





Figure 7 - Hebron Parkway Concept
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Town streets are currently maintained by either the County or the State. This is a situation
likely to continue in the future. When new streets are proposed, they should be designed to
standards established in the Town Subdivision Regulations or County standards if the County is
to maintain the street. These standards should be consistent. In addition, the following
general standards are recommended for design of new streets:

= Streets should be designed to accommodate the pedestrian, cyclist, and the vehicle.
The design of new streets should provide the safest environment possible for children,
bicyclists, and pedestrians.

= Subdivision design should provide for future neighborhood transportation integrity
through the dedication of lands for local streets to adjacent undeveloped properties.
Notice should be placed on new plats indicating which streets will be connected to

adjacent properties and to other streets in the future.

= Street layout should be composed of interconnecting narrow streets laid out in a
modified grid.

» Streets should connect to at least two other streets. Cul-de-sacs and dead-ends should
be avoided. Cul-de-sacs will only be allowed as the result of topographic constraints or
unusual property shapes. When allowed, a cul-de-sac should have a maximum length of

(300 feet) and should be designed with pedestrian/bike connection to adjoining streets.

» Distinct (e.g., patterned) pedestrian cross walks should be installed at intersections and
any other location where pedestrian systems cross a street.

= Traffic calming should be an integral part of the overall street design.

= Development plans should address improvements to offsite roads that serve a project,
including offsite pedestrian linkages.

= The design speed for residential streets should be a maximum of 25 MPH.

= A separate bicycle lane should be provided on streets planned for high traffic volumes
(>4,000 ADT).

= Direct access onto Collector streets from residential property is discouraged.

= Curb radii should be sufficiently small to reduce vehicle speed.
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= On-street parking on minor streets should be provided on one or both sides, as
appropriate.

=  Where a lot has frontages on more than one street, its access should be from the lesser
classified street.

= Alleys should be considered in new developments in order to allow alternative access to
lots for service functions; to allow more options for locating a garage on a lot; and to

allow for fewer curb cuts, more continuous sidewalks for pedestrians and more curbside
parking along streets.

Parking

The following standards generally apply to parking:

» Parking areas should be small scale and highly landscaped.

» Parking shall not be a dominant site feature and should be screened, landscaped, and lit
to ensure public safety.

= In commercial areas parking should consist of ample on-street parking and small lots
located to the side or rear of buildings and screened from the main commercial street.

= Parking lots should not be located on street corners and at intersections.

= Parking lots should not be located near parks or public squares unless designed to serve
the park.

= Access to parking should be provided from rear driveways where possible.

= Parking areas for adjacent commercial uses should be interconnected to minimize traffic
on adjacent streets.

» Shared parking arrangements are encouraged.

= Parking blocks should be oriented to buildings to allow pedestrian movement down and
not across rows.

= Through access should be provided within and between parking blocks; dead-end drives
are strongly discouraged.

= On-street parallel, angled, or head-in parking is encouraged in commercial areas.
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Sidewalks, Curbs, and Gutters

The following standards apply to sidewalks, curbs, and gutters:

Sidewalks

= A continuous sidewalk system should provide pedestrian access from all residential units
to all other land uses.

= The minimum width for sidewalks in residential neighborhoods and recreational areas
should be five (5) feet.

= The minimum width for sidewalks in commercial areas should be eight (8) feet.

However, wider sidewalks may be necessary depending on the anticipated volume of
pedestrian traffic or type of business use in a specific commercial area.

= Pedestrian crosswalks should be located at all major pedestrian crossings.

= Bump-outs should be provided at major pedestrian crossings on commercial streets and
undivided major collector streets.

= Utility structures and mail boxes should not be located so as to reduce the width of
sidewalks.

= In commercial areas, sidewalks may be used for outdoor retail display or outdoor dining
areas, provided that it does not impede pedestrian flow or create a hazard.

=  Where appropriate, durable street furniture, trash receptacles, and other amenities
should be placed along sidewalks.

Curbs and Gutters

= Curbs and gutters should be required on the entire street frontage of any parcel or lot,
except alleys, unless alternative low impact stormwater designs are approved by the
Planning Commission.

= Curbs and gutters should be built to the construction standards and specifications as
determined by the Town.

= Only one curb cut per street frontage should be allowed on residential lots that do not
have alley access.

= There should be a maximum of two (2) curb cuts per commercial lot per street frontage.
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Recreational Trails

Bicycle travel and recreational hiking should be encouraged, particularly by providing adequate
bikeways and pedestrian trails. All streets — especially arterials — should be designed to be
safely ridden by cyclists (this would not include limited access highways). Bike use should be
encouraged by providing appropriate facilities for bike parking and storage. To support biking,
the Hebron Zoning Ordinance should be amended to require that space be provided for parking
of bicycles, especially at commercial, employment, and civic locations where people travel to on
bikes. Where appropriate, the Town should permit an appropriate reduction in parking based
on the availability of space for parking bicycles.

Recreational trails should be included in all large-scale development, as walking and jogging
trails are highly desired amenities and may help improve the health of the users. Local trail
systems should provide links to the proposed Hebron rails-to-trails (see Map 15) and to the bike
route included in the parkway concept. The Town should require such linkages as part of the
development approval process.

Ridesharing

The Town will work with the State and County to locate and develop park and ride facilities at
appropriate locations. Property in the southeast corner of the intersection of Route 347 and US
50 may present an ideal location for such a facility (see Map 14). In addition, the Town will
encourage business and industry to reserve parking spaces for carpools, vanpools, and bicycle
racks at office and industrial sites to accommodate and encourage high occupancy vehicles
(HOV) commuting.

Transit

New large-scale development should be required to provide transit stops where warranted.

Railroad Right-of-Way

Although a revival of railroad traffic would be of great benefit to Hebron it does not appear
likely. The existing track, now owned by the Railroad Administration of the State of Maryland,
should be maintained by the State so that when rail transportation again becomes feasible
Hebron may benefit from it. In the meantime, the rail rights-of-way should be retained and
utilized as part of the Town’s pedestrian/biking trail system for the Town and County. The rails-
to-trails segment advocated by the Town is part of the State Greenway system promoted by the
Maryland Greenways Commission. The Maryland Greenway Commission has been working
since 1990 to plan, establish, and promote a statewide system of greenways (see Figure 6).
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Chapter 10 HOUSING

BACKGROUND

Two important historic factors, the availability of older, inexpensive housing stock and relatively
low annual population increases, have helped Hebron avoid some of the most critical housing
affordability issues that are confronting first-time homebuyers and low to median income
families in a number of towns and counties on the Eastern Shore. Between 2000 and 2005,
however, data shows that these two factors are being impacted by increases in median home
prices that are outpacing increases in median household incomes. In short, since 2001, home
prices have been rising significantly faster than incomes, and the hardest hit have been first-
time homebuyers and low to median income families. The downward trend in housing
affordability that began in 2001 could worsen if significant measures are not taken to curtail it.

HOUSING CHARACTERISTICS

In 2000, the Town of Hebron had a total of 333 housing units, 307 (92 percent) of which were
occupied. As was the case in 1990, more than half (58 percent) of Hebron’s housing stock was
built before 1940, making it older and of lesser value than all surrounding counties. The
median year built for housing in Hebron is 1950 and the average number of rooms per house is
about six (see Table 31)

Table 31 - Median Year Built and Median Value of Housing, Dorchester, Caroline,
Talbot and Wicomico Counties

Hebron Wicomico Dorchester Somerset Worcester
Median Year Built 1950 1974 1961 1971 1981
Median Value $74,100 91,600 88,000 $81,100 $121,500

Source: U.S. Census 2000 Census

In renter-occupied housing, the average household size is 3.37 people (see Table 32). Owner-
occupied households are smaller, with an average household size of 2.37 people. This may
indicate that more families are occupying rental housing, and more childless couples, perhaps
senior citizens, own their own housing.
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Table 32 - Selected Characteristics of Occupied Housing Units — 2000,
Hebron, Maryland

Renter-occupied housing units 86
Average number of household members 3.37
Average number of rooms 5.92
Median year structure was built 1950
Median year householder moved in 1998
Median rent (S) S465
Median rent asked for vacant units ($) S375
Owner-occupied housing units 221
Average number of household members 2.37
Average number of rooms 6.44
Median year structure was built 1950
Median year householder moved in 1990
Median value (S) $74,100
Median price asked for vacant housing (S) $85,000
Monthly cost, with mortgage (S) $737
Monthly cost, without mortgage (S) $250

Source: U.S. Census

Of the 333 total housing units in Hebron, the vast majority, 96 percent, are detached single-
family units (see Table 33). Of these, 10 units are mobile homes. There are only three multi-
family structures in the Town: one 2-unit and two 20+-units. Slightly more than 7 percent of
the total housing units are vacant.

Table 33 - Housing Structural and Vacancy Characteristics — 2000,
Hebron, Maryland

UNITS IN STRUCTURE Percent
1-unit, detached 96%
1-unit, attached 0%

2 units 3%

3 to 19 units 0%

20 or more units .6%
Mobile home 3%
Vacant Units 7%

Source: U.S. Census

As mentioned earlier, the housing stock in Hebron is generally older than that of the County
(see Table 34). Nearly 60 percent of the housing units in Hebron were built before 1940 as
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compared to 18 percent for the County. This indicates that emphasis should be placed on
housing rehabilitation, replacement, and maintenance programs.

Table 34 - Year Built and Selected Characteristics of Housing- 2000,
Hebron and Wicomico County, Maryland

Hebron Wicomico
Year Structure was Built
1990 to March 2000 9% 20.7%
1980 to March 1990 9% 25%
1940 to 1979 33% 58%
1939 or earlier 58% 18%
Lacking complete plumbing or kitchen facilities 3% 2%

Source: U.S. Census

The home ownership rate in Hebron is higher than all surrounding counties with the exception
of Worcester County. This may be due to the availability of older, less expensive housing stock
(see Table 35).

Table 35 - Total Owner and Renter Occupied Housing Units- 2000, Dorchester, Caroline,
Talbot, and Wicomico Counties

Owner Occupied Renter Occupied
Units as Percent of  Units as Percent of
Total Occupied  Total Occupied Total Occupied

Jurisdiction Housing Units Units Units

Hebron 307 75% 25%

Wicomico County 32,218 67% 33%

Dorchester County 12,706 70% 30%

Somerset County 8,361 74% 26%

Worcester County 19,694 75% 25%

Source: U.S. Census

Detailed trend data on home sales and prices are not available at the municipal level. However,
industry, federal, and state data collected from county jurisdictions is available, and as
Wicomico County data includes Hebron, it is relevant and will be used for the following
discussion.

