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V. Build-out Report

A. Definition of Build-out Analysis

Build-out analysis is a lot-by-lot or area-by-area analysis to estimate the total number of existing and
developable units (housing units and square footage of non-residential space) based on current zoning
and other applicable land use regulations for a particular study area. The analysis can be conducted
for various development scenarios for purposes of economic and environmental impact assessment.
This type of analysis provides the basis for discussion and consensus building around a preferred
future plan for a particular region, community or site.

B. Explanation of Build-out Scenario Methodology

The following explains the build-out scenario methodology used to generate population, housing,
parking, and commercial space projections for the Kent Narrows Growth Area. The scenario analysis
identifies potential future land use, population, housing units and square footage of non-residential
space projected for the study area. Scenario analysis and comparisons will be further discussed to
support identification of a preferred future land use plan for the study area.

Three build-out scenarios were used to demonstrate future development potential. These are: 1) a
residential development scenario; 2) a non-residential development scenario (also referenced to as
commercial); and, 3) a mixed use scenario (also referred to as commercial with residential).

Within each development scenario there are two possible land types available for development
including undeveloped land and under-utilized land. Undeveloped land includes land that has is
currently unimproved. Under-utilized land includes improved properties that contain vacant/abandoned
buildings, dilapidated buildings or buildings with vacant tenant space and/or limited economic viability.
Both undeveloped lands and under-utilized lands have been identified as opportunity sites. Figure 12:
map 11- opportunity Sites and Figure 13: Map 11B- Build-out Scenarios Opportunity Sites, depicts the
location of these lands and subsequently the areas within Kent Narrows that may expect development
or redevelopment.

Each of the build-out scenarios are based on current land use, approved development plans and
planned developments. The development standards used in this analysis were derived from Queen
Anne’s County Zoning Ordinance with input from County staff. Each scenario was developed using the
following baseline assumptions.

Each scenario builds upon existing conditions

Each scenario uses undeveloped land and under utilized lands as land available for
development and redevelopment

Each new residential unit is occupied by 1.5 people (the current unit average)

Each new residential unit is required to provide 2 parking spaces per unit

1 parking space is required for every 300 square feet of commercial development
(average size based on waterfront and commercial activities)

All residential units are estimated at 1,600 square feet unless otherwise specified

Specific assumptions for each scenario are further described below. Scenario build-out and summary
tables follow the scenario descriptions.
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C. SCENARIO 1: RESIDENTIAL BUILDOUT

SpeC|f|c Assumptions
Calculating number of dwelling units (concentration on residential development) - develop is
projected at the permitted 8 units per acre
Each site is governed by the Critical Bay Area designation in which it is located
Wetlands have been deducted from undeveloped and under utilized lands
Pending residential developments will occur as proposed (Downey Land Development, Bay
East Development and Tides Development)
Pending non-residential development will occur as proposed (Holiday Inn Express expansion
& Wells Cove/Hilton Phase 2 Development)

D. SCENARIO 2: NON-RESIDENTIAL BUILDOUT (COMMERCIAL)

Specific Assumptions
- Calculating maximum amount of commercial area in square feet
Each site is governed by the Critical Bay Area designation in which it is located
Pending residential developments will occur as proposed (Downey Land Development, Bay
East Development and Tides Development)
Pending non-residential development will occur as proposed (Holiday Inn Express expansion
& Wells Cove/Hilton Phase 2 Development)
Smaller parcels are assembled to create larger parcels for new development or redevelopment

IDA Designation
Undeveloped Lands
There are no undeveloped lands classified as IDA for the non-residential development
scenario

Underutilized Lands
Without Bonuses:
Floor Area Ratio maximum of .30

With Bonuses:
Floor Area Ratio maximum of .50

E. SCENARIO 3: MIXED-USE BUILDOUT SCENARIO

Specmc Assumptions
Calculating maximum amount of commercial area in square feet and dwelling units
Each site is governed by the Critical Bay Area designation in which it is located
Pending residential developments will occur as proposed (Downey Land Development, Bay
East Development and Tides Development)
Pending non-residential development will occur as proposed (Holiday Inn Express expansion
& Wells Cove/Hilton Phase 2 Development)
Smaller parcels are assembled to create larger parcels for new development or redevelopment
Non-residential commercial development is mixed with residential development within the
same structure (see below for floor configuration assumptions for FAR without bonuses and
with bonuses)
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IDA
Underutilized Lands (See Figure 13)
Without Bonuses:
Floor Area Ratio maximum of .30
Develop as 45 feet high (3 floors)

