








































































 

 

The land use designations and growth boundary recommended by this plan are shown on the 
2021 Land Use Map found in the Map’s section.  The map reflects minor changes made as a 
result of the 2009 Plan, including one area on East Main (MD 140) where a change to the Town 
Commercial land use category is recommended, a change to the zoning classification of 17381 
North Seton Avenue from R-1 to R-2 is recommended, a change to the zoning classifications of 
17319, 17307, and 17308 North Seton Avenue from R-1 to B-1 is recommended, and the 
addition of 17443 and 17439 Irishtown Road & 05-172233 (no assigned address) to the growth 
boundary.  Zoning changes for properties located outside of the town boundary would occur as 
part of the annexation process.  

Existing Land Use 

Emmitsburg’s village center reflects the traditional pattern of development in the Town.  
Historic structures and a grid network of relatively narrow streets characterize Main Street and 
the areas on Seton Avenue one-to-two blocks from the central square.  To the north of the 
village center, conventional suburban style development has been occurring, characterized by 
wider, curvilinear streets, and larger lots.  US 15 largely provides an edge to Town and 
development has mainly occurred on the west side of this major highway.  On the east side of 
US 15, there is currently one light-industrial land use, with the remainder of the lands in 
woodland, open fields, or agricultural use.   

2021 Land Use Plan 

The general plan for land use within the Emmitsburg Town boundary, through 2030, is shown 
on the 2021 Land Use Map.  The recommended land use categories are described below.  These 
categories in themselves are not zoning districts, but land use designations.  There could be 
more than one zoning district within the bounds of any land use designation.   

1. Suburban residential:  Areas presently developed or developing within this designation 
are generally characterized by conventional suburban patterns; curvilinear streets, cul-
de-sacs, large setbacks from the street, etc.  They include subdivisions such as 
Pembrook, Brookfield, and Northgate.  The Plan recommends that these areas remain in 
this type of use.  This Plan recommends requiring clustered development, maximizing 
open space, and a potential mix of housing types in future development in these areas.   
 

2. Town Residential:  Includes existing traditional neighborhood areas north of Main 
Street, as well as the South Seton area south of the Community Center.  These areas are 
more likely to exhibit a rectilinear development patter with smaller lot areas than the 
suburban residential.  They are located within reasonable walking distance to town 
services, community, and educational facilities.  To the north of Main Street, this area is 
bounded by a tributary to Flat Run, which essentially divides Town Residential from 
Suburban Residential.  This land use designation can include a range of residential  
densities and housing types.  
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3. Village Core:  The area designated as Village Core includes downtown Emmitsburg 
located along the Main Street and the first couple of blocks of North and South Seton.  
The Village Core includes a mix of commercial employment, religious, civic, and 
residential uses.   
 

4. Institutional – Community, government, religious core.  Land devoted primarily to 
schools, government agencies, religious entities, and community centers form a core 
along South Seton Avenue. 
 

5. Town Commercial:  Lands located adjacent to the Village Core area that are needed for 
future commercial development are shown as Town Commercial.  This land use does 
not include residential development, given water and sewer constraints at this time, 
coupled with the need to devote land specifically to commercial uses.   
 

6. Suburban Commercial.  Areas on the east side of US 15 that are in closest proximity to 
the US 15/MD 140 intersection are designated for commercial development.  Given the 
distance and difficulty posed for safe pedestrian or bicycle access to these properties, 
they are considered to be more auto-accessible, suburban types of commercial 
development.  
 

7. Employment Centers.  Lands located primarily on the east side of US 15, and along 
Creamery Road east of the Willow Rill tributary to Flat Run.  These areas are generally 
separated from other uses by topography and distance.  Much of the land on Creamery 
Way is already developed as office/light industrial use.   
 

8. Conservation/Parks.  The Emmitsburg Community Park comprises 54.51 acres which 
extend from West Lincoln Avenue to Tom’s Creek.  Other parks within the town limits 
include the Emmitsburg Memorial Park (5.79 acres) on Chesapeake Avenue, town-
owned land in the Silo Hill development, and a privately-owned neighborhood park in 
the Northgate development.  Future parks include a recreation/open space area by the 
developer in Brookside, and town-owned land in Emmit Gardens. 
 

Conservation areas include the stream corridors and associated floodplains, wetlands, 
and areas where there is a significant combination of wooded/wetland, and stream 
environment.  This designation can also apply to areas where development and 
infrastructure phasing is likely to occur in such a way that these lands should be placed 
in a reserve mode until development status is more applicable in terms of water and 
sewer capacity.  

