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County Council of Howard County, Maryland

2021 Legistative Session Legislative day # 1

BILL NO. 8 —2021 (ZRA —193)

Introduced by: The Chair
at the request of
Blue Stream, LLC

AN ACT amending the TToward County Zoning Regulations to allow all CAC (Corridor Activity
Center) zoned properties to reduce the required commercial square footage below 20
square feet per dwelling unit if the Department of Planning and Zoning finds based on a
market study submitted by the developer that the reduction is necessary for the financial

viability of the project; and generally relating to the CAC zoning district.

Introduced and read first time :r;-v-nﬁ‘/ L') , 2021, Ordered posted and hearing scheduled.

By orde wﬂ.,—

Diane Schwartz Jones, Adminisua;@

Having been posted and notice of tiny lace of hearinge& title of Bill having been published according to Charter, the Bill was read for a
second time at a pubtic hearing on 2021. }

By order

Diane Schwartz Jones, Administratos—="

This Bill was read the thicd time on M! , 2021 and Passed __, Passed with amendments & , Faited

By order
Diane Schwartz Jones, Admiststator

Mt
s 2{)21atl_?_'a.m. .

“

Diane Schwartz Jones, Ad minigiedlor

P
Sealed with the County Seat and presented to the County Executive for approval this ﬁ_day of Marels

By order

ok N e
@provc“}\fetoed by the County Execulive /?y“r”./; (Q , 2021 s »--""‘ G

Calviti Tiaii, County Executive

NOTE: [ftext in brackets]] indicates deletions from existing law; TEXT IN SMALL CAPITALS indicates additions 1o existing law; Strike-sut
indicates materiat deleted by amendment; Underlining indicates material added by amendment.
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Section 1. Be it enacted by the County Council of Howard County, Maryland, that the

Howard County Zoning Regulations are hereby amended as follows:

By Amending.
Section 127.5: “"CAC (Corridor Activity Center) District”
Subsection E. “Requirements for CAC Development”
Number 3. "Requirements for Residential Uses”
Letter d.

HOWARD COUNTY ZONING REGULATIONS

SECTION 127.5: CAC (Corridor Activity Center) District
E, Requirements for CAC Development

3. Requirements for Residential Use
d. [[For parcels that have 800 units or more, the]] THE Department of Planning and
Zoning shall permit a reduction in the commercial space requirement [[to not less than 20

square feet per dwelling unit]] provided that a fee of [[50 dollars]] 25 DOLLARS, o as

specified in the fee schedule, for each square foot of the total reduction in commercial
space below the baseline 70 square fect per dwelling unit amount is paid into a fund
administered by the Howard County Economic Development Authority to promote
commercial development in appropriate locations of the US Route 1 corridor, as allowed

under Section 26.106 of the Howard County Code,

[[However, for CAC developments with no frontage on US Route 1 and which adjoin a
development of 800 units or more, this fee may be reduced to 25 dollars, or as specified
in the fee schedule, for each square foot of the total reduction in commercial space below
the baseline 70 square feet per dwelling unit. f{including a full reduction of the commercial
space requirement if the Department of Planning and Zoning finds based on a market study
submitted by the developer that the reduction is necessary for the financial viability of the

project.]]
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IF A FEE IS PAID TO REDUCE THE COMMERCIAL SPACE REQUIREMENT BELOW THE MINIMUM

OTHERWISE REQUIRED, AN ADDITIONAL INCREASE OF RESIDENTIAL DENSITY SHALL NOT BE

PERMITTED. INSTEAD, THE UNUSED COMMERCIAL SPAEE SQUARE FOOTAGE SHALL BE USED AS

OPEN SPACE OR AN AMENITY AREA AS DESCRIBED N SECTION 127.5 E.1 AND SHALL BEIN

ADDITION TO OPEN SPACE AND AMENITY AREA REQUIREMENTS DESCRIBED IN SECTION 1275 E.1A

AND B AND SHALL BE EQUALTO AT LEAST THE MINIMUM SQUARE FQOTAGE OF COMMERCIAL

SPACE REQUIRED THAT 1S BEING REDUCED BY PAYING A FEE IN CAC DEVELOPMENTS, THE NEW

OPEN SPACE OR AMENITY AREA SQUARE FOOTAGE. THAT REPLACES THE COMMERCIAL

REQUIREMENT CAN BE LOCATED ANYWHERE ON SITE OF THE DEVELOPMENT.

