurance 
that their land would remain in permanent open space use might 
be offered a choice of alternatives, both as to property interest to 
be relinquished and method of compensation. The Syndicate could 
offer to buy the fee, fee subject to a life estate, a first refusal on the 
fee, or a conservation easement or other less-than-fee acquisition 
which would restrict use of the land in accord with the plans. From 
the Syndicate's point of view, the fee would be preferable where 
land values are still comparatively low. Land acquired in fee could 
be sold by the Syndicate subject to restrictions on use in accord 
with the plans. Payment to property owners would be in cash or 
interests in the Syndicate, at their option. 
Land planned for development within 5 years of syndication is the 
critical element. This land should be acquired in fee at once if 
possible. Knowledge of what land is currently for sale may coincide 
with location of development, on the Plan. Where alternative sites 
are equally satisfactory for immediate development, the one cur
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rently on the market can be chosen. Owners of some land needed 
for immediate development may refuse to sell. In this event, the 
most favorable interest possible should be obtained. In descending 
order, this would be fee acquisition at a fixed future date, a first 
refusal, and conservation easements. 

Quite probably there will be some owners who will be unwilling to 
relinquish any rights when they learn that their land is suitable for 
immediate development. The Syndicate may have a few devices to 
employ with such owners. First, it can properly be stated initially 
that the Syndicate will not come into being unless interests can be 
acquired by a fixed date to certain per cents of the land. Such per 
cents would be those calculated as the minima for successful 
operation of the Syndicate. Unless the whole scheme comes into 
operation, individuals have only the assurance of speculative devel
opment potential average for their location. If too many hold out, 
there will be no development syndicate. Second, in many instances 
there may be sufficient flexibility to inform a reluctant owner that 
if he refuses to participate, other sites can be acquired for immediate 
development. Third, it may be possible to convince him that he 
alone could not obtain the zoning he would desire in the face of 
citizen opposition. 

In relation to classes of land, the functions of the Syndicate would 
be: 

Acquisition and development of key land planned for devel
opment within five years. 

Acquisition of development rights for land to remain in cur
rent use. 

Acquisition of options to purchase, of development rights or 
easements, of rights of first refusal, of deferred purchase 
agreements, as the methods of securing some measure of con
trol over as much land as possible in key areas in anticipation 
of either development or the need for preservation. 

Stock in the Syndicate might be issued in proportion to acreage 
owned. Some weight could be given to the current development 
value of the property, aside from the acreage involved. This might 
be accomplished through issuing various classes of stock, some 
voting and some non-voting. The stock could be issued in ex
change for development rights of the properties involved. Some 
combination of stock and debentures should be devised so that as 
land is developed and profits are forthcoming, the debentures can 
be retired periodically, thus affording stockholders a near-term 
return on their so-called investment. 

Recommendation: The Green Spring and Worthington Valley 
Planning Council, Inc. should immediately take steps to set 
up a Real Estate Syndicate. 

In summary, the public and private powers outlined above can be 
joined in a process of preservation, compensation, and develop
ment, both necessary and sufficient to implement the Plan. 

r < 

A Hamlet 
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The Town Center from Beaver Dam Lake. 

THE ACTION STEPS 

Action is divided into public and private, with the agency identified 
with each step to be undertaken in chronological order. While 
County and other officials are considering these steps, the Green 
Spring and Worthington Planning Council, Inc. will be building 
grass roots support for the Pl an. 

ACENCY 

PHASE I—PUBLIC ACTION 

STEP 

COUNTY OFFICE OF 
PLANNING AN D 
ZONING 

COUNTY PLANNING 
BOARD 

COUNTY 
DEPARTMENT OF 
PUBLIC WORKS 

COUNTY 
ADMINISTRATION 
AND COUNCIL 

COUNTY 
DEPARTMENT OF 
PUBLIC WORKS 

STATE OF MARYLAND 
DEPARTMENT OF 
HEALTH 

COUNTY O FFICE OF 
PLANNING AND 
ZONING 

1. Review and approve in principle 
the concept of the Plan. 

2. Adopt Policy Resolution in favor 
of the concept and the Plan. 

3. Review and approve in principle 
the concept and the Plan. 

4. Consider and adopt Resolution in 
favor of the Plan. 

5. Adopt policy to sewer the Plateau, 
and a moratorium on sewering the 
valleys. 

6. Initiate detailed engineering studies 
leading to accelerated public works 
re Plan. 

7. Apply current State Health Regu
lations to Valleys re: 

a. Prohibition of development in 
flood plains, unsewered areas 
not suitable for septic tanks, 
and steep slopes. 

b. Prohibition of development on 
riparian lands of streams con
tributing to potable water sup
ply. 