9. Agriculture.  There are no lands within the town designated agricultural land use; 
although there are lands being utilized for the growing of hay until demand for another 
use occurs.  There is an area within the growth boundary that is designated Agriculture 
(east of US 15 at Welty Ave.) 
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Municipal Growth Element (MGE) 

Emmitsburg has utilized the criteria put forth by the Maryland Office of Planning publication 
entitled Sizing and Shaping Growth Areas (1998) to establish the growth boundary – 

“…the size, and shape of growth areas, the location of boundaries, and the effectiveness of 
the boundaries are a function of the following factors….”, which can be summarized as: 

¾ Purpose – Growth boundaries, for example, can serve to separate areas planned for 
growth versus rural protection, or guide extension of public infrastructure, or a 
combination of several goals. 
 

¾ Time frame – The growth boundary should relate to the planning period covered 
within the Comprehensive Plan.  It should reflect a reasonable expectation of 
potential growth and infrastructure capabilities within that time period. 

 

¾ Characteristics of the land – The growth boundary should relate to the existing 
pattern of development, consider infill and redevelopment, natural features such as 
slopes, environmental elements, existing and planned infrastructure, and political 
boundaries.  

 

¾ Forces of growth – Elements such as perceived demand for housing, trends in 
community design, densities, population growth projections, etc.  

 

¾ Supportive techniques and growth management practices – initiatives to control 
growth outside the boundary and to encourage growth within the boundary, to 
prescribe the design and character of development inside the boundary, to target 
growth-related project funding inside the growth area and protection-related 
funding outside the growth area.   

Emmitsburg Growth Boundary 

As a result of considering the State-issued criteria, the growth boundary was pulled in 
significantly in the 2009 Emmitsburg Comprehensive Plan, compared to the 1998 Emmitsburg 
Comprehensive Plan.  An effort to match the Frederick County growth boundary map as much 
as possible also influenced which properties were included in the town growth area.  The 2021 
Growth Boundary map – Figure 3-1, is similar to the 2009 map, with the exception of changing 
the Open Space designation to Institutional to reflect the current land uses within those areas, 
a change to the zoning classification of 17381 North Seton Avenue from R-1 to R-2, a change to 
the zoning classifications of 17319, 17307, and 17308 North Seton Avenue from R-1 to B-1, and 
the addition of 17443 and 17439 Irishtown Road & parcel 05-172233 to the growth boundary.     

Lands designated Low-Density Residential on the Growth Boundary map, and where the 
proposed use would likely be new residential, constitute approximately 395 acres, including a 
few small existing single family lots.  Current land use on these areas is agricultural.  
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Lands designated Medium Density Residential on the growth boundary map, and where the 
proposed use would likely be new residential, constitute approximately 23 acres.  Current land 
use on this area is agricultural.  

Institutional designations within the growth boundary total approximately 168 acres.  These 
properties are already developed, including Daughters of Charity, and FEMA/NETC, so would 
not have an impact on water/sewer capacity.  They have been included in the growth boundary 
to create continuity for proposed annexations of adjacent properties, and to match the County 
growth area map. 

Commercial designations comprise approximately 255 acres, including vacant land owned by 
Mount St. Mary’s (MSM) and the Daughters of Charity, a gas station, two restaurants, Mountain 
Manor rehabilitation center, a Potomac Edison property, an auto service garage, a former 
auction, and small vacant parcels.  Mount St. Mary’s operates its own water/sewer system, and 
Mountain Manor is connected to that system, so it does not seem likely that MSM vacant lands 
developed in the future would need Emmitsburg water and sewer services.  The Frederick 
County Water and Sewerage Plan contains information regarding the Mount St. Mary’s 
water/sewer system.   

There is a stretch of Low Density Residential designation along Old Emmitsburg Road, 
comprising approximately 54 acres.  This area is mostly developed with single-family 
residential, and was included within the boundary to match the County plan and provide a 
connection to MSM.   

Other aspects and considerations to note relative to the growth area map are: 

1. Silo Hill connector.  A collector road connection from North Seton Avenue to Silo Hill 
Road would help provide some relief relative to traffic traveling through the Square, and 
make local trips more convenient for some residents.   
 

