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November 5, 2020

TECHNICAL STAFF REPORT

Planning Board Meeting of November 19, 2020

Case No./Petitioner: ZRA-196 – Kimberly Kepnes

Request: Amend Section 114.2.B. to allow Country Inns, Personal Service Establishments and
Specialty Stores as a matter of right in the Historic: Office (HO) zoning district.

1. BACKGROUND AND HISTORY OF EXISTING ZONING REGULATIONS

In 1982, Zoning Board case ZB-762 created Section 126.0 which established three new zoning
districts (Residential: Village Housing, Historic: Office, Historic: Commercial) to safeguard the
heritage of Historic Ellicott City by preserving elements of its cultural, social, economic, political
and architectural history; stabilize and improve property values; foster civic beauty; strengthen
the local economy; and/or promote the use and preservation of the area. Attachment A shows the
location of these zoning districts.

The Residential: Village Housing (R-VH) District was established to permit infill development
compatible with the historic lot patterns within a Historic District. This district is intended to
encourage the use and redevelopment of residential enclaves consistent with the character of
existing development.

The Historic Office (HO) District was established to permit a mix of offices and residences with
supporting cultural and commercial uses to encourage new development and reuse of existing
buildings consistent with the existing character of the area.

The Historic Commercial (HC) District was established to permit and encourage a diverse but
compatible and complementary mix of commercial, office, cultural and residential activities.
This district is intended to encourage development of a pedestrian environment consistent with
the overall development concept for the Historic District.

Historic Office Zoning District Amendments

The HO zoning district is in two areas of Historic Ellicott City, north and south of Main Street.
The northern area consists of the court house, a museum, law offices, medical offices, and a
few residences. Most of the buildings were originally constructed for residential purposes and
are relatively small; however, are no longer used for residential purposes. Attachment B shows
the current land uses in the northern HO zoning district. The southern section contains a
religious facility/school and a 3.44-acre property consisting of apartments/townhomes.

In 1995, ZRA- 1 (CB 55-1995) added antennas accessory to a principle use on a lot as a matter of
right, amended the maximum height limitations and removed the reference to commercial
communication stations and towers from the special exception category.

In 1996, ZRA-5 (CB 19-1996) added conference centers and bed and breakfast inn and volunteer
fIre departments as a matter of right.
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In 2001, ZRA-30 (CB 11-2001) added public utilities as a Conditional Use.

In 2013, HO was among several zoning districts from which the Country Inn Conditional Use
was removed during the Comprehensive Zoning process; however, Country Inns were permitted
by right in B-1, B-2, CAC, CE, HC, M-1, M-2, PEC, PGCC, POR, TOD, and TNC and as a
Conditional Use in RC, R-ED, RR, R-SC, R-VH, R- 12, and R-20.

The following definitions apply to this amendment and are included in the Howard County
Zoning Regulations:

Country Inn: A historic building in which one or more of the following services is offered:
lodging for transient guests on a daily, weekly or similar short-term basis; a standard restaurant as
defined in these Zoning Regulations; a banquet facility or catering service; or meeting rooms. A
Country Inn may include related accessory uses such as:

a. Antique shop, gift shop, Christmas shop, book, candle, card and similar specialty shops;
b. Bakery, provided such use is limited to the retail sale from the premises of goods baked on the

premises only;
c. Arts and crafts exhibits and sale of products;
d. Sale of packaged or canned food products special to the establishment;
e. Museums and cultural exhibits;
f. Recreational uses for the sole use of overnight guests or guests attending meetings or catered

events at the inn;
g. Any other uses similar to the foregoing and any use normally and customarily incidental to a

Country Inn.

For the purpose of this definition, no boarding house, fast food restaurant, dormitory, fraternity or
sorority house shall be considered a Country Inn.

Personal Service Use: A commercial establishment in which the principal occupation is the
repair, care, maintenance, styling, fashioning, or customizing of personal attributes that are a
physical component of a person, or personal properties that are worn or carried about the person.
Personal Service establishment uses include such uses as barber shops, hair salons, nail salons,
health spas, self-service laundromats, shoe cleaning or repair shops, and similar uses.

Specialty Store: A retail business that principally offers a specific type or category of
merchandise for sale or rental. Examples include but are not limited to stores specializing in art
supplies, bicycles, books, cards, electronics, fabrics, flowers, gifts, hobbies, house wares, jewelry,
luggage, musical instruments, news publications, optical goods, pets, photographic supplies,
radios and televisions, sewing machines, sporting goods, stationary, or works of art.