8. Prepare zoning and subdivision 
legislation changes (including 
study of implications for County 
as a whole): 

a. Mandatory R-40 cluster zoning 

COUNTY PLANNING 
BOARD 

COUNTY 
ADMINISTRATION 
AND COUNCI L 

COUNTY 
DEPARTMENT OF 
RECREATION AND 
PARKS—U.S. SOIL 
CONSERVATION 
SERVICE 

TAX ASSESSO RS 
OFFICE AND COUNT Y 
SOLICITOR 

STATE OF MARYLAND 
DEPARTMENT OF 
FORESTRY AN D 
PARKS 

classification, and mapping for 
initial application. 

b. Zoning legislation providing 
for mandatory land and/or 
money in lieu of land dedica
tion for purchase of open space 
for all residential zoning classi
fications R-20 and higher. 

c. Minimum 3 acre lot size zoning 
classification for all forested 
valley walls, and mapping for 
initial application. 

d. Minimum 25 acre lot size estate 
and agricultural zoning classi
fication and mapping for initial 
application. 

e. Subdivision ordinance change 
requiring recording of trees on 
preliminary plats, providing for 
fines for unauthorized cutting, 
and requiring all development 
to reforest in accord with land
scape design requirements. 

9. Approve new zoning legislation 
and map changes. 

10. Enact new zoning and subdivision 
legislation and map changes. 

11. Initiate feasibility and cost studies 
leading to lake, park and other 
recreation and conservation de
velopment. 

12. Conduct studies leading to estab-
ment of a special assessment (con
servancy) district or districts for 
assessment for open space acquisi
tion and maintenance. 

13. Survey forest and woodlands to 
identify and register location of 
same for mapping and application 
of (8e) above. 

STATE OF MARYLAND 
DEPARTMENT OF 
PLANNING— 
BALTIMORE 
REGIONAL PLANNING 
COUNCIL 

14. Initiate studies leading to state 
legislation authorizing public 
and/or private development cor
porations with eminent domain 
powers geared to implementation 
of County regional plans. 

15. Initiate studies leading to con
sideration of legislation for state 
capital gains tax on land for open 
space acquisition. 

PHASE I—PRIVATE ACTION 

GREEN SPRING AND 
WORTHINGTON 
VALLEY PLANNING 
COUNCIL, INC. 

1. Conduct public forums on concept 
and implications of Plan. 

2. Employ staff and consultants on 
continuing basis to work with 
public agencies, owners and de
velopers and to assist in drafting 
of legislation. 

3. Create Conservation Trust to re
ceive gifts of land and easements 
(obtain approval of tax clearance 
for non-profit status) and to act 
for Home Associations for main
tenance of neighborhood recrea
tion space. 

4. Create Real Estate Syndicate or 
Syndicates for land development 
and control. 

5. Review and make recommenda
tions to County on a continuing 
basis regarding all proposed zon
ing changes. 

6. Encourage multilateral agree
ments for voluntary restrictions on 
development by owners of unde
veloped property. 

DEVELOPERS 7. Develop land in accordance with 
the Plan and anticipated public 
works. 

PHASE II—PUBLIC ACTION 

COUNTY OFFIC E OF 
PLANNING AND 
ZONING 

1. Adopt the Plan for the Valleys, as 
necessarily modified and supple
mented, as the Official Master Plan 
for this section of the County. 
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AGENCY 

COUNTY 
DEPARTMENT OF 
PUBLIC WORKS 

COUNTY 
DEPARTMENT OF 
RECREATION AND 
PARKS 

COUNTY 
ADMINISTRATION 
AND COUNCIL 

BUREAU OF LAND 
ACQUISITION 

STATE LEGISLA TORS 

STEP 

2. Ccfntinue studies leading to County 
Master Plan. 

3. Prepare detailed studies of areas 
proposed for development in 
Valleys for detailed zoning 
changes, location of areas of 
higher density, Town, Village and 
Hamlet centers. 