Floor Configuration Assumptions
First floor = commercial use
2" and 3" floors = Residential units at an estimate average rate of 1,600 square
feet per unit

With Bonuses:
Floor Area Ratio maximum of .50
Develop as 60 feet high (5 floors)

Floor Configuration Assumptions
First & Second floor = commercial use
3“- 5" floors = Residential units at an estimate average rate of 1,600 square feet
per unit

F. BUILD-OUT ANALYSIS

Results of the application of the each scenario’s criteria are presented in Tables 7 through 12, where
Table 6 illustrates current conditions including pending development, Table 13 provides a summary of
each scenario and Table 14 presents a summary of impact fees. Figures 12 through 16 illustrate each
build-out scenario as it would affect land use patterns. Note that for both Growth Area Expansion
options (large area and small area expansion), Table 6 Existing Conditions is repeated for purposes of
reference and comparison (also see Table 15).

Tables 6 and 15 Existing Conditions begins with housing unit data as available from the United States
Census Bureau (2000), commercial parking spaces as estimated from aerial photography and sub-
division land development plans, population as derived from 2000 Census data and adjusted to reflect
recent and pending development at the Kent Narrows’ average persons per unit (1.5 persons for new
units), and actual square footage of non-residential structures from sub-division land development
plans or as calculated by using building footprint square footage data from Queen Anne’s County
Planning Department’s building coverage with further refinement by including number of floors for non-
residential structures. Modifications to the year 2000 population data are represented by the Adjusted
Total line in Table 6. Further modifications, which affect build-out scenarios are represented in the
Planned Development portion of Table 6; included are data as derived directly from submitted
subdivision land development plans. The future portion of Tables 6 and 15 accounts for
redevelopment; whereas it was assumed that existing structures in identified under utilized areas would
be razed rather than rehabilitated. Ultimately, the Existing Viable Development line in Tables 6 and 15
represents the current status of Kent Narrows including new and planned development.

Tables 7 and 8 (large area) and Tables 16 and 17 (small area) represent the Residential Build-out
Scenario (Scenario 1), where all undeveloped and under utilized lands were developed as residential
uses. Tables 7 and 16 represent development of lands within the Growth Area, and Table 8 represents
development of lands within the Growth Area plus the development of lands within the proposed
expanded Growth Area (large and small respectively).

Adopted by the Queen Anne’s County Commissioners (Res. #06-09) September 19,2006
Page 57



Kent Narrows Community Plan APPENDIX

Tables 9 and 10 (large area) and Tables 18 and 19 (small area) represent the Non-residential Build-out
Scenario (Scenario 2), where all undeveloped and under utilized lands were developed as non-
residential uses. Tables 9 and 18 represent development of lands within the Growth Area, and Table
10 represents development of lands within the Growth Area plus the development of lands within the
proposed expanded Growth Area (large and small respectively).

Tables 11 and 12 (large area) and Tables 20 and 21 (small area) represent the Mixed Use Build-out
Scenario (Scenario 3), where all undeveloped and underutilized lands were developed as mixed
residential and non-residential (commercial) uses. Tables 11 and 20 represent development of lands
within the Growth Area, and Tables 12 and 21 represent development of lands within the Growth Area
plus the development of lands within the proposed expanded Growth Area (large and small
respectively).