2. Old Emmitsburg Road past South Seton.  The Town plan does not include the existing 
rural residential area on the west side of Old Emmitsburg Road in the growth area.  The 
Town should not extend water and sewer to additional rural residential areas.  The 
Town has included some Mount St. Mary’s properties in the growth areas to allow any 
future collaborations on facilities and infrastructure to occur.   
 

3. Mountain View Road Rural Residential.  There are properties along Mountain View 
Road that are served by Town water and sewer, but are not within the town boundary.  
There would be no benefit created for the town by annexing this area, so it is not 
included in the growth boundary.  
 

4. Collector Road.  The 2009 Town Comp Plan perceived the need for a collector road 
extending from West Main (Rte. 140) to South Seton to accommodate traffic circulation 
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needs generated by any future development, as well as the likely increase in commuter 
traffic from outside of Emmitsburg.  A conceptual route is shown on the plan.  
 

5. Northgate to Irishtown Road.  There is only one entrance/exit to the Northgate 
subdivision, which is prone to flooding during major rain events.  Realizing that a second 
access point would be beneficial, the Town has investigated options to provide a 
connection to Irishtown Road; however, this is not likely to occur until land along 
Irishtown Road is developed and a road created as part of the development.  

Future zoning and development decision-making must be consistent with the adopted land use 
plan for Emmitsburg.  It will be extremely important to evaluate proposed development against 
infrastructure capacity, as well as other sustainability criteria as described in other sections.   

ZONING 

The current zoning of Emmitsburg can be seen on the Emmitsburg Zoning Map in the Map’s 
section.  There are 11 zoning designations currently established in the zoning ordinance, and 
they are described below.  The approximate number of acres of land in each zoning category as 
of March 2021 is shown in figure 3-2.   
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Grouping the zoning districts by more general types of use allowed yields the following 
information: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

RS
0 R-1

20.96

R-2
6.14

R-3
1.92

VZ
5.55

B-1 
1.4

B-2
12.97

C-R
23.18

INST
18.82%

IP
8.42

ORI
0.64

Figure 3.2.  Percentage of Total Acreage by Zoning District

RS R-1 R-2 R-3 VZ B-1 B-2 C-R INST IP ORI

Type Acres % Allowed uses 

Commercial 131.72 14.37 
 

Retail, hotels, office 
 

Cons./Rec. 212.51 23.18 
 

Parks, open space, reserve 
 

IP/ORI 86.04 9.06 
 

Job centers 
 

Residential 266.03 29.02 
 

Residential – all types 
 

Institutional 177.19 18.82 
 

Schools, churches, government 
 

Village Zone 50.8 5.55 
 

Mixed residential & Retail, Office 
 

TOTAL 924.29 100 838.92 total acres before 2021 
amendment 

Roads and ROW 107.03 --- --- 
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The zoning districts currently listed in the Town of Emmitsburg Code are described below.  one 
of the districts is not currently applied to any area in Emmitsburg, as evidenced by the number 
of acres listed.   

Residential Zoning 

Residential Suburban (RS):  0 acres.  This residential zone allows for lower density development 
on large lots in outlying areas beyond the core of Emmitsburg.  The minimum lot size is 20,000 
square feet, with a minimum lot width of 100 feet.  It requires a minimum front yard setback of 
35’, side yard setback of 12 feet and rear setback of 30 feet.  This district allows for single-
family homes and community facilities.  

Low-Density Residential (R-1): 192.11 acres.  This residential zone allows for single-family 
residential units characterized by larger lots and green space.  The minimum lot size is 12,000 
square feet, with a minimum lot width of 85 feet.  It requires front yard setback of 35 feet, side 
yard setback of 12 feet and rear setback of 30 feet.  This district allows for single-family homes, 
planned-unit developments, community facilities, and certain business uses of historic 
structures.   

Medium-Density Residential (R-2): 56.32 acres.  This residential zone encourages compact 
development that maintains green space – potentially for recreational use – and avoids 
floodplains, steeper slopes, and other areas inappropriate for development.  The minimum lot 
size is between 6,000 and 8,000 square feet, with a minimum front yard setback of 35 feet, side 
yard setback of 10 feet and rear setback of 30 feet.  This district allows for all uses permitted in 
the low-density residential zone as well as duplexes and town houses.  Town houses have a 
special set of regulations, which allow a density of 7.26 units per acre.  Generally, front yard 
setbacks for town homes are 25 feet and rear yard setbacks are 35 feet.   