4. Prepare Planned Development 
District Zoning Classification. 

5. Administer zoning and subdivision 
regulations (as required) for 
Valleys in accordance with policy 
and (3) above. 

6. Approve park and recreation 
recommendations as per (10) be
low and capital budget require
ments. 

7. Prepare detailed engineering plans 
for utility extension to Plateau, 
and area north of C aves Valley. 

8. Apply for "advanced public 
works" loan from Federal Gov
ernment for Minebank-Gunpowder 
Sewer and for extension of facil
ities to Plateau. 

9. Adopt sequence of highway de
velopments in accordance with 
policy, including Jones Falls Ex
pressway Extension as part of 
County Highway Master Plan. 

10. Recommend advance acquisition 
of park and recreation land in ac
cordance with detailed studies. 
(Phase I Step 11). 

11. Endorse introduction of state 
legislation developed from previ
ous studies and as outlined below. 

12. Authorize funds for open space 
acquisition of easement or fee 
under present legislation, (no 
eminent domain). 

13. Enact Planned Development Dis
trict Ordinance. 

14. Begin acquisition by gift or pur
chase of fee or easements for open 
space. 

15. Introduce legislation in 1965 meet
ing of State Legislature for: 

a. Revision and extension of cur
rent preferential assessment 
legislation to include open 
space and natural resource 
land. 

b. Forest conservation enabling 
legislation for natural resource 
preservation. 

c. Extension of land and/or 
money dedication for open 
space legislation to include 
Baltimore County, (now Anne 
Arundel County only). 

d. Creation of special Conser
vancy Districts for acquisition 
and maintenance of open space 
and development right control. 

e. Addition of eminent domain for 
less-than-fee acquisition to cur
rent open space acquisition 
legislation. 

STATE OF MARYL AND 
EXECUTIVE AND 
LEGISLATURE 

COUNTY 
ADMINISTRATION 
AND COUNC IL 

STATE OF MARYL AND 
DEPARTMENT OF 
PLANNING 
BALTIMORE 
REGIONAL PLANNING 
COUNCIL 

STATE ROADS 
COMMISSION 

TAX ASSESS ORS 
OFFICE 

COUNTY 
DEPARTMENT OF 
PUBLIC WORKS 

f. Excess condemnation legisla
tion for buffer areas along state 
and county public highways. 

g. State capital gains tax on land 
for open space acquisition. 

h. Creation of public and/or 
private development corpora
tions with eminent domain 
powers under limited condi
tions. 

i. Compensable regulation legis
lation to provide for compen
sation for land to be devoted 
permanently to open space or 
low density use. 

16. Enact Legislation introduced as 
above. (Expectation is partial ap
proval and much legislation above 
will be reintroduced at next long-
session). Anticipated approvals 
are (15), a, through f, with g, h, 
and i, delayed to 1967. 

17. Authorize public referendum for 
fall ballot for creation of Special 
Conservancy (Assessment) Dis
trict or Districts. 

18. Revision of County Capital Pro
gram to provide for purchase of 
open space, including develop
ment rights and installment pur
chase. 

19. Enact County legislation for forest 
conservation. 

20. Initiate detailed study leading to 
State non-recreational open space 
program. 

21. Modify State Highway Program to 
incorporate Plan for The Valleys 
as they involve state routes. 

22. Begin acquisition of buffer areas. 

23. Revise assessment practices to re
flect changes in state preferential 
assessment legislation. 

24. Begin acquisition of buffer zones 
along County rights of way. 

DEVELOPERS 

PHASE II—PRIVATE ACTION 

GREEN SPRING AND 
WORTHINGTON 
VALLEY PLANNING 
COUNCIL, INC. 

CONSERVATION 
TRUST 

REAL ESTATE 
SYNDICATE 

1. Continue pressure for public and 
governmental support of policy 
and programs at state, local, and 
citizen levels. 

2. Review and make recommenda
tions to County, on a continuing 
basis, regarding all proposed zon
ing changes. 

3. Continue staff and consultant activ
ity to supplement and coordinate 
with work of County offices. 

4. Begin acquisition of land, devel
opment rights and easements by 
gift, and commence "home asso
ciation" function of operation and 
maintenance of open space. 