Workforce Housing

The availability of affordable housing for families who live and work in Hebron is essential.
Relative to other areas of the Eastern Shore, home prices in Hebron have remained stable over
the past decade. However, trend data indicates that median home prices have been rising
slowly since 2000, and at an increasing rate since 2005. This raises a growing concern about the
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availability and affordability of homes in Hebron in general, and makes homeownership for
working families an increasingly challenging prospect.

Workforce housing includes single-family homes, townhouses, condominiums, starter homes,
and apartments that are affordable to area workers. The workforce is typified by such workers
as nurses, teachers, municipal employees, emergency responders, law enforcement staff, and
other workers who provide essential services in a community. The availability of workforce
housing is an issue that increasingly affects those people with full-time jobs whose work is vital
to any community’s day-to-day functioning.

The Governor’s Taskforce on Workforce Housing’s Image of the Possible Report, issued in July
2006, defines workforce housing generally as housing that is affordable to households earning
incomes within the range 60 to 120 percent of area median household income. The 2000 U.S.
Census reported that median household income in Hebron was $36,750.00. Thus, workforce
housing in Hebron includes homes that are affordable for working families with incomes
ranging from $22,050.00 to $44,100.00. Table 36 illustrates the range of affordable home
prices, based on gross income.

Table 36 - Workforce Housing Affordable Price Range

Gross Income Loan Amount Affordable Price
$20,000 $63,650 $67,000

$30,000 $95,570 $100,600
$40,000 $127,395 $134,100
$50,000 $159,220 $167,600

Note: This table shows the approximate home price and loan amount a household earning the
specified income could afford making a 5% down payment, with no more than 25% of gross
income for principal and interest payments, at the current interest rate plus PMI premium.
Source: MD Realtor Income Loan Price Table, December 2005

Data on Wicomico County home sales and median home prices indicate that the number of
existing homes sold rose 23.1 percent between 2000 and 2005, and slightly over 3 percent
between 2004 and 2005 (lower than all surrounding counties except Worcester) (see Table 37).
Median home prices for Wicomico County grew 48.5 percent between 2000 and 2005, less than
all surrounding counties except Somerset. However, between 2004 and 2005, the median
home price increased by over 8 percent, second only to Dorchester in surrounding counties.
This increase in median home price suggests a growth between 2004 and 2005 in available
housing stock that is newer and of higher value. The most recent data from the State Housing
Survey shows a total of 113 building permits were issued for new residential units in Wicomico
County in December 2005, and while detailed data from 2000 to 2005 is not yet available, it is
likely that additional new housing construction in those years contributed to the increase in

median home sale prices as well.
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Table 37- Existing Home Sales and Median Home Prices, February-March 2006, Hebron, Maryland

Existing Home Sales Median Price
Growth Average Growth
200005 200405  Growth 200005  2004-05  Average Growth

2005 2000-04 2005 2000-04
Wicomico 1,076  23.1% 3.0% 4.9% $161,539 48.5% 8.1% 8.4%
Dorchester 514 82.3% -6.9% 19.3% $183,037 111.1% 23.1% 14.9%
Somerset 253 132.1% 0.09% 23.5% $117,486 38.2% 7.3% 9.6%
Worcester 2,163 -1.6% -2.0% 0.2% $327,705 152.4% 6.2% 25.0%

Source: Maryland Association of Realtors, and DHCD, Office of Research.

While median house prices are still somewhat lower in Wicomico County compared to most of
the surrounding counties, this does not mean that there is a greater amount of affordable
housing available to the workforce. Comparing the price range of housing that is affordable to
working families (Table 36) with the median price of a home in Wicomico County (Table 37),
only those working families at the higher end of the workforce income scale (120 percent of
median household income) are able to afford a median-priced home in the County.

In April 2006, the Maryland Legislature passed HB 1160, which established a Workforce Housing
Grant Program within the Maryland Department of Housing and Community Development. The
Program provides flexible capital funds to qualifying local governments for development costs
of workforce housing.

A local government (county or municipal) qualifies for participation in the program and its grant
monies if it has a HUD approved 5-year consolidated plan or a comprehensive plan with a
workforce housing element. The workforce housing element must assess workforce housing
needs and must contain goals, objectives, and policies that preserve or develop workforce
housing. The workforce housing element of the Comprehensive Plan may include:

= Preservation or renovation of existing housing stock;

= Redevelopment of existing residential areas;

= Streamlined regulatory process;

= Reduced regulatory fees for construction or renovation and leveraging of Federal

financial assistance;
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Financial incentives for construction and renovation;

Special zoning regulations including inclusionary zoning;

= Efforts to preserve workforce housing stock for subsequent program participants;

Coordination with neighboring jurisdictions and private sector employers.

In addition, in order to qualify, a local government must be able to provide a dollar-for dollar
match for any program funds it receives and meet certain other criteria, including criteria for
distribution and use of Program funds. HB 1160 went into effect on October 1, 2006.

A look at the trend in median home prices as compared to median household income for
Hebron reveals a gap that began in 2001 and has been widening at an increasing rate since
then. The median home prices are increasing at a faster rate than median household income.
A substantial gap has grown since 2002 between Hebron resident incomes and housing costs.
While this is a State and nationwide trend, the gap is significant in Wicomico County. Between
1999 and 2004, median household income in the County increased by 13 percent, while median
home prices increased by 47 percent, more than three times as much.

The gap between household income and housing costs seen over the past few years is not
unique to Hebron or to Wicomico County. A number of neighboring counties have already seen
significant increases in residential development, particularly in the form of higher-priced
retirement, or age-restricted, communities. The ever-increasing, region-wide shortage of
workforce housing is an issue that will require innovative long-range planning that
encompasses and addresses regulatory, economic, and social issues.

The Maryland Housing Affordability Index measures the ability of a family earning the median
household income to purchase a median priced existing single-family home (100 being the
standard). The index is measured separately for first-time homebuyers and repeat
homebuyers.

Wicomico County’s Affordability Index has been falling since 2003, from 103 for a first-time
buyer in 2003 to 64 in 2005. This means that in 2005, the average first time homebuyer could
only afford a home priced at 64 percent of the median home sale price. The repeat buyers
index fell from 151 in 2003 to 99 in 2005.

The availability of affordable housing will be key to serving the needs of working families and
first-time home buyers — particularly those who fall in the low to median income household
range, which make up 68 percent of the Town’s population.

Rental Housing
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A look at the statistics on renting in Wicomico County reveals that all renter households, not
just low-income households, are struggling to meet rental housing costs (see Table 38).

Thirty-one percent of all households in Wicomico County cannot afford — using the HUD
definition of affordability — the fair market rent for a two-bedroom apartment. HUD defines
affordable housing as housing that costs 30 percent or less of the worker’s wage. Moving up to
three-bedroom apartments, 38 percent of the County’s households cannot afford them; and 38
percent cannot afford a four-bedroom apartment.

To appreciate the full impact of this data, bear in mind that household incomes include incomes
from multiple wage earners, people working two jobs, income subsidies, etc. The problem of
housing affordability in Wicomico County — and Hebron —is not just a problem affecting the
poorest families, it also impacts working families with secure jobs and multiple incomes.

Table 38 - Wicomico County Rent and Renter Household Statistics, 2003

HUD Fair Market Rents, 2003

One Two Three Four
Efficiency Bedroom Bedroom Bedroom Bedroom
Wicomico County $420 $532 $640 $814 $873
Percentage of All Households That Cannot Afford Rental Units, 2003
One Two Three Four

Efficiency Bedroom Bedroom Bedroom Bedroom

Wicomico County 16% 16% 31% 38% 38%

Source: Maryland Department of Human Resources, 2004 Fact Pack

A household has a “housing cost burden” if it spends 30 percent or more of its income on
housing. A household has a “severe housing cost burden” if it spends 50 percent or more of its
income on housing. The housing cost burden combines renter and owner occupied housing
statistics. Owner housing costs consist of payments for mortgages, deeds of trust, contracts to
purchase, or similar debts on the property; real estate taxes; fire, hazard, and flood insurance
on the property; utilities; and fuels. Where applicable, owner costs also include monthly
condominium fees. Renter calculations use gross rent, which is the contract rent plus the
estimated average monthly cost of utilities (electricity, gas, water, and sewer) and fuels (oil,
coal, kerosene, wood, etc.). Household income is the total pre-tax income of the householder
and all other individuals at least 15 years old in the household.

Including renters and homeowners, nearly three-quarters (72.5 percent) of low-income families
are cost burdened in Wicomico County (see Table 39) that is, spending 30 percent or more of
their income on housing. A lower yet still substantial number of households in the County are
severely cost burdened (spending 50 percent or more of income on housing).
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Table 39 - Housing Cost Burden for Low Income Families, 2000

Percent of Households Cost Percent of Households Severely
Burdened Cost Burdened
Wicomico County 72.5% 56.9%

Source: Special Tabulation (Comprehensive Housing Affordability Study) Files, U.S. Census and HUD

Policy Options

A recent report published by the Brookings Institute entitled “Rethinking Local Affordable
Housing Strategies: Lessons From 70 Years Of Policy And Practice” evaluated the effectiveness
of three broad approaches to affordable housing — rental assistance, homeownership
assistance, and regulatory policies and discusses the lessons learned over the past seven
decades. Key findings reported are informative to our discussion of potential affordable
housing policies and strategies. These points are:

= The responsibilities for implementing affordable housing are increasingly shifting to
state and local actors;

= Rental assistance programs require deep subsidies if they are to reach the neediest
households; moreover, to be successful, rental assistance programs should avoid
clustering affordable housing in low-income neighborhoods and include efforts to raise
the incomes of low-income households;

= Homeownership among underserved populations has increased, mostly through
improved access to mortgage credit; efforts to further expand homeownership should

proceed cautiously; and

= Land use and other regulatory policies can have profound effects on the location and
supply of affordable housing.

The lessons of the past suggest a set of principles to guide local housing policy. As the authors
state, “...some of these principles may seem obvious, but nonetheless are frequently ignored.

Others run counter to the conventional wisdom, but following them could avoid some of the
more dismal failures for which conventional thinking is responsible.” The principles are:

= Regulation can be a powerful housing policy tool.
= Housing strategies should be tailored to local market conditions.
= Housing markets are regional, so housing policies should be.
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= Income policy IS housing policy.
= Race matters.

» Implementation matters.