High-Density Residential (R-3):  17.6 acres.  This residential zone seeks to provide a range of 
housing types which provide access to street networks and activity centers, while encouraging 
creation of green space.  The minimum lot size is between 6,000 and 8,000 square feet, with a 
minimum front yard setback of 35 feet, side yard setback of 10 feet and rear yard setback of 30 
feet.  This district allows for all uses permitted in medium density districts as well as multifamily 
dwellings.  Town houses are also allowed in this zoning category at a density of 7.26 units per 
acre.   

Mixed-Use Zoning 

Village Zone (VZ): 50.86 acres.  This district allows for a mix of residential, small business, civic, 
religious, emergency services and government service uses in an effort to maintain the 
character of Emmitsburg, create a place for community, and strengthen the local economy.  
Allowable uses in this district include; medium to high-density residential uses, community 
facilities, lodging, medical centers, churches, neighborhood retail, business and professional 
offices, banks, fire and rescue, etc.  
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Commercial Zoning 

Neighborhood Commercial District (B-1): 12.82 acres.  This district allows for a mix of 
pedestrian-scaled retail and service businesses.  Allowable uses include; lodging; major retail; 
food, drug, and beverage; specialty shops; service and recreation; and business and 
professional uses as defined in Section 20.020 of the Emmitsburg Zoning Ordinance.   

General Commercial District (B-2): 118.90 acres.  This district allows for the grouping of 
shopping, service, office, and entertainment uses with requirements for vehicular accessibility 
and pedestrian safety.  Allowable uses include all those uses allowable in the Neighborhood 
Commercial District as well as; banks, repair services, service stations, restaurants, funeral 
homes, vehicle service centers, and car washes.    

Conservation-Recreation (C-R): 212.51 acres.  This district was created during the 2010 
rezoning.  It is intended to conserve public and private land for the protection of natural 
resources, stream corridors, recreation, and agricultural or silvicultural use through minimal 
development and low-impact uses.  In general, uses specified in this district do not require 
additional water capacity, and/or lands in this district do not currently have access to water and 
sewer infrastructure required to undertake development of uses allowed in other zoning 
districts.  Town parks, some stream corridors, and private lands where development may occur 
in the future, if conditions at some future time warrant a zoning change, and resources are 
available.  It is not intended to have permanent preservation as its purpose.   

Institutional Zoning 

Institutional (INST): 172.47 acres.  This district is intended to accommodate civic, educational, 
and cultural uses, such as libraries, meeting halls, schools, fire  

And rescue stations, post offices, government buildings, memorials, museums, places of 
worship, and similar facilities.   

Industrial Zoning 

Industrial Park (IP): 77.21 acres. This district is intended for the location of both heavy 
commercial and light industrial uses which are basically similar in nature and too few in number 
to warrant separate districts.  These uses are of such size and character as to deem them 
inappropriate for other commercial and industrial districts.  This district is intended for their 
location in a manner that would make them least offensive to one another and to adjacent land 
use districts.   

Office, Research, Industrial (ORI): 5.83 acres.  This district is intended to provide for the 
development of office, research, and limited manufacturing uses in high visibility locations 
along major highways.  Development in this district shall be characterized by an absence of 
nuisances in a clean and aesthetically attractive setting.  This district shall permit limited 
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manufacturing, fabrication, or assembly operations which would, by nature of the product or 
magnitude of production, be compatible with research, professional, or business offices.  

During the Comprehensive Rezoning following the 2009 Plan, recommendations made in the 
2009 Plan were implemented.  Generally, this included consolidating various commercial/office 
designations, such as H-S, B-2, and ORI into more usable areas designated as B-2, General 
Commercial, and eliminated split-zoned parcels.   

The Antique Mall property in the downtown area was changed from IP (Industrial) to VZ (Village 
Zone) in order to eliminate a potentially incompatible future use, and to expand the mixed-use 
commercial/residential zoning for the village core.  

Zoning Incompatibilities 

There do not appear to be any zoning conflicts under the current zoning.  The 2010 rezoning 
effort mentioned above sought to eliminate any potential zoning incompatibilities.  The Town 
Board adopted buffer ordinances 20-08 & 20-09 on October 5, 2020 to provide screening for 
non-residential zones that are adjacent to residential zones.   

Zoning Issues to Consider 

x Complete the Cluster Development ordinance during 2016 so that fiscal, environmental, 
and quality of life aspects of any new development are considered, and conservation of 
resources is accomplished.  
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