5. Develop first major tract, either 
directlv or through contract with 

6. Aid in development of lakes and 
Town and first Village Center. 

7. Continue to work closely with 
Council and Syndicate to modify 
subdivisions in accord with Plan 
and policy. 

PHASE III—PUBLIC ACTION 

COUNTY OF FICE OF 
PLANNING AND 
ZONING 

COUNTY 
ADMINISTRATION 
AND COUNCIL 

COUNTY 
DEPARTMENT OF 
PUBLIC WORKS 

COUNTY BUREAU 
OF LAND 
ACQUISITION 

STATE ROAD S 
COMMISSION 

1. Complete County Master Plan to 
incorporate The Valleys Plan, as 
previously modified and approved 
after study, and major County 
Open Space program. 

2. Continue detailed development 
studies of subdivisions in accord 
with policy and Plan. 

3. Create Valley Special Conserv
ancy (assessment) District or 
Districts by ordinance in accord 
with referendum approval. 

4. Construct trunk sewers into 
Plateau area. 

5. Construct water pumping stations, 
and mains to major service areas 
in accordance with planned 
sequences. 

6. Continue acquisition by gift or 
purchase of open space, and begin 
acquisition by eminent domain in 
accord with new legislation. 

7. Acquire right of way for Jones 
Falls Expressway Extension and 
Caves-Padonia route with buffer 
strips in accord with excess con
demnation legislation and Valleys 
Plan. 

PHASE III—PRIVATE ACTION 

Private action continues by all 
organizations. 

PHASE IV—PUBLIC ACTION 

STATE LEGISLA TORS 

STATE OF MARYLAND 
EXECUTIVE AND 
LEGISLATURE 

1. Reintroduce Legislation for Capi
tal Gains Tax, Development Cor
porations, and Compensable Regu
lations, State Open Space Program. 

2. Enact above Legislation. 

PHASE IV—PRIVATE ACTION 

REAL ESTATE 
SYNDICATE CON
SERVATION TRUS T. 

Private action continues by all 
organizations. 
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THE GOALS OF OPTIMUM LAND USE 

The Plan has been defined as a set of goals combined with a process 
of cumulative controls. This section discusses briefly the technical 
aspects of the development of the first into Optimum Land Use. The 
optimum pattern of future land use must satisfy the specifications 
set forth in previous chapters.1 Development of The Valleys should 
be in keeping with the requirements of the market mechanism, 
equal the aggregate increases in value provided by uncontrolled 
growth, satisfy regional obligations, and preserve amenity and 
natural resources. 

These specifications are stated as determinants of form. The 
evolution of optimum land use is based on these as determinants 
and involves a process applying them as principles, testing to deter
mine the extent to which the specifications can be followed or must 
be adjusted to each other, and to the possible sequence of growth 
and control. 

It also tests whether a pattern of controlled growth can be devel
oped consistent with sound planning standards and principles of 
community development. 

SPECIFICATIONS AND PRINCIPLES FOR PRESERVATION 
AND DEVELOPMENT OF THE VALLEYS 

The specifications and principles are classified according to their 
region-serving nature, economic considerations, amenity, health 
and preservation purposes, community organization, and public 
and private decision-making consequences. They repeat points 
made in previous sections of the Report. 

REGION-SERVING CONSIDERATIONS: 

1. The population of The Valleys for 1980 is assumed to be 
70,000. The optimum "design" population for the year 
2000 is 110,000. 

2. The Valleys should accommodate as full a variety of hous
ing types as possible, within the realities of market prefer
ences for housing. 

3. No major region-serving facilities—except open space— 
need be, or ought to be, planned for The Valleys. This pre
cludes regional shopping, industry, or institutional uses of 
a high density. 

4. Regional needs for open space, both of a recreation as well 
as non-recreation (natural resource preservation) nature, 
should be provided for in The Valleys. 

1 The concept of optimum is used here to mean that combination of levels 
of satisfaction of the various goals which aggregates to the most total satis
faction. When goals are in conflict, optimization is the process of mediating 
between their demands. 

5. The Jones Falls Expressway Extension—one of the region-
serving highway obligations of The Valleys—is assumed as 
necessary and desirable. 

6. The Outer Beltway should, if possible, be contained in the 
hills north of The Valleys. If regional transportation re
quirements dictate its location in The Valleys, the same 
principle for its alignment as (5) above should be followed. 

ECONOMIC CONSIDERATIONS: 

1. Land uses, housing types, locations, and lot sizes for opti
mum development must be achievable without major de
partures from current preferences of the demand for new 
dwelling types. 