Regulations and Workforce/Affordable Housing

Perhaps most directly related to the Comprehensive Plan recommendations are those that may
impact land use and other development regulations and policies. The Brookings Institute
research and other studies demonstrate that, “state and local regulations governing land use,
residential development, construction standards, subdivision design, and property maintenance
play critical roles, even when they are not explicitly considered as part of an affordable housing
strategy.” As the Brookings study points out, “historically, local land use and development
regulations have tended to undermine the goals of affordable housing policy, whether
intentionally or not. Requirements for large lot sizes; expensive subdivision design standards
and construction codes; prohibitions against manufactured housing, townhouses, or
multifamily development; and time-consuming permitting processes have all been shown to
make housing more expensive. These regulatory barriers have also prevented the development
of affordable housing and reinforced patterns of economic and racial separation.”

When considering the role of comprehensive planning and the affect of land use regulations on
affordable housing it is important to make the distinction between “growth control” and
“growth management” as the distinction is important. “Growth control” policies are designed
to limit the growth of the housing stock; “growth management” policies accommodate
projected development. The goals of growth management are to: preserve the public good,
minimize negative externalities, minimize public fiscal impact, maximize social equity, and
elevate quality of life. These goals are consistent with, and often explicitly include, expansion
of the supply and accessibility of affordable housing.

Fragmented authority among individual municipalities and counties is cited as another
constraint on the effective use of regulatory tools for affordable housing. When one or more
jurisdictions in the region employs exclusionary zoning and land use regulations, e.g., low
density, large lot zoning, building permit caps, development moratoriums, and high permitting
fees, the results can be to place an even greater burden on the resources of other jurisdictions
to address the problem. Strategies intended to expand the availability of affordable housing,
promote racial and economic diversity, or promote balanced growth are more effective when
all jurisdictions in the region participate.

Inclusionary Zoning

A recent zoning technique that is becoming more popular as an affordable housing strategy is
inclusionary zoning. Inclusionary zoning is a technique that can be used to increase the number
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of affordable units—for both ownership and rental. Inclusionary zoning can be either
mandatory or voluntary. In either case developers “set aside” a certain percentage of units in
new residential developments for low and moderate income households. The zoning usually
provides some form of developer “incentive” such as “density bonuses” and/or reduced fees.
The theory is that these incentives reduce or offset some of the cost of producing the
affordable units. Some communities accept an in lieu fee. These cash contributions are
allocated to affordable housing funds, the money from which a local housing authority and/or
nonprofit organization buys affordable units and operates them as a sort of scattered-site
public housing program.

RECOMMENDATIONS

The Comprehensive Plan recommends a number of actions related to regulatory and other
policies that impact workforce and affordable housing including the following:

= Ensure that regulatory policies align with affordable housing goals to correct regulations
or requirements that explicitly exclude affordable housing types or that unnecessarily
raise the cost of construction.

= Consider adopting inclusionary zoning provision for large-scale residential projects that
requires a portion of housing units in a new development be reserved for affordable
housing.

= Allow for garage apartments and other kinds of accessory dwelling units.

= Permit higher-density residential development.

= Implement public water and sewer projects that enable higher-density residential
development and mixed-use neighborhoods in designated growth areas and encourage

a mix of housing densities and types in new subdivisions.

= Allow modified and/or flexible building codes to eliminate unnecessarily costly
construction requirements.

= Where appropriate, allow reduced street widths and other unnecessary infrastructure
requirements.

= Streamline approval processes to make the development process less time consuming.
= Preservation and renovation of existing housing stock.

= Redevelopment of existing residential areas.
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= Waive or reduce fees (e. g., impact fees, excise tax) and infrastructure requirements,
and provide other financial incentives for construction and renovation of workforce
housing to make them financially feasible.

Work with the County government and the County’s largest employers to develop and promote
employer-assisted housing programs to increase workforce housing in Hebron, including:

House Keys 4 Employees. The Maryland Department of Housing and Community
Development (DHCD) will match, dollar-for-dollar, contributions toward down payment
and closing costs from participating employers, local jurisdictions, unions and/or
nonprofit agencies up to a maximum of $5,000. The match is in the form of a 0%
deferred loan. This assistance is over and above what is available through standard
DHCD Homebuyer Assistance Programs (More House 4 Less). Maryland employers
currently participating in the program include county governments and school systems,
city governments and school systems, the State of Maryland, several colleges, and
private businesses.

Live Near Your Work. This program is active in Wicomico County and has two
participating employers located in Salisbury, within 5 miles of Hebron: Peninsula
Regional Medical Center and Salisbury University. PRMC will provide a $2,500 grant for
assistance with down payment and closing costs. This program has length of
employment and other criteria that must be met by applicants. This funding can be
combined with City of Salisbury Home Conversation Grant program for $3,000 for a total
funding availability of $5,500. Salisbury University will provide $2,000 for assistance
with down payment and closing costs. An additional $3,000 grant is available for the
purchase of a home in a designated area that has been a rental for at least the 3
previous years. This funding can be combined with City of Salisbury Home Conversation
Grant program for $3,000 for a total funding availability of $8,000.

Establish a housing trust fund, to assist working families, with programs dedicated solely to
constructing or renovating affordable workforce housing, with the long-range goal of preserving
workforce housing stock for subsequent program participants.

A housing trust fund is a dedicated stream of revenue used as a resource to assist the
development or preservation of affordable homes. Housing Trust Funds can be funded
through development fees, taxes on other types of revenue (i.e. stamp taxes,
hotels/entertainment, sales), and general revenue. A fund is created to specifically respond
to a community’s affordable housing needs by establishing priorities, target populations,
and affordability guidelines. Trust Funds are usually administered by Town staff, often
under the guidance of an advisory board.
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Chapter 11 IMPLEMENTATION

The purpose of the Implementation Element is to set forth methods and policies to bring into
existence the desired goals and objectives of the Comprehensive Plan. The primary tools to be
used to implement the growth and development of Hebron include the Zoning Ordinance,
Subdivision Regulations, annexation policies, other development related codes, and the capital
improvements programs (State, County, and Town).

LAND USE

The principal legal device available for implementation of the Comprehensive Plan is zoning.
While zoning is primarily implementation of the 2030 Land Use Plan, it also supports other
elements of the Comprehensive Plan, including the transportation, community facilities, and
natural resource protection elements. It is required by state law that zoning, as well as other
implementation tools, techniques, and policies be consistent with the Comprehensive Plan.

Standards contained in the Zoning Ordinance directly affect new development as well as infill
and redevelopment. The recently adopted Planned Neighborhood Floating Zone District, with
its emphasis on community design and building mixed-use neighborhoods with strong character
and physical linkages with old Town Hebron, fills a significant void in the current zoning code
related to new, large-scale development. However, in order to support all of the land use
objectives of the Comprehensive Plan, the Zoning Ordinance will require substantial revision.
The most important revisions include the following:

Town Center

The zoning for the Town Center should provide for a mix of medium density residential
development and low intensity commercial uses in appropriate locations. The purpose of the
medium density classification is to provide for single family and low intensity multi-family
dwellings (e.g., townhouse and multiplex) that occur at such densities as to require public
sewer and water service. The medium density classification is appropriate only for areas
presently or proposed to be serviced by public sewer and water facilities. The standard for
Town Center areas should fall in the medium density range (from 3.5 to 5 dwelling units per net
acre) depending on the surrounding neighborhood character.

The Town Center is the appropriate location for new commercial activities such as a small shop,
grocery store, drug store, variety store, service station, bank, or the like as well as institutional
uses. The zoning for the Town Center should provide for these commercial uses. These uses
may be permitted by Special Exception, a process that permits the Town to review each
application on a case-by-case basis with built-in safeguards to ensure impacts to adjacent
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residential areas are minimized, e.g., adequate parking requirements, limits on signage and
lighting, landscape standards, and buffer yard requirements.

Much of the development potential in this district can be classified as infill or redevelopment.
Infill and redevelopment standards and guidelines for the Town Center area could be
established that permit the Planning Commission to approve new and expanded non-residential
uses that are found to be compatible with surrounding land uses. Infill and redevelopment
standards could also apply to residential development and redevelopment. Alternatively, the
Town Center District could be divided into core and fringe districts, allowing commercial and
business uses by-right in the core portion of the Town Center and as special exceptions in the
fringe areas. In all cases, design standards appropriate to Town Center character should be
included in the Zoning Ordinance.

Neighborhood Conservation

The Comprehensive Plan identifies existing neighborhoods as areas in need of protection. The
primary objectives for these areas involve maintaining the existing residential character of the
neighborhoods and allowing compatible infill and redevelopment. Particular concerns that
should be addressed through appropriate zoning standards and guidelines include:

= Connectivity — appropriate vehicular and pedestrian connections between on-site and
off-site transportation systems.

= Circulation — consistency with the area wide vehicular and pedestrian circulation
concepts of the Comprehensive Plan.

= Parking —flexible parking requirements.

= Compatibility — essential elements of compatible project design, e.g., design, pattern,
alignment, size, and shape.

The development policies proposed by this Comprehensive Plan, as suggested by the
Neighborhood Conservation planning areas, are designed to address the objectives of
maintaining stable residential neighborhoods while permitting appropriate infill and
redevelopment. The following are recommended actions for residential development:

= The density of residential development should be based on the availability of
community facilities and the prevailing character in the neighborhood.

= Adequate recreational facilities and open space should be required as part of large
residential developments.

= Residential areas should be protected from incompatible land uses and be designed to
ensure a desirable town living environment.
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= Through traffic and heavy vehicles should be prevented, where possible.
= In-fill development and redevelopment should be encouraged where appropriate.

= Land development regulations should reflect proper design standards including
landscaping and street tree requirements.

Planned Redevelopment

The Comprehensive Plan identifies the Planned Redevelopment area as an appropriate location
for a planned residential community including multi-family housing or a planned manufactured
or mobile home park. In order to enable this outcome, the Zoning Ordinance will need to
include standards and guidelines for a planned community that include modern manufactured
and modular homes meeting current building code standards. The review and approval process
for such development could be a floating zone district that includes design standards that
ensure the development of planned manufactured home parks results in a safe, sanitary, and
attractive living environment for residents.

The Planned Redevelopment area offers opportunities to increase the supply of affordable or
workforce housing in the Town. Multi-family construction at appropriate densities is one
approach to reducing the cost of housing construction. Another is providing opportunities to
site mobile homes or manufactured housing.

Mobile homes offer an inexpensive form of adequate sanitary shelter that is not beyond the
means and meets the space requirements of many families and individuals. Allowing mobile or
manufactured homes also can help meet the demand for affordable housing. However,
permitting mobile homes in conventional residential areas would not be consistent with the
public purpose of maintaining the existing character of these areas and minimizing
incompatible uses. To balance these needs, the Town has adopted regulations and standards
to control the location of new mobile homes and permit planned mobile home parks in
designated areas.

The following polices are recommended:

= The Planned Redevelopment district will permit conventional detached single family
residential subdivision as a by-right use.