11. DESCRIPTION AND EVALUATION OF PROPOSAL

This section contains the Department of Planning and Zoning (DPZ) technical evaluation of
ZRA-196. The Petitioner’s proposed amendment text is attached as Exhibit A, Petitioner’s
Proposed Text. DPZ’s proposed amendment text is attached as Exhibit B.

The Petitioner contends that Historic Ellicott City has been devastated by two major floods and
the COVID-19 pandemic, which have shuttered numerous businesses and reduced the number of
commercial properties available to support a growing economic district. The Petitioner further
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asserts that allowing Country Inns, Personal Services, and Specialty Stores in HO will encourage
the reuse of existing buildings and attract businesses, visitors, and residents to the Historic
District

Sec. 114.2.B

This section identifies the uses permitted as a matter of right in the HO zoning district. The
Petitioner proposes to add Country Inns, Personal Services, and Specialty Stores.

The HO District was established “to permit a mix of offices and residences with supporting
cultural and commercial uses which will encourage new development and reuse of existing
buildings consistent with the existing character of the area”. The addition of the proposed
commercial uses will encourage the reuse and restoration of existing buildings by allowing a
wider range of businesses/tenants that support the office/residential character of the area. The
Personal Service Establishments and Specialty Stores will provide services to area residents
and the Country Inn will attract visitors for events and overnight accommodations, which will
provide customers for area businesses.

Personal Service Establishments and Specialty Stores are generally compatible with other uses
permitted in the HO zoning district. These uses have similar hours of operation and intensity as
other types of service uses currently permitted in HO, such as service agencies, banks, and
professional/business offices.

The Country Inn land use includes lodging, assembly, and restaurant land uses in historic
buildings. While HO allows assembly and lodging uses such as conference centers and bed and
breakfast inns, restaurants are currently not permitted. Based on the definition of Country Inn,
this use would only be permitted in historic buildings. Since the existing historic buildings in
HO are primarily two-story residences, this use is unlikely to generate large scale operations
that may have adverse impacts on adjacent residential properties.

DPZ concurs that flexibility is needed to attract and retain businesses in Historic Ellicott City
due to impacts from previous flooding and the current COVID-19 pandemic. To mitigate
further devastation from flooding, commercial buildings on Main Street need to be removed to
improve conveyance during major storm events. The HO zoned area north of Main Street is a
viable option to add commercial uses, as it 30 to 50 feet higher in elevation than Main Street
and is adjacent to a large public parking lot that can accommodate visitors/customers more
conveniently than Main Street.

Relocating or establishing businesses in areas not prone to flooding is consistent with the
legislative intent of the Zoning Regulations which were “enacted for the purpose of preserving
and promoting the health, safety and welfare of the community”.

Additionally, allowing the Country Inn Use in HO encourages the protection of historic
resources and adaptive reuse of historic buildings. This is consistent with the intent of the
Zoning Regulations, as stated in Section 100. A.7, to ensure “that all development and land uses
protect or enhance the natural, environmental, historic, architectural and other landscape
resources of the County, especially highly fragile and environmentally important features such
as floodplains, wetlands or steep slopes”.

Since the Petitioner’s proposal does not list uses in alphabetical order, DPZ is proposing a
modified amendment that lists the by-right uses in alphabetical order.
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111. GENERAL PLAN

ZRA- 196 is generally in harmony with PlanHoward 2030 goals and policies as outlined below.

Targeted Growth and Revitalization Areas

PlanHow ard 2030, identifies the majority of the HO District is designated as a Targeted Growth
and Revitalization area.

PlanHoward 2030
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Targeted Growth and Revitalization areas are defined as “areas where current policies, zoning,
and other regulations, as well as policies suggested in PlanHoward 2030, seek to focus most
future County growth.” (p. 74). In addition to the Old Ellicott City area, other the Target Growth
and Revitalization areas include: Columbia’s Village Centers, Downtown Columbia, parts of the
Route 1 Corridor, Maple Lawn, Turf Valley, and areas along Route 40. The areas are defined on
Map 6-2 on page 69 in PlanHonlard 2030 (see map on left).