2. Since aggregate increases (capital gains) between current 
values and ultimate development value of land under planned 
conditions will equal or exceed increases probable under 
uncontrolled growth, planned growth need not accommodate, 
for e conomic reasons, any greater population than 110,000. 

3. This population should be concentrated, as much as pos
sible, with the remaining land left relatively undeveloped, in 
order to reduce County and developer costs, and preserve 
amenity and natural resources. 

AMENITY, HEALTH, AND RESOURCE PRESERVATION 
PRINCIPLES: 

1. The major valleys and their side slopes should be exempted 
from development except under specific conditions, for both 
amenity and health reasons as cited. 

2. All forests and major stands of trees should be retained. 
Development in forest areas should be restricted to low 
densities, except for low-coverage, high intensity develop
ment on major promontories. 

3. Major development should be concentrated on the Plateau 
area. 

4. Lakes related to development should be created where 
feasible to supplement current amenity and provide for 
recreation of all kinds. 

5. All stream lines should be kept in natural form, and their 
immediately adjacent areas prohibited from development. 

6. Steep slopes should be prohibited from development and re
forested if not already in forest cover. 

7. Density of development, except in open areas on the Plateau, 
should be governed by the principles outlined under Physi
ographic Determinants of Forms. 
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COMMUNITY DEVELOPMENT: Table 13 

1. Development of The Valleys should be consistent with 
sound planning principles and high County standards of 
facilities. 

2. Development should take a hierarchical form of "nodes" or 
concentrations. Villages should be placed at the apex of 
service areas, and where major roads intersect. Hamlets 
should be placed between more highly developed areas, 
where open space "green fingers" cross highways. 

3. Community facilities should be clustered primarily at Town 
and Village centers. 

4. Growth should take place in a planned sequence as much as 
possible to reduce inefficient development of highway and 
sewer systems. 

PUBLIC DECISIONS AND CONTROLS: 

1. Policy should be adopted against sewering the three major 
valleys. Immediate steps should be taken to accelerate plans 
for sewering the Plateau areas. 

2. Highway improvement should be designated to implement 
the above principles. 

3. Public control devices must be adapted to increase—over 
time—the ability of the County, State and citizens, to guide 
growth and provide mechanisms for e quitable distribution of 
community-growth-created capital increases in land value. 

1963 and Year 2000 Land Use, Dwelling Units 
and Population 

Land Use Acres Dwelling Units Population 

1963 Developed Area 12,785 

Residential 7,360 4,453 16,455 
Commercial 510 
Industrial 70 
Institutional 2,470 
Roads 2,375 

1963 Undeveloped Area 31,739 

Open Land* 12,810 2,000 7,000 
Future Residential 14,355 26,728 86,545 

Forested Walls 4,830 1,135 
Forested Plateau 3, 885 5,665 

Open Promontories 100 3,650 
Open Plateau 5,640 19,918 

Lakes and Parks 1,250 
Future Commercial 135 
Future Community 

Facilities 570 
Future Roads 2,619 

Year 2000 Totals 44,524 

Residential 21,715 31,181 110,000 
Commercial 645 
Industrial 70 
Institutional 2,470 
Lakes and Parks 1,250 
Community Facilities 570 
Open Land* 12,810 
Roads 4,994 

*Includes 1963 Institutional, , and all 25 acre and larger estates. 

Table 14 

Future Dwelling Units, by Type, Lot Size, Acreage Required and Density on Areas for Development, 
1980 and Year 2000 

A B C D E F G H I J K 

Dwelling Units by 
DU's 

1960-1980 

Gross Acres 
Required 
1960-80 

Gross Acres 
Required 
1960-80 

DU's 
1980-2000 

DU's 
1960-2000 

Gross Acres 
Required 

Gross Acres 
Required 

Net Acres 
Required 

Optimum 
Location 

Density 
Units/Gross Acre 

Average 
Lot Size 

Type and Size (Forecast) (Forecast) (Optimum) (Assumed) (Optimum) (Forecast) (Optimum) (Optimum) Assigned Forecast Optimum Forecast Optimum Year 

Total Units 
and Acres 16,175 12,190 9,185 10,553 26,728 21,535 16,825 14,355 

On total area 
for 
Development 

.81 
.57 1980 Total Units 

and Acres 16,175 12,190 9,185 10,553 26,728 21,535 16,825 14,355 
On total area 
for 
Development 