= Development standards and procedures that encourage appropriate infill and
redevelopment will be adopted.

= Design standards and guidelines that will ensure a quality mobile home park or multi-
family development will be adopted.
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Commercial

Small-scale, low-intensity neighborhood commercial uses should be allowed to continue at
their present locations. New commercial uses serving neighborhood markets should be
encouraged to locate in the Town Center or included in Planned Neighborhood Developments.

More intense highway and regional commercial uses should only be permitted in planned
commercial centers that are integrated into a large-scale planned neighborhood development
such as those that front on US 50 and MD 347. Other considerations are addressed in the
following recommendations:

= Access onto US 50 from future compacted commercial development (if any) will be
restricted to current roadways, i.e., MD 347, or Porter Mill Road, or MD 670. Other
current minor access points along US 50 should be consolidated when opportunities
occur.

= A network of internal roadways and streets should be built to provide direct access from
residential areas to a commercial center and connect businesses to businesses. US 50
for local traffic should be avoided as much as possible.

= Commercial areas should be located where they can get safe and easy access from
major thoroughfares.

= Scattered strip commercial development along the highways should not be allowed.
Development standards should be adopted that require commercial development be
clustered in planned centers.

= Individual entrances should be consolidated in as few access points as possible. This
should be required in the Zoning Ordinance and Subdivision Regulations. Entrance

locations should be coordinated with the State Highway Administration.

= Appropriate regulations should be developed to provide adequate off-street parking
and buffering to protect nearby residential areas.

= Signage should be subject to approval of a coordinated master signage plan for all
commercial centers.

= Suitable landscaping and buffering measures should be required along property lines
and highway frontages.

= Uses should be regulated to ensure compatibility within the highway commercial cluster
and with nearby non-commercial activities.
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Employment

The 2030 Land Use Plan recognizes the currently existing industrial area comprising the former
Marvel Package Company land currently owned by Hebron Industrial, LLC. However, future
annexations may present the opportunity to create planned employment areas that permit
business and light industrial uses. New industrial sites should be large enough to be designed
as industrial parks that complement surrounding land uses by means of appropriate location of
buildings and service areas, attractive architecture, effective buffering, and substantial site
landscaping

The most appropriate location for new light industrial uses is in areas that are currently outside
the corporate limits (in the Agriculture/Open Space area) but that can be economically served
with Town services. In order to plan for the eventuality that a small business or industrial park
may be developed in the future the Town should include provisions in the Zoning Ordinance for
a Planned Business Park. Such a park could be designated a State Enterprise Zone which means
that industries locating in these facilities are eligible for property and income tax credits.

Conservation

The Twelve Visions for Maryland encourage stewardship of the land as a universal ethic. The
Planning Act of 1992 requires the Town to adopt policies for the protection of sensitive
environmental areas. The Zoning Ordinance should be amended to include standards that
address stream buffers, non-tidal wetlands, steep slopes, and the habitats of threatened and
endangered species. In addition, the Town should encourage development design that
maintains or enhances “green infrastructure,” incorporates low impact design stormwater
management techniques for water quality and quantity management, and includes “green
building” technology that conserves energy and improves indoor and outdoor air quality.

Park and Open Space

Protecting sensitive environmental areas, maintaining “green” corridors within and surrounding
the Town, and providing places for healthy exercise are as important to ensuring a quality
community as infrastructure planning and development regulations. For this reason the Town
should adopt clear policies concerning these matters, including the following:

= Require that new development provide public active and passive recreation areas,
greenways, and pedestrian trail links that contribute to the overall objectives of the
2030 Land Use Plan.

= Investigate the feasibility of a “rails-to-trails” link along the old railroad right-of-way.
Seek County assistance on this project.

Page 136



= Coordinate the development of a Town park system with the overall County park
planning program.

Infill and Redevelopment

Infill refers to new development on vacant, bypassed, and underutilized land within built up
areas of Hebron where infrastructure is already in place. Infill also includes redevelopment of
lots in these areas.

Infill and redevelopment standards should be included in the Hebron Zoning Ordinance. The
zoning standards should accommodate growth in the Town of Hebron by encouraging and
facilitating new development on vacant, bypassed, and underutilized land where such
development is found to be compatible with the existing neighborhood. Infill and
redevelopment standards should encourage efficient use of land and public services and
stimulate economic investment and development in older established neighborhoods. Zoning
standards should be crafted so as to provide developers and property owners flexibility so that
they can achieve high quality design and develop infill projects that strengthen or enhance
existing neighborhoods. Design standards should promote compatible infill and redevelopment
by, among other things, allowing development on sites that may not meet the minimum land
area and dimension requirements of the underlying zoning district (see discussion of
Development Design in this chapter).

Accessory Dwelling Units

As discussed elsewhere in this document, addressing the affordable housing issue will require a
broad range of strategies and involve all levels of government. A zoning technique the Town
may consider is permitting accessory dwelling units. An accessory dwelling unit is a residential
living unit that provides complete independent living, sleeping, eating, cooking, and sanitation
on the same parcel/lot as the owner-occupied single family dwelling in which it is contained but
may have a separate entrance. The advantages of accessory dwelling units include the
potential to:

= create additional housing stock while respecting the look and scale of single-family
dwelling neighborhoods;

= increase the housing stock of existing neighborhoods in a manner that is less intense
than alternatives;

= allow more efficient use of existing housing stock and infrastructure;

= provide a mix of housing that responds to changing family needs;
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= provide a means for residents, particularly seniors, single parents, and families with
grown children, to remain in their homes and neighborhoods, and obtain extra income,
security, companionship, and services; and

= provide a broader range of affordable housing.

Design standards for the design and construction of accessory dwelling units should:

= Ensure that accessory dwelling units are compatible with the desired character and
livability of residential districts;

= Respect the general building scale and placement of structures to allow sharing of
common space on the lot, such as driveways and yards; and

» Ensure that accessory dwelling units are smaller in size than the principal residential
unit.

Landscape Standards

The Zoning Ordinance should include minimum street and site landscape standards for all
development. On-site landscape requirements may be stated as performance standards, e.g.,
15 percent of the site is landscaped. The Town may want to consider using Wicomico County’s
landscape standards as a guide for developing local standards to ensure consistency across
jurisdictional boundaries. It is especially important to require appropriate landscaping for
commercial sites, parking lots, and along public streets.

WATER RESOURCES

Drinking water supply and capacity of receiving waters to assimilate stormwater and
wastewater discharge does not appear to be a significant constraint for future growth provided
the Town implements strategies that hold source loadings at or below current levels. Managing
land use in a way that benefits water resources requires assessing development regulations,
policies and guidelines from a new prospective for the Town. Among other things, it requires
minimizing the footprint of new development to the maximum extent possible, extensive use of
water conservation measures, staging growth based on the availability and capacity of water
resources, upgrading the WWTP, protecting forested areas and natural buffers, retrofitting
existing developed areas with improved stormwater management techniques, encouraging
best practices in the management of public drainage ditches and requiring best management
practices in all new development. In addition the Town should:

= Make educational material available to Town residents regarding nutrient management
to reduce fertilizer applications to grassed areas and lawns.

= Establish, maintain, or expand forest buffers in the form of linear wooded areas along
streams to help filter nutrients, sediments and other pollutants in runoff.
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=  Work with developers, homeowners associations and individual homeowners to reduce
the amount of impervious cover in the Town by implementing techniques narrow
streets, reduced impervious surface in parking lot areas, shared driveways, and pervious
paving materials.

= Require new development and infill and redevelopment projects to treat stormwater
using nonstructural and micro-scale practices to the maximum extent feasible.
Techniques such as submerged gravel wetlands, rain water harvesting (cisterns and rain
barrels), landscape infiltration, infiltration berms, and dry wells should become common
practices. Stormwater should be filtered using such techniques as rain gardens,
landscape and tree planters (e.g., linear tree pits, sidewalk planters), grass swales and
bio-swales, tree-swales, grass filter strips and vegetated buffers.

= Encourage development design that maintains or enhances green infrastructure, and
incorporates low impact design through stormwater management techniques for water
quality and quantity management. The Town also should encourage LEED (Leadership in
Energy and Environmental Design) technology to promote sustainable building
practices, conserve energy, and improve water and air quality.

= Require major new development projects address additional fire flow capacity. As
these projects are planned, an assessment of additional capacity will be made. If the
capacity available permits, approval will be given, If not, approval will be withheld until
such time as the capacity is constructed.

= Take steps to protect source water supplies, including establishment of appropriate
well-head protection zones around existing and future wells.

Specific actions the Town can take include the following:

= Establish Town policy that water supply capacity, treatment, and distribution systems
shall be adequate to meet daily average, daily peak, hourly peak, and fire flow demands.

= Program necessary water system improvements to meet daily average, daily peak,
hourly peak, and minimum fire flow demand requirements for the existing water
system.

= Establish Town policy that the cost of providing adequate supply, treatment, and
distribution capacity for the Town water system will be allocated based on an equitable
benefit formula adopted by the Town.

= Require all new development to install water meters.

=  When feasible install meters for existing services.

= Adopt a resource protection overlay ordinance to regulate uses and practices that may
adversely impact water quality in the drinking water source aquifers. This ordinance can
be modeled off the Wicomico County or City of Salisbury Paleochannel Overlay District
and should include well head protection requirements.

= Limit impervious surface areas to 10% in sensitive areas.
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= Permit open section roadways in new developments where appropriate.

= Incorporate the use of nonstructural best management practices (BMPs) such as natural
conservation areas, roof and non-roof top disconnection, vegetated swales, sheet flow
to buffer, reduced impervious cover to the maximum extent practicable and promote
environmentally sensitive design (ESD) or low impact development (LID) techniques.

= Maintain existing forest cover and promote the enhancement of contiguous forest areas
along major drainage ways.

= Work with Wicomico County to address failing septic systems in areas that can be
served by public water and sewer.

= Amend road standards to allow narrower, shorter streets, rights-of-way, and sidewalks.
Streets may be as narrow as 22 ft. in neighborhoods serving low traffic volumes; rights-
of-way can be reduced by minimizing sidewalk width, providing sidewalks on one side of
the road, and reducing the border width between the street and sidewalks.

= Amend road standards to allow smaller radii for turn-arounds when allowed; use a
landscaped island in the center of the cul-de-sac and design these areas to treat
stormwater runoff.

= Require grass channels or biofilters for residential street drainage and stormwater
treatment wherever feasible.

= Interpret parking ratios as maximum number of spaces; permit shared parking
arrangements; minimum parking stall width should be less than 9 ft. and stall length less
than 18 ft.

= Require parking lots be landscaped. Relax setbacks to allow for bioretention islands or
other stormwater practices in landscaped areas.