Section 2. Be it further enacted by the County Council of Howard County, Maryland, that this
Act shall become effective 61 days after its enactment.
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Amendment 1 to Council Bill No. §-2021
BY: Opel Jones Legislative Day No. 5
Date; March 1, 2021

Amendment No. 1

(This Amendment eliminates the scope restriction that limits the requivements to parcels with at
least 800 units, reduces the fee imposed when the commercial space requirement is reduced, and
eliminates the requirements for parcels that do not have firontage on US Route 1.)

On page 1:
e inline 17, place underlined double opening square brackets before “For” and underlined

double closing square brackets after “, the” and substitute “THE”.

e Inline 19, place underlined double opening square brackets before “50” and underlined

double closing square brackets after “dollars” and substitute “25 DOLLARS”.
e Inline 26, place underlined double opening square brackets before “However”,

e Inline 29, strike the double opening square brackets.

ABGPTED ... T
FAILED _
SIGHATHRE g
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Amendment 2 to Council Bill No. 8-2021
BY: Deb Jung Legislative Day No. S
Date: March 1, 2021

Amendment No. 2

(This Amendment provides that reducing commercial space shall be used for specified open
space or amenily areas. )

On page 1, in line 33, insext:

“Ig A FEE IS PAID TO REDUCE THE COMMERCIAL SPACE REQUIREMENT BELOW THE MINIMUM OTHERWISE

REQUIRED, AN ADDITIONAL INCREASE OF RESIDENTIAL DENSITY SHALL NOT BE PERMITTED. INSTEAD,

THE UNUSED COMMERCIAL, SPACE SQUARE FOOTAGE SHALL BE USED AS OPEN SPACE OR AN AMENITY

AREA AS DESCRIBED IN SECTION 127.5 F.1 AND SHALL BE N ADDITION TO OPEN SPACE AND AMENITY

AREA REQUIREMENTS DESCRIBED IN SECTION 127.5 E.1A AND B AND SHALL BE AT LEAST THE

MINIMUM SQUARE FOOTAGE OF COMMERCIAL SPACE REQUIRED THAT IS BEING REDUCED BY PAYING A

FEE IN CAC DEVELOPMENTS. THE NEW OPEN SPACE OR. AMENITY AREA SQUARE FOOTAGE THAT

REPLACES THE COMMERCIAL REQUIREMENT CAN BE LOCATED ANYWHERE ON SITE OF THE

DEVELOPMENT.”.
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Amendment 1 to Amendment 2 to Council Bill No. 8-2021
BY: Christiana Rigby Legislative Day No. 5
Date: March 1, 2021

Amendment No. 1 to Amendment 2

(This Amendment provides that new amenity area square footage that replaces the commercial
requirement can be located anywhere on site of the development and the new amenily area
square footage shall be at least the minimum square footage of commercial space that is being
reduced by the fee.)

On page 1.
o In the parenthetical description, after “specified” insert “open space or’;

e inline 4, strike “SPACE” and substitute “SQUARE FOOTAGE” and after “As” insert “OPEN

SPACE OR”;

e inline 6, strike “EQUAL TO” and substitute “AT LEAST”;

e inline 7, strike “REQUIRED” and substitute “THAT IS BRING REDUCED BY PAYING A FEE”;

and

o at the end of line 7, after the period, insert “THE NEW OPEN SPACE OR AMENITY AREA,

SQUARE FOOTAGE THAT REPLACES THE COMMERCIAL REQUIREMENT CAN BE LOCATED

ANYWHERE ON SITE OF THE DEVELOPMENT.”.
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Amendment 2 to Council Bill No. 8-2021

BY: Deb Jung Legislative Day No. 3

Date: March 1, 2021

Amendment No. 2

(This Amendment provides that reducing commercial space shall be used for specified amenity
areds.)

On page 1, in line 33, insert:

“TF A FEE IS PAID TO REDUCE THE COMMERCIAL SPACE REQUIREMENT BELOW THE MINIMUM OTBERWISE
REQUIRED, AN ADDITIONAL INCREASE OF RESIDENTIAL DENSITY SHALL NOT BE PERMITTED. INSTEAD,

" THE UNUSED COMMERCIAL SPACE SHALL BE USED AS AN AMENITY AREA AS DESCRIBED IN SECTION 127.5

E.1 AND SHALL BE IN ADDITION TO OPEN SPACE AND AMENITY AREA REQUIREMENTS DESCRIBED IN

SECTION 127.5 E.1AAND B AND SHALL BE EQUAL TO THE MINIMUM SQUARE FOOTAGE OF COMMERCIAL

SPACE REQUIRED IN CAC DEVELOPMENTS.”.