.81 
.64 2000 

Apartments 1,650 25 25 2,000 3,650 125 125 100 
Promontories, 
Villages, and 
Towns 

29.20 29.20 

Total Single 
Houses 

14,525 12,165 9,160 8, 553 23,078 21,410 16,700 14,255 
On Area 
for 
Development 

1.20 
1.60 

.70 
.53 1980 

Total Single 
Houses 

14,255 
On Area 
for 
Development 

1.20 
1.40 

.70 
.62 2000 

Under 1 A cre 
Lots 

11,685 5,525 2,920 6,353 18,038 8, 590 4,520 3,616 
On 
open 
Plateau 

2.10 4.00 . 38 .20 — -

1 t o 1.9 Acre 
Lots 

1,790 2,950 2,550 1,100 
1, 840 3,040 2,400 2,024 On open 

Plateau .77 1. 10 - - - -
1 t o 1.9 Acre 

Lots 
1,790 2,950 2,550 1,100 

1,050 1,710 1,710 1,455 On forested 
Plateau 

.61 .7 
.61 

1.40 1.20 
1.40 — -

2 to 2. 9 Acre 
Lots 

615 1,650 1,650 400 1,015 2,700 2,700 2,430 
On forested 
Plateau .38 .38 2.40 2. 40 

3 or More 
Acres/Lot 

435 2,040 2,040 700 1,135 5, 370 5,370 4, 830 
On forested 
Valley Walls .21 .21 4.20 4.20 .... 
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RETAIL SPACE AND LAND REQUIREMENTS: 
Retail space is a variable dependent on population size and income, 
market area, and attractiveness of the facility. Again to set the 
order of magnitude, certain assumptions have been made—on the 
conservative side—to estimate retail land requirements. Therefore 
crude figures are used relating square feet of retail space to popu
lation served, based on national standards.2 

HIGHWAYS: 
First, the Jones Falls Expressway Extension is shown with an 
interchange close to the Town Center. It connects Padonia Road 
with an improved Caves Road as a major arterial from the North
west Expressway and Reisterstown Road on the west to the Harris-
burg Expressway on the east. 
Further north, another major east-west arterial crosses the Plateau 
area along Chestnut Ridge and ties to Shawan Road and the Harris-
burg Expressway. These two east-west arterials increase access to 
the expressway system and are designed to divert traffic from the 
current major north-south routes. 
Falls Road, Green Spring and Upper Park Heights Avenues are 
the major north-south arterials. However, Falls Road has been 
disconnected from the Beltway, a move that helps takes the pres
sure off the eastern end of the Green Spring Valley. 

DETAILED LAND USE PLANNING AND DESIGN: 
While the previous land use planning, if carried out on the ground, 
is necessary to the maintenance of the major amenity of The Valleys, 
it is not sufficient to ensure attractive or desirable subdivisions, or 
Hamlets, Villages or Town. Much more specific, careful and de
tailed design is necessary, at subdivision, lot, and structure level, to 
provide the optimum kind of environment. 
Architectural and landscape design control must be exerted to 
translate the Optimum Land Use map into a pattern of attractive 
living areas. 
All of the above land use allocations are totalled as shown in Table 
# 1 5 -

2 Urban Land Institute, Ibid, p. 217. 

OPTIMUM LAND USE 

Within the meaning given optimum, why is this allocation an opti
mum pattern, or more important, under what conditions will it be 
the optimum? First, although it retains the largest measure of 
open space and amenity, many now lovely and natural areas will 
become urbanized. It is the hypothesis of the Plan that if much 
more open space were to be provided, the required minimum popu
lation could not be accommodated. On the other hand, while more 
population can possibly be placed on the Plateau, any less open 
space would tend simply to distribute the same population more 
widely, losing amenity with no real gain in economic return. 

SUMMARY 

Principles and goals for development are evolved from previous 
chapters. They set specifications for land use and transportation 
networks. 

The Optimum Land Use was developed as a test of the feasibility 
of these principles and goals. It was found that the design popu
lation can be accommodated in accordance with physiographic 
determinants, on 18,929 acres. 