Plan Policies

Implementing action b. of Policy 4.1 on page 41 of Plan Howard 2030 seeks to “strengthen
historic preservation programs and laws both to prevent demolition and incentivize restoration
and adaptive reuse.” This ZRA would expand the permitted uses by right in a historic district,
which encourages restoration and adaptive reuse of historic buildings while maintaining the
character of the district.

Policy 6.4 on page 80 of PlarIHow ard 2030 recommends “that the County continue to capture
future job and business growth opportunities.” Implementing Action b. to Policy 6.4 on page 80
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states to “Update zoning and other regulations to address the evolving commercial and industrial
markets and development trends.” This petition will expand the uses in the HO District and
compliment the services that Main Street businesses currently provide while being consistent with
the existing character of the area.

Ellicott City Watershed Master Plan (Draft for Council Adoption)

Most of the HO District is located in the “Courthouse Area” of the Draft Ellicott City Watershed
Master Plan. The Draft, presented to the public in July of 2020 and to the Planning Board at its
October 15, 2020 public hearing, does not specifically address uses in the Courthouse Area,
however, it does support vibrant uses that will compliment Main Street businesses. The Draft on
page 224 states,

“The County currently has not yet determined preferred uses for the reuse of the historic
courthouse, jailhouse or the parking areas, however, any reuse planning should be done so
comprehensively and consider the courthouse property’s context with Main Street and the
economic importance of Main Street. Stakeholders have indicated a variety of preferences for the
property during early outreach in the master plan process. While the desired uses varied, there
was a general desire for uses that would bring new customers to businesses along Main Street and
support– rather than compete with–these businesses.”

The proposed ZRA is consistent with this statement, as a Country Inn would attract visitors for
events and overnight accommodations, providing customers for area businesses, including
those on Main Street.

The County Council is scheduled to review the Ellicott City Watershed Master Plan for adoption
in late 2020.

rv. RECOMMENDATION

For the reasons noted above, the Department of Planning and Zoning recommends that the ZRA-
196 be APPROVED WITH MODIFICATIONS, as described above and drafted in Exhibit B.

Approved by:
Irector Date
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Exhibit A

Petitioner’s Proposed Text

Section 114.2

B. Uses Permitted as a Matter of Right

1. Single-family attached dwelling units.
2. Single-family detached dwelling units.

3. Apartment units, only in existing historic structures.
4. Banks, savings and loan associations, investment companies, credit unions,

brokers and similar financial institutions.

5. Blueprinting, printing, duplicating or engraving services limited to 2,000 square
feet of net floor area.

6. Carnivals and fairs sponsored by and operated on a nonprofit basis for the benefit
of charitable, social, civic or educational organizations, subject to the requirements
of Section 128.0.D.

7. Conference centers and bed and breakfast inns

8. Conservation areas, including wildlife and forest preserves, environmental
management areas, reforestation areas, and similar uses

9. Convents and monasteries used for residential purposes.
10. Funeral homes and mortuaries

11. Government structures, facilities and uses, including public schools and colleges.
12. Museums and libraries

13. Nonprofit clubs, lodges and community halls.

14. Offices, professional and business.
15. Religious facilities, structures, and land used primarily for religious activities.
16. Service agencies.

17. Seasonal sales of Christmas trees or other decorative plant materials, subject to the
requirements of Section 128.0.D.

18. Schools, commercial.

19. Underground pipelines; underground electric transmission and distribution lines;
underground telephone, telegraph and C ATV lines; mobile transformer units;
telephone equipment boxes; and other, similar public utility uses not requiring a
Conditional Use.

20. Volunteer fire departments.
21. COUNTRY INN
22. PERSONAL SERVICE ESTABLISHMENTS
23. SPECIALTY STORES
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How The Text Would Appear if Adopted As Proposed

Section 114.2

B. Uses Permitted as a Matter of Right

1. Single-family attached dwelling units.

2. Single-family detached dwelling units.
3. Apartment units, only in existing historic structures.
4. Banks, savings and loan associations, investment companies, credit unions,

brokers and similar financial institutions.

5. Blueprinting, printing, duplicating or engraving services limited to 2,000 square
feet of net floor area.

6. Carnivals and fairs sponsored by and operated on a nonprofit basis for the benefit
of charitable, social, civic or educational organizations, subject to the requirements
of Section 128.0.D.