BY THE COUNCIL

This Bill, haying,been approved by the Executive and returned to the Council, stands enacted on
hid 201

Theodore Wimberly, Acting Adminiw the County Council

BY THE COUNCIL

nays of two-thirds of the members of the Council notwithstanding the

This Bill, having been passed by the yeas and
, 2021,

objections of the Executive, stands enacted on

Theodore Wimberly, Acting Administrator to the County Couneil

BY THE COUNCIL

er the approval nor the disapproval of the Executive within ten days of its

This Bill, having received neith
, 2021,

presentation, stands enacted on

Theodore Wimberly, Acting Administrator to the County Council

BY THE COUNCIL

g been considered on final reading within the time required by Charter, stands failed for want of

This Bill, not havin
, 2021,

congideration on

Theodore Wimberly, Acting Administrator to the County Council

BY THE COUNCIL

ve and having failed on passage upon consideration by the

This Bill, having been disapproved by the Executi
, 2021,

Council stands failed on

Theodore Wimberly, Acting Administrator to the County Council
BY THE COUNCIL

This Bill, the withdrawal of which received a vote of two-thirds (2/3) of the members of the Council, is withdrawn
, 2021,

from further consideration on

Theodore Wimberly, Acting Administrator to the County Council
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2021 Legislative Session

BILL NO. _8—2021 (Z#RA —193)

Introduced by: The Chaijr
at the request of
Blue Stream, LLC

AN ACT amending the Howard County Zoning Regulations to, ilow all CAC (Corridor Activity

Center) zoned properties to teduce the required comg,j ial square footage below 20

artment of,B anhmg and Zoning finds based on a

square feet per dwelling unit if the Dep
‘-ductlon is necessary for the financial

market study submitted by the developer that t

viability of the project; and generally relati he CAC zoning district.

Introduced and read fizst time

By order,
Diane Schwartz Jones, Administraior

Having been posted and notice of time & place of he} g & title of Biil having been published according to Charter, the Bill was read for a
second time at a public hearing on i , 2021

By order
Diane Schwariz Jones, Administrator

, Failed

This Bill was rcad the thicd time on , 2021 and Passed __, Passed with amendments

By order
Diane Schwarlz Jones, Administrator

Sealed with the County Seal }@f&fﬁsenled to the County Execufive for approval this . dayof ,2021at_am/pm.
S

By order
Diane Schwariz Jones, Administrator

Approved/Vetoed by }Q‘w.County Execcutive , 2021

Calvin Ball, County Bxecutive

NOTE: [[textin brackets]] indicates deletions from existing law;, TEXT IN SMALL CAPITALS indicates additions 1o existing law, Striee-out
indicates material deleted by amendment, Underlining indicates matenal added by amendment.
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By Amending:

Section 1. Be it enacted by the County Council of Howard County, Maryland, that the

Howard County Zoning Regulations are hereby amended as follows:

Section 127.5: “CAC (Corvidor Activity Center) District”
Subsection E. “Requirements for CAC Development
Number 3. “Requirements for Residential Uses”

Letter d.

) A7
SECTION 127.5: CAC (Corridor Activﬁy Center) District
A

E. Requirements for CAC Development

3. Requirements for Residential Use
d. For patcels that have 800 units or mgfe; the Department of Planning and Zoning

shall permit a reduction in the commerci "Space requirement [[to not less than 20 square

feet per dwelling unit]] provided fee of 50 dollars, or as specified in the feo

schedule, for each square foot of "“"'- total reduction in commercial space below the

baseline 70 square feet per dwellig;im}it amount is paid into a fund administered by the

F7t . .
Howard County Economic Devgjfépment Authority to promote commercial development

in appropriate locations of the; S Route 1 corridor, as allowed under Section 26,106 of

the Howard County Code,

However, for CAC de\;yg"j%pments with no frontage on US Route 1 and which adjoin a

development of 800 fgffiis or more, this fee may be reduced to 25 dollars, or as specified

in the fee schedul,g?;'“i‘r’01' each square foot of the total reduction in commercial space

below the baseﬁgjﬁ‘gg” 70 square feet per dwelling unit, [[including a full reduction of the
4_/"7”66:1'equi1‘ement if the Department of Planning and Zoning finds based on

submitted by the developer that the reduction is necessary for the
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Section 2. Be it further enacted by the County Council of Howard County,
this Act shall become effective 61 days after its enaciment.
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Amendment 1 to Council Bill No. 8-2021
BY: Opel Jones Legislative Day No. 5
Date: March 1, 2021

Amendment No. 1

(This Amendment eliminates the scope restriction that limits the requirements to parcels with at
least 800 units, reduces the fee imposed when the commercial space requirement is reduced, and
eliminates the requirements for parcels that do not have frontage on US Route 1.)