A Country Town is organized around a major lake on Beaver Dam 
Run. Two other major lakes, important development and amenity 
features are located in the Caves and Western Run Valleys. 14 
Villages are grouped around the Town. 

Almost 13,000 acres of land in farms, estates and institutions would 
remain open for both recreational and non-recreational uses appro
priate to their character. 7,000 of this would be permanently with
drawn from development at an estimated cost of $14 million. All 
forested areas are retained intact as a basic amenity. 

The Optimum Land Use pattern is necessary to the best achieve
ment of the goals; it is not, however, sufficient. 

At the next level of planning beyond the scope of this Plan, de
tailed Town and Village design plans are necessary to ensure each 
of these smaller areas a high level of amenity and quality of en
vironment. 



THE CHALLENGE 

The normal expectation for the Valleys is uncontrolled growth, 
sporadic development, wasteful, destructive, representing short 
term, small scale values, little taste or skill. By attrition the natural 
beauty of the area will shrink as growing islands of development 
extend their tentacles and houses, gas stations, bland highways and 
sagging wires replace meadow and woodland. Small islands of 
nature will remain, beleaguered, awaiting development, and as they 
are overwhelmed the reason for moving to the Valleys will have 
gone. The opportunity for realizing 100,000 dreams will have 
receded to beyond the Green Spring, Worthington and Caves 
Valleys, leaving behind those who sought nature and found a sub
division within subdivisions. This is the characteristic process by 
which those who escape to the country are encased with their dis
illusions in the enveloping suburb. 

Earlier the question was asked; "Cannot we create from a beauti
ful, natural landscape an environment inhabited by man in which 
natural beauty is retained, man housed in community?" The 
answer at the outset was: "We must in faith believe this to be pos
sible." 

The burden of this report has been to add evidence to faith. 
The proposition has been advanced and discussed. The area is 
beautiful and vulnerable, growth is inevitable and must be accom
modated, yet such uncontrolled growth is inevitably destructive. 
Nonetheless there is no escape from the regional obligation to ab
sorb growth. How then is the problem to be resolved? It is sug
gested that the observance of certain conservation principles can 
avert destruction and ensure enhancement, that the area can in 
fact absorb all prospective growth without despoilation, and fur
ther, planned growth is more desirable and at least as profitable as 
unplanned growth. 

To this point the proposition is concerned with the abstract 
possibility of realizing the mandate. It remains necessary to con
sider by what methods this abstract plan can become a process and 
a reality. This final statement of the proposition is addressed to 
this query. It states affirmatively:—"Public and private powers 

can be joined in partnership as a process to realize the plan." 
Herein lies the key to success. It has been suggested that present 
public powers, notably public works, can be employed as positive 
agents for realizing the plan and that indeed County sewer policy 
is crucial. In addition the necessity for obtaining new planning 
powers has been demonstrated. The role of public planning is 
clear; it is vital and indispensable, but it is not enough. 

That which makes this study unique is the manifestation of 
private concern reflected in the assumption of a planning role, 
within the larger planning context, by landowners and residents. 
As a result of the creation of an instrument of private planning 
concern there is now the promise of a creative partnership of public 
and private power. 

The problem is simplified by a single level of government, a unity 
of public and private purpose, great natural resources and the avail
ability of wise leadership in both public and private domains. This 
report has shown that the objectives of preserving the maximum 
amenity consonant with optimum development can be realized. It 
is possible. Is it probable? 

The answer to this question contains the fate of The Valleys. 
If the process of implementation can be set in motion, if a private 
agency for planning and development can be created, if County 
policy validates the Plan, if new legislation is obtianed, then the 
Plan can be realized. Clearly success will depend entirely upon the 
degree to which citizens and government are persuaded as to the 
desirability and feasibility of the Plan, the vigor, persuasiveness 
and persistence with which they pursue its realization, and the de
gree of effective cooperation which citizens and their government 
can accomplish. 

The United States awaits a large scale demonstration of a beauti
ful landscape developed with wisdom, taste and skill. No more 
propitious circumstances could exist than those in the Green 
Spring and Worthington Valleys today. It can be done. 
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Before we convert our rocks and rills and templed hills into 
one spreading mass of low grade urban tissue under the delusion 
that because we accomplish this degradation with the aid of 
bulldozers, atomic piles and electronic computers we are advancing 
civilization, we might ask what all this implies in terms of the 
historic nature of man . . . Lewis Mumford 
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