= Adopt flexible design criteria.

= Reduce minimum lot sizes.

= Relax setbacks and allow narrower frontages to reduce total road length; eliminate long
driveways.

= Allow for shared driveways and alternative impervious surfaces.

= Require rooftop runoff be directed to pervious surfaces.

= Designate a minimum buffer width and provide mechanisms for long- term protection.

= Limit clearing, grading, and earth disturbance to that required to develop the lot.

= Promote the use of native plantings.

= Provide incentives for conserving natural areas through density compensation, property
tax reduction, and flexibility in the design process.

= Implement policies and educational programs that encourage the reduction of fertilizer
applications to grassed areas and lawns in urban areas.

Hebron can achieve the Town’s water resource conservation objectives and make a positive
contribution to improving water quality in the watershed by implementing urban BMPs such as
those described above. Through its stormwater management ordinance and programs and
development standards the Town should require environmental site design (ESD) techniques
that optimize conservation of natural features (e.g., drainage patterns, soil, vegetation),
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minimize impervious surfaces (e.g., pavement, concrete channels, roofs), slow down runoff to
maintain discharge timing and to increase infiltration and evapotranspiration and use other
nonstructural practices or innovative technologies approved by MDE. Planning for water and
wastewater facilities should reflect the need to conserve ground water resources and reduce
nutrient and sediment loadings in the Nanticoke River watershed.

Point Source Cap

The Hebron WWTP is currently a “minor” WWTP and its current Tributary Strategy point source
caps are 2,566 Ibs/yr of nitrogen and 428 Ibs/yr of phosphorus. Under the cap, at ENR levels of
treatment (4 mg/L of nitrogen) the WWTP could only discharge 0.21 MGD of wastewater to
surface waters, and at ENR at 3 mg/L of nitrogen the WWTP could discharge 0.28 MGD of
wastewater to surface waters. This means that Hebron will need to begin considering
alternatives to surface water discharge in the near future since by 2030 Hebron forecasts as
much as 0.28 MGD of additional WWTP needs above current demand. The developer of a large
planned unit development in Hebron has been directed to prepare studies to address future
wastewater treatment options. These options will include:

= ENR treatment at the Hebron WWTP, with all effluent discharged to the Rewastico
Creek;
= ENR treatment at the Hebron WWTP, with some effluent discharged to the
Rewastico Creek and some discharged by land application; and
= ENR treatment at the Hebron WWTP, with all discharged by land application.
In addition, the Town has suggested that discussion with Wicomico County concerning regional
WWTP facilities.

Land application of wastewater as a solution to the WWTP Tributary Strategy point source cap
will require additional and extensive study to address the following issues:

= Finding properties for land application that will not place source water at risk;

= Acquiring sufficient acreage needed to provide for capacity needs;

= Developing adequate wastewater storage when land application is not possible
during certain times of the year; and

= Preservation of properties designated for land application until needed.

The Town should undertake preliminary discussions with MDE about the feasibility of land
application in the area surrounding Hebron.

MINERAL RESOURCE EXTRACTION

Sand and gravel resources are abundant in Wicomico County. Some mineral extraction
operations are already located in the Town’s growth area and others may be proposed in the
future. However, the Town does not currently permit mineral extraction within the corporate
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limits. The Town may consider adding appropriate zoning provisions to the Hebron code in the
future if a property is annexed, and, as part of an annexation agreement, the Town may agree
to allow mineral resource extraction. Such new zoning provisions would include appropriate
provisions for permitting procedures and regulations to minimize impacts to adjacent
properties and the environment. Final approval would be contingent on the applicant
submitting acceptable reclamation and reuse plans.

STREAMLINING THE DEVELOPMENT REVIEW PROCESS

Because the Town will be dealing with some large-scale development projects, the
development review process will likely take longer than was formerly the case as there is much
to consider in these projects. The Town will execute cost recovery agreements with applicants
and use developer-supplied funding under such agreements to retain whatever expertise the
Town feels it needs to advise them in the consideration of development related issues. This
should help ensure that the approval process proceeds at a reasonable pace.

Development review of infill and redevelopment projects within the old Town portions of
Hebron will be streamlined by amending the Zoning Ordinance to give the Planning Commission
greater authority to vary certain development standards for proposed projects that meet
voluntary design guidelines.

INNOVATIVE DEVELOPMENT TECHNIQUES

Recent amendments to the Hebron Zoning Ordinance added special provisions for planned
neighborhood developments (PND). The PND standards and guidelines establish a
development and design framework for mixed-use projects, including commercial and business
uses appropriate to a neighborhood context. The PND process includes a requirement that a
Developer Rights and Responsibilities Agreement (DRRA) is executed as part of the zoning
approval process. The DRRA gives the applicant the assurance that once given, approvals
cannot be reversed for a specified period of time.

DEVELOPMENT DESIGN

Design Principles

The Town of Hebron is interested in having projects that are attractive, with good site planning,
including structures, circulation, and landscaping, and well thought out in terms of how they
relate to all surrounding properties. The views of the site and from the site should be clearly
considered by the developer and addressed in development plans. Time spent on working out
the details, both visual and functional, will speed approvals. The following general “rules” serve
to clarify the Town’s intent and stimulate the submission of noteworthy projects:
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III

= Natural features and site constraints should suggest “natural” common sense design
solutions. Development needs to design with nature, not fight, control, or dominate
natural and ecological processes.

= The automobile should not be the dominant force that dictates the layout and design of
residential communities. New residential streets should be narrow, discourage through
traffic, be well landscaped with shade trees, and recognized as the principal public
spaces that they are. In view of their visual and functional importance, thought,
deliberation, and investment in landscape and streetscape design should be evident.

= Substantial landscaping should be included in common open spaces that may be
proposed. Landscaping should provide shade, shelter from wind, provide visual screens
or buffers from unsightly elements on adjoining properties, or such on-site things as
parking lots, loading areas, dumpsters, or utility structures. Landscaping also separates
and buffers incompatible land uses such as the rear of commercial buildings and loading
areas from adjoining residential lots. Landscaping can also provide wildlife habitat and
linkages to forested and natural areas, greenways, and walking paths.

= Parking should not be a dominant site feature. Parking areas should be small scale,
highly landscaped, attractive, and inviting. Many examples exist of highly successful
shopping areas where paved parking spots were reduced in favor of shade trees,
landscaped berms, shrubs, and flowers. Whenever possible, it is better to give
preference to green space over asphalt and paved parking.

= Signage should be informative without being intrusive. Signs should not dominate the
visual landscape. Signs should be compatible with their purpose, be clear, concise, and
as small as reasonably possible. Small signs slow traffic, and low level pedestrian scale
signage that is attached to its parent structure is preferred.

= The architecture and styles proposed should be in keeping with the building types and
styles that have evolved in the region. The Town strongly encourages traditional
designs and materials so that new developments blend seamlessly with the old.
Modern materials and layouts need not conflict with the character of our Town if
developers and builders are sensitive to the overall appearance of their creation.

Large-scale development projects can best address those issues that affect the Town’s guiding
principal for this element by adhering to the following design parameters:
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= Architectural harmony, including compatibility in styles, materials, colors, and building
size and setbacks;

= Variety in housing types, density, and cost;

= Parks, squares, and other common open spaces for residents to interact and recreate,
and to provide a setting for the architecture of the development;

= Neighborhood centers and civic spaces, which, depending on the scale of the
development, can include places to shop, work, learn, or worship;

= Aninterconnected street system which is based on a modified grid system;

= Sidewalks, street trees, and substantial on-street parking, providing distinct separation
between pedestrians and traffic;

= Streets and sidewalks that are spatially defined by buildings in a regular pattern,
unbroken by parking lots;

» Traffic calming, including more narrow streets with shorter turning radii than suburban
streets, and medians, circles, and related features along prominent streets;

= Lighting which is designed for safe walking and signage which has a pedestrian
orientation;

= asystem of land subdivision and development which links one neighborhood to another
and can logically be extended.

Building Character

The appearance and architectural character of new construction and renovation is a subject
that warrants some discussion and guidance. While the Town has no intention to legislate style
or “taste,” it recognizes a responsibility to guide the overall appearance of our built
environment. Toward that end the Town’s objective is to ensure that additions to the
community complement, blend with, and improve the general attractiveness and appearance
of Hebron.

The Town wants to maintain its rural Eastern Shore town character. That means new
construction should take design inspiration from the simple forms and building masses that are
prevalent in our area. Commercial buildings should retain as much of a residential “flavor” as is
feasible. This can be accomplished in ways such as breaking up the facade of larger buildings to
give the appearance of smaller structures that are grouped together, including generous roof
pitches (and avoiding flat roofs), and using window, door, and siding details that are similar to
styles commonly found in residential construction. Parking should be screened, landscaped, lit
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with pedestrian scale lighting fixtures, and distributed around the sides and rear of commercial
buildings. The Town does not want large parking lots that present a “sea of asphalt”
appearance. Shade trees and flowering shrubs should be combined with berms and evergreens
to soften both building edges and parking areas.

Access, Circulation, and Parking Design

The layout of access and circulation systems in new developments must balance the mobility,
safety, and other needs of pedestrians, bicyclists, and vehicular traffic. Achieving this end
requires more than simply complying with street standards and specifications. Successful
design of access, circulation, and parking systems in new developments requires considerable
effort.

Streets may be the most important public spaces in neighborhoods and must be thought of as
an integral part of the overall design of communities. Interconnected streets encourage people
to walk by providing a variety of route options. Small blocks encourage people to walk by
maintaining a human scale environment. A fine-grained system of streets, pedestrian ways,
and bicycle routes helps disperse traffic and reduce congestion. Multiple streets provide
opportunities to connect new neighborhoods with old neighborhoods. Pedestrian walkways,
bicycle lanes, and other amenities enhance the desirability of walking and bicycling.

New development design should be based on a modified grid system consisting of a simple and
logical hierarchy of streets that contributes to the sense of place and helps orient people. Every
lot should be afforded a reasonable means of ingress and egress for emergency vehicles as well
as for all those likely to need or desire access to the property in its intended use. No direct
driveway access should be provided onto an existing or planned major collector street from a
residential lot. Vehicles should be able to enter and exit without posing any substantial danger
to themselves, pedestrians, or vehicles traveling on abutting streets, or interfere with the free
and convenient flow of traffic on abutting or surrounding streets.

Alleys provide opportunities for parking in the rear of housing and contribute to the overall
interconnectivity of the road network. Alleys should be considered for all residential
neighborhoods and as access to rear parking areas in commercial and office areas.

The street layout should present an attractive streetscape. A streetscape that is interesting to
pedestrians encourages more people to walk. Buildings should front on the street. Structures,
whether residential, commercial, or office, should form a continuous street edge, a vertical wall
that contains the street and encloses space. In this regard, most streets need to be designed so
that they are usable and frontable.