On page 1:
e inline 17, place underlined double opening square brackets before “For” and underlined

double closing square brackets after “, the” and substitute “THE”.

o Inline 19, place undetlined double opening square brackets before “50” and underlined

double closing square brackets after “dollars” and substitute “25 DOLLARS”.
e In line 26, place underlined double opening square brackets before “However”.

o Inline 29, strike the double opening square brackets.
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Amendment 2 to Council Bill No. 8-2021
BY: DebJung Legislative Day No. 3
Date: March 1, 2021

Amendment No, 2

(This Amendment provides that reducing commercial space shall be used for specified amenity

areas.)

On page 1, in line 33, insert:

“IF A FEE IS PAID TO REDUCE THE COMMERCIAL SPACE REQUIREMENT BELOW THE MINIMUM OTHERWISE

REQUIRED, AN ADDITIONAL INCREASE OF RESIDENTIAL DENSITY SHALL NOT BE PERMITTIED. INSTEAD,

THE UNUSED COMMERCIAL SPACE SIJALL BE USED AS AN AMENITY AREA AS DESCRIBED IN SECTION 127.5

E.1 AND SHALL BE IN ADDITION TO QPEN SPACE AND AMENITY AREA REQUIREMENTS DESCRIBED IN

SECTION 127.5 E.1A AND B AND SHALL BE EQUAL TQ THE MINIMUM SOUARE FOQTAGE QF COMMERCIAL

SPACE REQUIRED IN CAC DEVELOPMENTS.”.




Office of the County Auditor
Auditor’s Analysis - REVISED

Council Bill No. 8-2021 (ZRA 193)
Introduced: January 4, 2021
Auditor: Michael Martin

Fiscal Impact:

The fiscal impact of this legislation (based on known development proposed by Blue Stream
LLC) would result in increased commercial fee-in-lieu payments of approximately $1.3 million.
Aeccording to Sec. 127.5 of the County Zoning Regulations, and as confirmed by the
Departiment of Planning and Zoning, the Blue Stream development has frontage on U.S. Route
1. Therefore, the fee-in-lieu would be calculated at $50 per square foot. The optional 325 per
square fool fee-in-liew is only available for properties with no frontage on U.S. Route 1.

The projected fiscal impact noted above does not include the effect of futuse development or
impact of additional residential space and reduced commercial space. Determining that impact
would require an extensive economic study.

Rased on information provided in the Department of Planning and Zoning’s (DPZ) Technical
Staff Report, the fiscal impact of this legislation is calculated based upon Blue Stream L1.C’s
proposed [,345-unit development and the removal of the minimum 20 square feet per unit
requirement of commercial space at $50 per square foot.

All County revenue from commercial fee-in-lieu payments will be managed in a separate fund by
the Howard County Economic Development Authority (HCEDA). These proceeds will be used to
promote commercial development within the U.S. Route | corridor.

The Auditor’s Office has asked HCEDA to pro vide additional details on these funds and how
they will be utilized going forward. See the response from HCEDA in Attachment A.

Purpose:

The purpose of this legislation is to amend the Howard County Zoning Regulations to allow
Corridor Activity Center (CAC) zoned properties that have or are adjoined to a parcel with 800 or
more residential units the ability to reduce the required commercial square footage below the
current minimum of 20 square feet per unit.

The requirement to pay $50 per reduced square foot below the baseline of 70 square feet remains
in the zoning regulation for developments with frontage on U.S. Route 1 and with at least 800



residential units. The fee is only $25 per square foot for developments that have no frontage on
U.S. Route 1 but are adjoined to a development with at least 800 residential units.

This bill also removes the need for a market-based study to support such a reduction in the
amount of required commercial space per unit,

Other Comments:

According to DPZ, commercial buy downs have resulted in increased residential development in
some cases. Two developments, Morris Place and Howard Square, have taken advantage of the
current buy down options to minimize their commercial space requirement and thereby
maximizing residential capacitics.