7. Conference centers and bed and breakfast inns

8. Conservation areas, including wildlife and forest preserves, environmental
management areas, reforestation areas, and similar uses

9. Convents and monasteries used for residential purposes.
10. Funeral homes and mortuaries.

11. Government structures, facilities and uses, including public schools and colleges.
12. Museums and libraries.

13. Nonprofit clubs, lodges and community halls.

14. Offices, professional and business.
15. Religious facilities, structures, and land used primarily for religious activities.
16. Service agencies.
17. Seasonal sales of Christmas trees or other decorative plant materials, subject to the

requirements of Section 128.0.D
18. Schools, commercial.

19. Underground pipelines; underground electric transmission and distribution lines;
underground telephone, telegraph and CATV lines; mobile transformer units;
telephone equipment boxes; and other, similar public utility uses not requiring a
Conditional Use.

20. Volunteer fire departments.
21. Country Inn
22. Personal Service Establishments

23. Specialty Stores
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Exhibit B

DPZ’s Proposed Text

Section 114.2

B. Uses Permitted as a Matter of Right

1

2

3

4.

Single-family attached dwelling units.

Single-family detached dwelling units.
Apartment units, only in existing historic structures.

Banks, savings and loan associations, investment companies, credit unions,
brokers and similar financial institutions.

Blueprinting, printing, duplicating or engraving services limited to 2,000 square
feet of net floor area.

Carnivals and fairs sponsored by and operated on a nonprofit basis for the benefit
of charitable, social, civic or educational organizations, subject to the requirements
of Section 128.0.D

5.

6.

7. Conference centers and bed and breakfast inns

8. Conservation areas, including wildlife and forest preserves, environmental
management areas, reforestation areas, and similar uses

9. Convents and monasteries used for residential purposes.
10. COUNTRY INN

[[10.]]11. Funeral homes and mortuaries.

[[11.]]12. Government structures, facilities and uses, including public schools and colleges.

[[12.]] 13. Museums and libraries.

[[13.]] 14. Nonprofit clubs, lodges and community halls.
[[14.]]15. Offices, professional and business.

16. PERSONAL SERVICE ESTABLISHMENTS

[[15.]]17. Religious facilities, structures, and land used primarily for religious activities.
[[16.]]18. Service agencies.

[[17.]]19. Seasonal sales of Christmas trees or other decorative plant materials, subject to the
requirements of Section 128.0.D.

[[18.]]20. Schools, commercial.
21. SPECIALTY STORES

[[19.]]22. Underground pipelines; underground electric transmission and distribution lines;
underground telephone, telegraph and C ATV lines; mobile transformer units;
telephone equipment boxes; and other, similar public utility uses not requiring a
Conditional Use.

[[20.]]23. Volunteer fire departments.
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How The Text Would Appear if Adopted As Proposed

Section 114.2

B. Uses Permitted as a Matter of Right

1. Single-family attached dwelling units
2. Single-family detached dwelling units.

3. Apartment units, only in existing historic structures.
4. Banks, savings and loan associations, investment companies, credit unions,

brokers and similar financial institutions.

5. Blueprinting, printing, duplicating or engraving services limited to 2,000 square
feet of net floor area.

6. Carnivals and fairs sponsored by and operated on a nonprofit basis for the benefit
of charitable, social, civic or educational organizations, subject to the requirements
of Section 128.0.D.

7. Conference centers and bed and breakfast inns

8. Conservation areas, including wildlife and forest preserves, environmental
management areas, reforestation areas, and similar uses

9. Convents and monasteries used for residential purposes.

10. Country Inn
11 . Funeral homes and mortuaries

12. Government structures, facilities and uses, including public schools and colleges.
13. Museums and libraries.

14. Nonprofit clubs, lodges and community halls.
15. Offices, professional and business.
16. Personal Service Establishments

17. Religious facilities, structures, and land used primarily for religious activities.
18. Service agencies.

19. Seasonal sales of Christmas trees or other decorative plant materials, subject to the
requirements of Section 128.0.D.

20. Schools, commercial.

21. Specialty Stores
22. Underground pipelines; underground electric transmission and distribution lines;

underground telephone, telegraph and CATV lines; mobile transformer units;
telephone equipment boxes; and other, similar public utility uses not requiring a
Conditional Use.

23. Volunteer fire departments.
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Attachment A-1: HC, HO, R-VH Districts only
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Attachment A-2: HC, HO, R-VH Districts and Surrounding Zoning Districts
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Attachment B – Land Use Map


