The street layout should permit the safe, efficient, and orderly movement of traffic while
meeting the multi-faceted needs of drivers, pedestrians, and bicyclists. Street rights-of-way
should be adequate to serve all functions including carrying motor vehicle, bicycle, and
pedestrian traffic, allow on-street parking, and serve as a link in the Town’s drainage system.
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Streets should connect with surrounding streets to permit the convenient movement of traffic
between neighborhoods or to facilitate access to neighborhoods by emergency service vehicles
or for other sufficient reasons. The street layout should serve the needs of the neighborhood
and discourage use by through traffic. At the same time, the layout should provide appropriate
vehicular and pedestrian connections between residential neighborhood, shopping, and
employment areas.

The design of circulation systems in all new developments should be consistent with the
recommendations of this Comprehensive Plan. Proposed new streets should provide for the
appropriate extension of existing streets and key links of planned collector roads. The street
layout should respect natural features, should relate appropriately to the topography, and
should be designed to facilitate the drainage and stormwater runoff.

The design of residential streets should discourage motorists from traveling above the intended
speed and reflect their function in the system hierarchy. In particular, horizontal and vertical
alignment should not be conducive to excess speed. Residential streets will be designed to
manage the speed and volume of traffic in residential neighborhoods using “traffic calming”
methods that encourage speeds of 20 mph or less. Lower order streets should be less than 1/3
mile in length, so that motorists will have no incentive to speed. The majority of roadways
should utilize “T” intersections or controlled 4-way intersections with roundabouts.

When required, parking lots should consist of heavily landscaped small ot segments that are
unobtrusive. In commercial areas, parking should consist of ample on-street parking and small
lots located to the side or rear of buildings and screened from the main commercial street.
Access to parking should be provided from rear driveways where possible. All parking lots
should be screened from adjacent residential uses.

Appropriate facilities for bicycles should be provided at key commercial, civic, and recreation
locations. To ensure this, the Town Zoning and Subdivision codes should be amended to
require non-residential uses to provide bicycle storage/parking facilities to encourage and
support this alternative mode of travel.

Parks and Open Space

A variety of parks and open space should be provided for enjoyment by people of all ages.
Parks and open space should be purposeful components of design and should be prominently
displayed. Special views and vistas should be framed or enhanced. Greens or commons should
be located in each neighborhood to function as community gathering areas. Formal parks
should be designed to complement civic architecture. Parks should serve the active and passive
recreation needs of residents. Parks should be located within walking distance of every
residence. Parks and open space should be linked together by walking paths to the maximum
extent possible. In all cases parks should be easily accessible and highly visible. Ideally,
neighborhood parks or greens should be fronted on at least two sides by residential units so
that residents can clearly see park activities.
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The design of parks should respond to user needs. As a general rule, park design should adhere
to the following principles:

= Everything should have an identified purpose;

= Design should be for people not a simple application of standards;

= Both function and aesthetics should be satisfied;

= Nothing should be randomly placed;

= Satisfy the technical requirements, e.g., for play fields, ball courts, etc.;
= Use the most cost efficient design; and

= Provide for ease of use and supervision.

Current park facilities are adequate to serve the needs of the existing population. New
developments should be required to provide a variety of park and open space facilities to
address the needs of the new neighborhoods. Parks should range from small, vest-pocket parks
located within the neighborhoods to larger, community parks serving all Town residents, as
deemed appropriate.

SUBDIVISION REGULATIONS

A second major implementation tool available to the Town is Subdivision Regulations. Under
Maryland law, the Town has the authority to regulate the subdivision of land within the
corporate limits. Subdivision regulations provide the local legislative body with regulatory
powers to ensure that land is developed in a manner which will best promote the public health,
welfare, and safety, consistent with the Comprehensive Plan. Subdivision regulations control
land development practices, establish uniform standards of development and recording,
establish erosion control measures, guide the arrangement of streets, and establish the
relationship between subdivision access routes and the existing transportation routes of the
community.

The primary purpose of subdivision regulation is to coordinate private development practices
with public policy. To this end, subdivision regulations establish basic standards and design
principles for constructing community facilities. Although these facilities are normally paid for
and installed by the private developer, such facilities may be dedicated and accepted for
maintenance and ownership by the Town. Therefore, it is necessary to establish standards in
advance of installation by the developer so that the Town is ensured of developing a uniform
system of public facilities built to appropriate specifications.
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Subdivision regulations govern the process of converting or dividing land into building sites and
are concerned with the platting of lots, street layout, open space location, and the provision of
storm drainage and public utilities. Subdivision regulations coordinate private development
practices with public policy and they form an important component of the implementation
element. Controlling land subdivision is important as it ensures that:

= Building sites are of adequate size to accommodate the proposed uses, as well as have
sufficient areas for open space and accessory uses;

= Streets, curb, gutter, and sidewalks are designed and constructed in accordance with
established standards and the developer pays the full expense for these improvements
and deeds them to the Town;

= Public sewer and water are provided to each subdivision with the developer paying the
cost. Prior to serving areas outside the corporate limits, the Town should study the
need and cost-effectiveness of annexation.

Hebron has subdivision standards in its Town Code, but needs to adopt more comprehensive
subdivision standards and specifications. Considering the potential for new, large-scale
development projects in the Town and the Town’s growth area, the Town Commissioners
should update the subdivision regulations and development review procedures. Among other
things, the subdivision provisions should give the Planning Commission the authority to require
that development design include provisions and/or dedication of land for such things as street
extensions and improvements, pedestrian facilities, e.g., greenways, trails, sidewalks, and parks
and open space as recommended in the Comprehensive Plan. In addition the Town should
require that development review fees are adequate to cover the cost of and ensure adequate
technical review.

The Town also should establish development standards and specification, development review
procedures, and adopt a schedule of application fees.

The Town should consider requesting that the County provide technical assistance in the
administration of the Subdivision Regulations. If so, the Town’s Subdivision Regulations should
be consistent with the County’s to the extent possible.

ADEQUATE PUBLIC FACILITIES

The Town should ensure that there is adequate water and sewer capacity for the development
and for all existing lots of record. It should also ensure that there are sufficient roads and other
infrastructure needs available for the new development. If the Town determines that it does
not have adequate facilities for new development, it should explore methods to acquire the
needed facilities. Chief among the options available to the Town is to require that the owners
of the proposed development provide sufficient funds to build the required facilities. When the
capacity of public facilities is not adequate to support a proposed development, and additional
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capacity is not planned, applications for development should be denied unless the applicant
agrees to provide funding to upgrade facilities and add capacity sufficient to serve the proposed
development. To formalize this policy, the Town should consider working with the County and
other municipalities to undertake appropriate studies and adopt an Adequate Public Facilities
Ordinance (APFO).

AFFORDABLE HOUSING

Housing affordability for low and moderate income families has become a national issue.
Recognizing that addressing this issue will require engaging all levels of government in solutions
and with the understanding that the Town of Hebron has limited resources and capability to
directly address affordable housing, the Town should consider the following strategies:

=  Work with State and County agencies to develop coordinated strategies and eliminate
impediments to the production of affordable market and rental housing.

= Discuss adopting joint county/municipal inclusionary zoning requirements.

Provide suitable locations for planned manufactured and mobile home parks.

= Amend the Zoning Ordinance to permit accessory dwelling units.

BUILDING CODES

Building, housing, plumbing, and fire codes are among the laws a community may use to
improve the health, safety, and well being of its residents. Codes are designed to provide
better living and working conditions, an objective which the Plan seeks to achieve.

The Town of Hebron can seek to design its own set of codes or it may decide to implement the
codes used by Wicomico County. The Town has already adopted the Southern Standard
Building Code. Given the cost of enforcing many codes, which usually requires hiring additional
personnel, the Town should try to shift enforcement authority to county officials whenever
possible.

CAPITAL IMPROVEMENTS

A capital improvement is usually defined as a major, nonrecurring expenditure for physical
facilities of government, such as costs for acquisition of land or interests in land, construction of
buildings or other structures, including additions or major alterations, construction of highways
or utility lines, fixed equipment, landscaping, and similar expenditures.

With the growing complexity of municipal finance, even small communities such as Hebron
need to carefully analyze the funding of various improvements to ensure that money is spent
wisely. The basic reason for a Capital Improvements Program is to allocate a limited supply of
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money wisely, so that each such regulation is in accordance with the Town’s development
policies and the Comprehensive Plan.

Each proposed project is approached individually with careful consideration of anticipated
expenditures, source of revenue, and priority of need. The schedule of projects usually ranges
from a period of five to ten years, with five years the most common time frame. It is customary
to prepare a Capital Improvement Program annually. The program includes proposals for
capital improvement appropriations to be adopted in the next annual budget and proposals for
the next five years.

The typical process of capital improvement programming follows these steps:

= Aninventory of potential projects, including cost estimates and an initial evaluation of
their relative priority;

= Analysis of project requests;

= Investigation of the financing capabilities of the community and the various state and
federal programs available to help finance improvements;

= A schedule of project execution in a long range program list which considers the
relationships of projects to each other and to financial requirements;

= Selection from this schedule of a slate of projects for early action;

= Formal adoption of the Capital Budget against the background of the long range
recommended program, usually after some form of public review.

ANNEXATION

Hebron’s Annexation Plan (see discussion in the Chapter 6, Municipal Growth) represents the
Town’s plan for future annexation. Ideally, there will be consensus among State and County
agencies concerning the Town’s growth plan and future annexations within the growth
boundary will not be contested.

Hebron’s annexation policies are intended to ensure the extension of corporate boundaries
permits the most efficient use of public utilities and services and that cost associated with
capacity expansion and extension of service is fairly allocated among those benefitting. These
policies are as follows:

= Annexed areas must be contiguous to the corporate limits and create a natural
extension of the Town’s boundaries.

Page 150



= Annexation is a condition of Town services. Property owners who desire the Town’s
services must be annexed prior to servicing.

= Proposed annexation areas will be economically self-sufficient and will not result in
larger municipal expenditures than anticipated revenues, which could indirectly burden
existing Town residents with the costs of services or facilities to support the area
annexed.

= The costs of providing roads, utilities, parks, other community services will be borne by
those people gaining the most value from such facilities through income, profits, or
participation.

= Specific conditions of annexation will be made legally binding in an executed annexation
agreement. Such agreements will address, among other things, consistency with the
goals, objectives and recommendations contained in the Hebron Comprehensive Plan,
zoning and development expectations, responsibility for appropriate studies, and
preliminary agreements concerning responsibilities for the cost of facilities and services
provided by the Town. These preliminary agreements may be further revised in a
Developer Rights and Responsibility Agreement (DRRA).