Morris Place paid a fee-in-licu of $259,000 to eliminate its entire commercial obligation whereas
Howard Square reduced its commercial requirement by 33,766 square feet through a combination
of fee-in-lieu payments totaling $1.25 million and provisions allowable under Moderate-Income
Housing Unit (MIHU) and Leadership in Energy and Environmental Design (LEED) ratings.

The Department of Planning and Zoning indicated the practice of mandating piccemeal
commercial space requirements has not been an effective tool to promote growth and
revitalization in the U.S. Route | corridor area. Removing the commercial requirement may
increase the total number of residential units in a development.



Attachment A

PROVIDED BY LARRY TWELE IN AN EMAIL TO THE AUDITOR ON JANUARY 22, 2021
Comments added by the Auditor’s Office

ROUTE 1 REDEVELOPMENT REVOLVING INVESTMENT AND PROMOTION FUND
Howard County - ZRA 193- 2021

Background

Council Bill 2-21016 approved ZRA 156 and became effective July 2, 2016.

The total collected from Developer fees was $1,508,342: 41,249,342 (Howard Square) + {$259,000 Morris
Place)

Finance performed a $650K transfer out of EDA operating budget to capital projects in FY17 under
authority of Internal Order 7-114.

o $400K to C-0285- funded expenditures that could not otherwise be funded with “old” bond funds;
This funded a variety of capital project expenses along the Route 1 Corridor. Types of expenses
include: civil engineering and survey services (i.e. Alignment studies, hydraulic and hydrologic
studies, location surveys, forest con plats and easements and deed descriptions); traffic and
pedestrian improvements; consulting for the Route 1 Master Plan; sidewalk design and pedestrian
improvement for OQT (Brewers Court, Rowanberry, and Patel Drive).

» $250K to C-0344

The balance of $858,342 was placed in US Rt. 1 Corridor spending authority in EDA’s FY18 operating
budget, Program Revenue Fund 2150000000

To date the EDA has charged $295,682 that has supported focused marketing and staff efforts for Rt. 1
attraction and expansion projects and promotion of the Rt. 1 Tax Credit, The Auditor’s Office confirmed
with HCEDA that a new fund is not being created, they will add the new revenues to the existing balance,
and establish a new capability utilizing the existing fund.
During the period of FY19 and FY20 the results of these efforts has resulted in:

o 47 Business clients that either relocated to or expanded cperations

e accounting for 2310 new jobs, 2550 retained jobs
Capital Expenditures of $123,404,914
Impacting 2,551,019 sq. ft. commercial space.

As these were assumed to be “one time” money, the balance of these funds were largely held in reserve
to aide in the pending completion of the Rt 1 study that was in process during FY18/19.

The Auditor’s Office confirmed with HCEDA, that the total balance remaining in the Route 1 Program is
$562,660.

Use of ZRA 193 funds

Because of the significant amount of funds that could be generated by ZRA 193, The Howard County
Economic Development Authority (HCEDA) proposes to establish a Rt 1 Redevelopment Revolving
Investment and Promotion Fund to serve as the principal tool for Howard County to effect positive change



Attachment A

along the Route 1 corridor. (The Auditar’s Office confirmed with HCEDA that a new fund is not being
created, they will add the new revenues to the existing balance, and establish a new capability utilizing
the existing fund.) The Fund will be used to support commercial and industrial business and develapment
along the Route 1 corridor. The Fund will be administered by the HCEDA and used to create increased tax
revenue to the County, create johs and encou rage private sector capital investment, The Fund may he
utilized by the HCEDA to:
1. Leverage the private sector to purchase distressed/derelict underperforming {I.e. low
tax revenue) parcels for redevelopment,
2. Form public private partnership(s) to redevefop distressed/derelict underperfarming
parcels and/or to form a larger developable parcel,
Purchase , improve and resell such properties and reinvest revenues into the fund,
4. Support the promotion of commercial and industrial businesses along the Route 1
corridor,
». Take any action necessaty to support the foregoing or any other incentive which the
HCEDA determines is needed to accomplish the goals of the Fund,
6. Oversight of the Fund will be provided by the EDA Board of Directors/incentives
Committee and will establish performance goals and reporting requirements.

it

Route 1 Program Summary

Description Revenue
Funds recd related to Howard Square - $599,342 .
Funds recd related to Morris Place $259,000°
Total funds recd related to Route 1 Program  $858,342
Expense thru Dec 30, 2020 - ($295,682)
‘Route 1 Program Fund balance $562,660