Tables 13 and 22 Scenario Summary Total presents the total values from each scenario plus existing
conditions data. Tables 14 and 23 Summary of Impact Fees provide, by Scenario, impact fees for
public schools, fire stations /apparatus and a reduction rate for commercial development. The fees
include the residential and non-residential development impact fees associated with development as
required by the Queen Anne’s County Zoning Ordinance. The fees for residential development include
the following impact fees per housing unit: public schools $2,569 per unit, plus fire station / apparatus
$828 per unit. The non-residential fees were estimated as total non-residential development in square
feet multiplied by an average rate of $1.15 per square foot. Since the actual rate is determined by
range of square footage of non-residential use (refer to Queen Anne’s County Zoning Ordinance) an
average rate was determined using all ranges of structure size and calculating the average rate per
square foot. A Growth Area deduction of 50% was applied to all non-residential development impact
fees, as per the Zoning Ordinance.
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Figure 12: Map 11 — Opportunity Sites
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Figure 13 : Map 11B — Build-out Scenarios Opportunity Sites
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Figure 14: Map 11.1 — Build-out Scenario 1: Residential
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Figure 15: Map 11.2 — Build-out Scenario 2: Non-Residential

Adopted by the Queen Anne’s County Commissioners (Res. #06-09) September 19,2006
Page 62



Kent Narrows Community Plan APPENDIX

Figure 16: Map 11.3 — Build-out Scenario 3: Mixed Use
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Growth Area Expansion Tables (Large Area)

Although the 2002 Comprehensive Plan planning policies do not support expansion of Growth Areas,
consideration has been made as part of the build-out analysis for expansion of the current Growth
Area. This proposed expansion was analyzed to support the vision of the plan to meet identified
community needs such as parking, boat storage on lots less desirable for development as a year-round
destination and additional development necessary to support year-round destination activities and
attractions. The large area analysis for growth area expansion includes lands to the east and west of
the Growth Area as depicted in Figure 10: Draft Future Concept Plan Depicting Expanded Growth Area.
And, the small area analysis for growth area expansion includes Lippencott Marina only. Tables 6
through 14 depict existing conditions, impacts of the various build-out scenarios and impacts of build-
out of the large area expansion.
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Table 6: Existing Conditions
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Table 7: Residential Build-out (Large Area)
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Table 8: Residential Build-out with Expansion of Growth Area (Large Area)

Adopted by the Queen Anne’s County Commissioners (Res. #06-09) September 19,2006
Page 67



Kent Narrows Community Plan APPENDIX

Table 9: Non-Residential Build-out (Large Area)
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Table 10: Non-Residential Build-out with Expansion of Growth Area (Large Area)
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Table 11: Mixed-Use Build-out (Large Area)
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Table 12: Mixed-Use Build-out with Expansion of Growth Area (Large Area)
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Table 13: Scenario Summary Totals
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Table 14: Summary of Impact Fees by Scenario (Large Area)
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Growth Area Expansion Tables (Small Area)

Although the 2002 Comprehensive Plan planning policies do not support expansion of Growth Areas,
consideration has been made as part of the build-out analysis for expansion of the current Growth
Area. This proposed expansion was analyzed to support the vision of the plan to meet identified
community needs such as parking, boat storage on lots less desirable for development as a year-round
destination and additional development necessary to support year-round destination activities and
attractions. The large area analysis for growth area expansion includes lands to the east and west of
the Growth Area as depicted in Figure 10: Draft Future Concept Plan Depicting Expanded Growth Area.
And, the small area analysis for growth area expansion includes Lippencott Marina only. Tables 15
through 23 depict existing conditions, impacts of the various build-out scenarios and impacts of the

build-out of the small area expansion.
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Table 15: Existing Conditions
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Table 16: Residential Build-out (Small Area)

Adopted by the Queen Anne’s County Commissioners (Res. #06-09) September 19,2006
Page 76



Kent Narrows Community Plan APPENDIX

Table 17: Residential Build-out with Expansion of Growth Area (Small Area)
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Table 18: Non-Residential Build-out (Small Area)
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Table 19: Non Residential Build-out with Expansion of Growth Area (Small Area)
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Table 20: Mixed-Use Build-out (Small Area)
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Table 21: Mixed-Use Build-out with Expansion of Growth Area (Small Area)
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Table 22: Scenario Summary Totals (Small Area)
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Table 23: Summary of Impact Fees by Scenario (Small Area)
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