= For annexations involving larger parcels of land, the Town Commissioners and/or
Planning Commission may require appropriate impact studies, including a fiscal impact
study and an environmental impact assessment that addresses the potential impact of
the proposed annexation on the environment of the site and surrounding area.

= If necessary, applicants for annexation shall pay the cost of completing all studies
related to expanding capacity in existing public facilities and/or services.

Prior to annexing any land area not included in the current growth plan, the Town will first
consider appropriate amendments to this Comprehensive Plan and will follow the procedural
requirements for Comprehensive Plan updates and annexation established in State law,
including those of House Bill 1141. This will ensure that the proposed annexation is consistent
with the goals and objectives of the Comprehensive Plan, that appropriate consideration has
been given to the adequacy of public facilities and services, and that the County and State
agencies are afforded an opportunity to comment on the proceedings.

Depending on the size of the proposed annexation and as appropriate, the Town may require
the applicant to complete studies addressing the potential impacts of development on such
things as Town staffing and finances, traffic, and the provision of County facilities and services.
In addition, applicants proposing annexation will be required to prepare an environmental
impact assessment that includes a discussion of proposed strategies to address the
environmental protection needs for the growth area and surrounding environs. All terms of
annexations will be recorded in a annexation agreement, and if appropriate reflected in a
Developer Rights and Responsibility Agreement (DRRA) at the time of final development
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approval. If deemed necessary by the Town, the County may be included as a party in
annexation negotiations.

INTERJURISDICTIONAL COORDINATION

The Economic Development, Planning and Resource Protection Act of 1992 directs local
governments and the State to coordinate their planning and development efforts to achieve
the “Twelve Visions.” Under the Act, local governments must adopt comprehensive plans
which include the Visions. Zoning and other planning implementation mechanisms must be
consistent with these plans. Under the Planning Act, local comprehensive plans must include
recommendations for improving planning and development processes to encourage economic
expansion, and to direct future growth to appropriate areas. Such development and economic
growth often have interjurisdictional impacts on transportation, infrastructure, environment,
and other areas of concern. For this reason, it is necessary for planning, growth strategies, and
policies to promote and encourage cooperation among adjacent jurisdictions.

House Bill 1141 (Land Use — Local Government Planning) requires the Town to include in the
comprehensive plan a growth element that specifies where the municipality intends to grow
outside its existing corporate limits. The Town must discuss how it intends to address service,
infrastructure, and environmental protection needs for identified growth areas and
surrounding environs. A plan for the growth of Hebron is included in this Comprehensive Plan.
The Plan also includes a water resources element that identifies Town strategies for addressing
drinking water and other water resources to meet current and future needs and identifies
suitable areas to receive stormwater and wastewater derived from development. Preparation
of the growth element included a complete analysis of land capacity available for development,
including infill and redevelopment and an analysis of the land area needed to satisfy demand
for development at densities consistent with the Hebron Comprehensive Plan.

House Bill 1141 requires the Town to consult with Wicomico County concerning its growth
element. Prior to approving the Town’s growth element, the Town must provide a copy of the
growth element to the County, accept comments from the County on the growth element,
meet and confer with the County regarding the growth element, and on request of either party
engage in mediation to facilitate agreement on a growth element. The bill encourages
municipalities and counties to participate in joint planning processes and agreements.
Coordination with County officials is important to ensure that newly annexed territory qualifies
for state assistance as a priority funding area if annexed after September 30, 2006.

In Hebron's case, it is imperative that the Town coordinate its planning and development
activities with the County. This is especially true for large-scale development in the Town's
planned growth area. Important coordination topics include current County zoning to
discourage premature subdivision within Hebron’s planned growth area, transportation system
improvements, natural resource protection, water and sewer service policies, schools, libraries,
public safety and emergency services, economic development opportunities, and fiscal impacts.
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It is apparent that there is a critical need for the Town and County to work together. Future
growth will depend on sound strategies to address such issues as water quality and quantity,
school capacity, demand on emergency services, public infrastructure, and transportation
facilities. The 2009 Hebron Comprehensive Plan highlights the need for increased
interjurisdictional coordination with Wicomico County. From Hebron’s perspective, substantive
issues include the following:

= Priority Funding Areas (PFAs). Hebron’s municipal PFA does not include all of the
existing incorporated area of the Town.

= Master Water and Sewer Plan. Planned expansions of Hebron’s water and sewer
facilities are not reflected in the Master Water and Sewer Plan maintained by Wicomico
County.

= Low-density suburban development surrounding the Town (in the “Conservation” area)
such as has been allowed by the County may cut-off future avenues for Town expansion.

= Discuss cooperative Town and County growth management concepts the Town may
support including regional water and sewer strategies and interjurisidictional Transfer of
Development Rights (TDR).

Like public infrastructure, water quality and quantity issues cannot be addressed by the Town
alone. Going forward, effective management of nonpoint source pollution must be based on
watershed-wide land use strategies and coordinated administration and enforcement of
sediment and erosion control and stormwater management regulations. Protection of
vulnerable drinking water supplies requires the participation of all jurisdictions affected. The
planning requirements from Maryland House Bill 1141 direct the Town and County Planning
Commissions to meet and discuss this Comprehensive Plan prior to adoption. At a minimum, an
agenda for such a joint County/Town meeting should include how best to coordinate the
following:

= Cooperative watershed planning initiatives including discussions of failing septic system
areas in the County and the role of public water and wastewater;

= Coordinated policies concerning County land uses and PFA designations adjacent to the
Town;

= Coordinated policies concerning conservation of green infrastructure;

= Funding for public facilities and services, i.e., Adequate Public Facilities Ordinance,
impact fees, tax differential and excise taxes.
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= Protective measures for the drinking water sources.

Effective mechanisms for County/Town dialogue, coordination, and agreement are needed.
Acceptable coordinated strategies should be formalized in ways that bind each participant to a
policy process. Forums for ongoing coordination and cooperation include a Council of
Governments (COG), joint committees (for example for watershed planning initiatives), and
others. Examples of potential formal mechanisms for recording joint policies include
Memorandums of Understanding (MOU) and/or an Inter-Governmental Agreement (IGA).

IMPLEMENTATION PRIORITIES

The Comprehensive Plan includes recommendations of numerous strategies and actions to
implement the Town’s goals and objectives. Some of these strategies and/or actions will take
time to implement and will require the cooperation of others. For example, addressing
affordable housing is beyond the power of the Town alone to successfully remedy in a short
period of time and will require the cooperation and resources of County and State officials and
agencies to achieve. Other recommendations can and should be undertaken immediately. The
following is a recommended priority listing of actions by the Town:

1. Undertake a comprehensive rezoning. (Year 1)

Many of the key recommendations contained in this Comprehensive Plan will be
implemented by the Zoning Ordinance and Zoning Maps. The current Zoning Ordinance
is not sufficient and does not support the “vision” outlined in this Plan. Upon adoption
of the Comprehensive Plan, the Town Commissioners should immediately enable the
Planning Commission to undertake a comprehensive update of the Zoning Code.

2. Update the Hebron Subdivision Regulations and development review procedures. (Year
1)

The Subdivision Regulations follow closely the importance of the Zoning Ordinance as a
tool to manage the impacts and quality of new development. Revised Subdivision
Regulations, reflecting the design recommendations contained herein and more
rigorous review procedures should be adopted.

3. Initiate formal and informal steps to improve coordination and cooperation between
the County and Hebron. (Ongoing)

Achieving appropriate degrees of coordination and cooperation is an ongoing challenge
and will require recognition by all parties of areas in mutual interest. Hebron, working
with the County and other municipalities, should seek formal and informal means of
coordinating policies and engendering cooperative working relations.
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4, Request the Wicomico County amend the Master Water and Sewer Plan maps to reflect
the recommended growth area shown on the Land Use element of the Comprehensive
Plan. (Years 1 and 2)

Utilizing results of water and sewer facilities planning efforts that are currently
underway and making additional efforts or studies as necessary, prepare revised master
water and sewer service area maps that reflect the best thinking on providing water and
sewer service throughout the planned growth area.

5. Prepare a capital improvements program that addresses programmed improvements to
Town streets, sidewalks, water and sewer facilities, and other Town capital facilities.
(Years 1 and 2)

6. In conjunction with adoption of a Capital Improvements Program and approval of the
capital budget, establish transportation Level of Service (LOS) policies. (Year 2)

7. Undertake a study of converting the existing railroad right-of-way into an urban
recreation trail. (Year 2)

8. Adopt an Adequate Public Facilities Ordinance (APFO). (Year 2)

Work with the County and other municipalities to complete appropriate studies and
adopt an Adequate Public Facilities Ordinance (APFO).

9. Work with State and County agencies to develop coordinated strategies and eliminate
impediments to the production of affordable market and rental housing. (Ongoing)

10. Revise and update other building and development codes as necessary. (Year 3)
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APPENDIX A — POINT AND NON- POINT LOADING CALCULATION
Introduction

Hebron is situated within the Nanticoke River Watershed. Approximately, 524,376 acres of land
extends from Tangier Sound and the Chesapeake Bay in the south to the southwest corner of
Kent County, Delaware. The eastern most boundary of the watershed meets the Wicomico
River Watershed’s western boundary, several miles west of the Wicomico River. Four
significant creeks flow into the Nanticoke River; Quantico, Rewastico, Barren, and Wetipquin
Creeks. Somewhat less than half (about 206,692 acres) are located in the Maryland portion of
the watershed and include parts of Caroline, Dorchester and Wicomico County.

Two sub watershed of the Nanticoke River Watershed are affected by land use changes in
Hebron. These are DNR 12 digit watersheds DNR 021303050581 and DNR 021303050580. The
following summarized the analysis of potential water quality impacts of Hebron’s planned land
use change on these two watersheds.

The analysis considered three land use scenarios representing land use changes over time in
Hebron and its planned growth areas. Land use breakdowns over time in the balance of the two
watersheds were maintained at the 2007 levels. Residential and non residential septic systems
were estimated from MDP PropertyView data and held constant, except the 108 septic systems
that would be eliminated with implementation of the Hebron Annexation Plan. These land use
scenarios were also considered at the basis for the impact analysis contained in the Municipal
Growth Element (Chapter 5). The three land use scenarios are described as follows:

e Scenario 1-2030 Hebron Growth with Tributary Strategies Best Management Practice
(BMP)s applied. This scenario examines the change in Total Nitrogen (TN), Total
Phosphorous (TP) and percent impervious surface as a result of the 2030 Hebron Land
Use Plan;

e Scenario 2 — Hebron Build-out with Tributary Strategies BMPs applied. This scenario
examines the change in TN, TP, and percent impervious surface as a result of the build-
out of the full development capacity of the Town (summarized in Chapter 5);

e Scenario 3 — Hebron Annexation Plan. This scenario examines the change in TN, TP and
percent impervious surface as a result of build-out of the Town and area shown in the
Hebron Annexation Plan (see Map 7).

The land use acreage changes within the two watersheds for each of these scenarios are
summarized in Tables 1 and 2 and shown on Maps A-1 thru A- 6.
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Table 1

Land Use Land Cover by Scenario
DNR 12 Digit Watershed 021303050580

2007 Scenario 1 Scenario 2 Scenario 3

Land Use | 2030 Growth | Town Build-out | Annexation Plan | Chg
LAND USE/LAND COVER (LULC)
11 Low-density residential 536 535 521 521 -14
12 Medium-density residential 143 163 258 309 166
13 High-density residential 1 1 1 1 0
14 Commercial 32 32 32 32 0
15 Industrial 0 0 3 3 3
16 Institutional 11 11 11 11 0
17 Extractive 13 13 13 13 0
18 Open urban land 0 0 0 0 0
21 Cropland 2,598 2,582 2,561 2,510 -88
22 Pasture 0 0 0 0 0
25 Row and garden crops 0 0 0 0 0
41 Deciduous forest 888 888 888 888 0
42 Evergreen forest 273 273 273 273 0
43 Mixed forest 1,249 1,247 1,188 1,188 -61
44 Brush 319 319 319 319 0
50 Water 0 0 0 0 0
60 Wetlands 22 22 22 22 0
73 Bare ground 0 0 0 0 0
80 Transportation 42 42 42 42 0
191 Rural 86 85 83 83 -4
192 Rural 97 97 96 96 -1
241 Feeding operations 41 41 41 41 0
242 Agricultural buildings 0 0 0 0 0
Total 6,351 6,351 6,351 6,351 0

Source: Maryland Department of Planning 2007Land Use/Land Cover Data
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Table 2

Land Use Land Cover by Scenario
DNR 12 Digit Watershed DNR 021303050581

2007 Scenario 1 Scenario 2 Scenario 3

Land Use | 2030 Growth | Town Build-out | Annexation Plan | Chg
LAND USE/LAND COVER
11 Low-density residential 316 315 307 307 -9
12 Medium-density residential 252 295 560 606 354
13 High-density residential 38 38 38
14 Commercial 83 154 166 166 83
15 Industrial 3 3 67 78 75
16 Institutional 35 35 35 35 0
17 Extractive 6 6 6 6 0
18 Open urban land 15 15 12 1 -14
21 Cropland 4,153 4,050 3,715 3,669 -483
22 Pasture 17 17 12 12 -5
25 Row and garden crops 0 0 0
41 Deciduous forest 1,442 1,442 1,442 1,442 0
42 Evergreen forest 139 139 139 139 0
43 Mixed forest 1,422 1,411 1,386 1,386 -36
44 Brush 331 331 331 331 0
50 Water 72 72 72 72 0
60 Wetlands 110 110 110 110 0
73 Bare ground 0 0 0
80 Transportation 28 28 28 28 0
191 Rural 147 147 147 147 0
192 Rural 100 100 100 100 0
241 Feeding operations 71 71 70 70 -1
242 Agricultural buildings 0 0 0
Total 8,741 8,741 8,741 8,741 0

Source: Maryland Department of Planning 2007Land Use/Land Cover Data

For purposes of including point source loading the evaluation assumed the following:

1. The Hebron WWTP will be capped 2,566 lbs/day of TN and 428 Ibs/day of TP. At ENR
levels of treatment this cap equates to a maximum capacity of approximately 280,000

gpd;
2. By 2030 Hebron’s discharge will be at or below 4.32 mg/I of TN and 0.72 mg/I of TP;
3. All point source loading was assigned to DNR 021303050581 where the WWTP is
located;




At build-out Hebron’s discharge will be at or below 3.0 mg/l of TN and 0.3 mg/| of TP;

and

Wastewater treatment beyond the 280,000 gpd cap would be treated using alternative
methods not involving a point discharge into Rewastico Creek.

Table 3

Point and Non Point Source Loading Estimates

DNR Watershed 021303050580

The results of the spreadsheet analysis by watershed are summarized in Tables 3 and 4.

3.a Land Use and Septic Systems
2008 LU, 2008 LU,
2002 BMPs | Trib Strat BMPs | Scenario | Scenario | Scenario
(Acres) (Acres) 1 (Acres) | 2 (Acres) | 3 (Acres)
Development 937 937 954 1,034 1,085
Agriculture 2,639 2,639 2,623 2,602 2,551
Forest 2,751 2,751 2,750 2,690 2,690
Water 0 0 0 0 0
Other 24 24 24 24 24
Total Area 6,351 6,351 6,351 6,351 6,351
Residential Septic (EDUs) 485 485 485 485 399
Non-Residential Septic (EDUs) 49 49 49 49 49
3.b Total Nitrogen Loading
2008 LU, 2008 LU,
2002 BMPs | Trib Strat BMPs | Scenario Scenario | Scenario
(Acres) (Acres) 1 (Acres) | 2 (Acres) | 3 (Acres)
Development NPS 8,234 5,657 5,765 6,245 6,552
Agriculture NPS 41,657 23,057 22,918 22,735 22,292
Forest NPS 4,082 3,852 3,849 3,767 3,767
Other Terrestrial NPS 210 144 144 144 144
Total Terrestrial Load 54,183 32,710 32,676 32,891 32,754
Residential Septic (EDUs) 4,662 4,662 4,384 4,384 3,607
Non-Residential Septic (EDUs) 168 168 158 158 158
Total Septic Load 4,830 4,830 4,543 4,543 3,765
3.83% 2.44% 2.42% 2.43% 2.37%
Total NPS Nitrogen Load 59,013 37,541 37,219 37,434 36,520
Watershed NPS Nitrogen Load | 1,539,293 1,539,293 | 1,539,293 | 1,539,293 | 1,539,293
Total PS Load 2,559 2,559 2,557 6,654 7,508
Total Nitrogen Load (NPS+PS) 61,572 40,100 39,776 44,088 44,028
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3.c Total Phosphorus Loading

2008 LU, 2008 LU,
2002 BMPs | Trib Strat BMPs | Scenario | Scenario | Scenario
(Acres) (Acres) 1 (Acres) | 2 (Acres) | 3 (Acres)
Development NPS 1,075 380 388 420 440
Agriculture NPS 2,886 2,530 2,515 2,495 2,447
Forest NPS 62 55 55 54 54
Other Terrestrial NPS 28 10 10 10 10
Total Terrestrial Load 4,051 2,975 2,967 2,978 2,950
Total PS Load 428 428 426 665 751
Total Phosphorus Load (NPS+PS) 4,479 3,403 3,393 3,644 3,701
3.d Impervious Cover and Open Space
Total Impervious Cover | 189.9558907 | 189.9558907 | 195.2656 | 221.2696 | 235.549
Open Space, Agriculture 2638.9921 2638.9921 | 2623.041 | 2602.001 | 2551.001
Forest 2729.0486 2729.0486 | 2727.13 | 2668.116 | 2668.116
2.99% 2.99% 3.07% 3.48% 3.71%
Table 4
Point and Non Point Source Loading Estimates
DNR Watershed 021303050581
4.a Land Use and Septic Systems
2008 LU, | 2008 LU,
2002 Trib Strat
BMPs BMPs Scenario 1 Scenario 2 Scenario 3
(Acres) (Acres) (Lbs/YT) (Lbs/YT) (Lbs/YT)
(Acres) (Acres) (Acres) (Acres)
Development 929 929 1,045 1,413 1,469
Agriculture 4,241 4,241 4,136 3,796 3,751
Forest 3,443 3,443 3,432 3,407 3,407
Water 72 72 72 72 72
Other 56 56 56 53 43
Total Area 8,741 8,741 8,741 8,741 8,741
Residential Septic (EDUs) 268 268 268 268 246
Non-Residential Septic
(EDUs) 130 130 130 130 130
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4.b Total Nitrogen Loading

2008 LU, 2008 LU, Trib Scenario 1 Scenario 2 Scenario 3
2002 BMPs Strat BMPs (Lbs/Yr) (Lbs/Yr) (Lbs/Yr)
(Lbs/YT) (Lbs/YT) (Lbs/YT) (Lbs/YT) (Lbs/YT)
Development NPS 8,133 5,602 6,292 8,495 8,831
Agriculture NPS 66,861 37,048 36,135 33,183 32,789
Forest NPS 5,108 4,820 4,805 4,769 4,769
Other Terrestrial
NPS 493 340 340 322 256
Total Terrestrial
Load 80,595 47,811 47,571 46,769 46,645
Residential Septic
(EDUs) 2,576 2,576 2,423 2,423 2,224
Non-Residential
Septic (EDUs) 446 446 419 419 419
Total Septic Load 3,022 3,022 2,842 2,842 2,643
0 0 0 0 0
Total NPS Nitrogen
Load 83,617 50,833 50,413 49,611 49,288
Watershed NPS
Nitrogen Load 1,539,293 1,539,293 1,539,293 1,539,293 1,539,293
Total PS Load 2,559 2,559 2,557 8,407 10,509
Total Nitrogen Load
(NPS+PS) 86,176 53,391 52,970 58,018 59,797
4.c Total Phosphorus Loading
2008 LU, | 2008 LU,
2002 Trib Strat Scenario 1 Scenario 2 Scenario 3
BMPs BMPs (Lbs/YT) (Lbs/YTr) (Lbs/YT)
(Lbs/Yr) | (Lbs/YTr) (Lbs/YT) (Lbs/YT) (Lbs/YT)
Development NPS 1,043 377 423 571 594
Agriculture NPS 4,647 4,059 3,960 3,639 3,596
Forest NPS 77 69 69 68 68
Other Terrestrial NPS 63 23 23 22 17
Total Terrestrial Load 5,831 4,528 4,474 4,300 4,275
Total PS Load 428 428 426 841 1,051
Total Phosphorus Load
(NPS+PS) 6,258 4,955 4,900 5,141 5,326
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4.d. Impervious Cover and Open Space

2008 LU, 2008 LU, Scenario

2002 Trib Strat 1 Scenario 2 Scenario 3

BMPs BMPs (Lbs/YT) (Lbs/YT) (Lbs/YT)
Total Impervious
Cover 227 227 291 421 439
Agriculture 4,241 4,241 4,136 3,796 3,751
Forest 3,333 3,333 3,322 3,297 3,297
Percent Impervious 2.60% 2.60% 3.33% 4.82% 5.02%
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