Auditor’s Note: The following funds were received: $1,249,342 {Howard Square) and additional funds
were transferred to capital projects which net to the $599,342 noted in “Funds recd related to Howard
Square” above,



Office of the County Auditor
Auditor’s Analysis

Council Bill No. 8-2021 (ZRA 193)
Introduced: January 4, 2021
Auditor: Michael Martin

Fiscal bmpact:

The fiscal impact of this legislation (based on known development proposed by Blue Stream
.LC) would result in increased commercial fee-in-lieu payments of approximately $1.3 million.
This does not include the effect of future development or impact of additional residential space
and reduced commercial space. Determining that impact would require an extensive economic
study.

Based on information provided in the Department of Planning and Zoning’s (DPZ) Technical
Staff Report, the fiscal impact of this legislation is calculated based upon Blue Stream LLC’s
proposed 1,345-unit development and the removal of the minimum 20 square feet per unit
requirement of commercial space at $50 per square foot.

All County revenue from commercial fee-in-lieu payments will be managed in a separate fund by
the Howard County Economic Development Autharity. These proceeds will be used to promofte
commercial development within the U.S. Route 1 corridor,

The Auditor’s Office has asked the Howard County Economic Development Authorify to
provide additional details on these funds and how they will be utilized going forward.

Purpose:

The purpose of this legislation is to amend the Howard County Zoning Regulations to allow
Cottidor Activity Center (CAC) zoned properties that have or are adjoined to a parcel with 800
or mote residential units the ability to reduce the required commercial square footage below the
current minimum of 20 square feet per unit.

The requirement to pay $50 per reduced squate foot below the baseline of 70 square feet remains
in the zoning regulation. The fee is only $25 per square foot for developments that have no
frontage on U.S. Route 1 but are adjoined to a development with at feast 800 residential units.

This bill also removes the need for a market-based study to support such a reduction in the
amount of required commercial space per unit.



Other Comments:

According to DPZ, commercial buy downs have resulted in increased residential development in
some cases. Two developments, Morris Place and Howard Square, have taken advantage of the
current buy down options to minimize their commercial space requirement and thereby
maximizing residential capacities.

Morris Place paid a fee-in-licu of $259,000 to efiminate its entire commercial obligation whereas
Howard Square reduced its commercial requitement by 33,766 square feet through a
combination of fee-in-licu payments totaling $1.25 million and provisions allowable under
Moderate-Income Housing Unit (MIHU) and Leadership in Energy and Environmental Design
(LEED) ratings.

The Department of Planning and Zoning indicated the practice of mandating piecemeal
commercial space requirements has not been an effective tool to promote growth and
revitalization in the U.S. Route I corridor area, Removing the commercial requirement may
increase the total number of residential units in a development.
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Zoning Regulation Amendment Request

PETI'FION TO AMEND rrHE DPZ: Office Use Olﬂyi
ZONING REGULATIONS OF | cuse No. zRA-|93
HOWARD COUNTY

Date Flled: G-1{- 8 &

I (we), the undersigned, hereby petition the County Council of Howard County {o amend the Zoning

Regulations of Howard County as follows:_Amend Section 127.5.E.3.d, as pertaining to the CAC

(Corridor Activity Center) zone 1o allow all CAC zoned properites to be able {o reduce the yequired

commerelal square foolage requirement below 20 square fee! per dwelling nnit if the Department of

Planning and Zoning finds, based on a matket study submitted by the developer, that the reduction is

necessary for the financial viability of the project.

{You must provide n biief statement here. “See Attached Supplement” or similar slatements are not acceptable. You may atlach a
separate document (o respond to Section 1 iy grealer detail. If so, this document shall be titled “Response fo Section "
Petitioner's Name_ Blue Stream, LLC

Address_ 3300 Noith Ridge Road, Suite 112. Bllicolt City, Maryland 21043
Phone No. (W) (410} 465-2020 ' (H)

Bmail Address_ northerntile@aol.com

Counsel for Petitioner_Sang W. O, Esquive, Talkin & Oh, LLP

Counsel’s Address_ 5100 Dorsey Hall Drive, Ellicott City, Matyland 21042
Counsel's Phone No._ {410} 964-0300

Email Address__soh@talkin-oh,com

Please provide a brief stalement conceming the reason(s) the requested amendment(s) (o the Zoning

Regulations is (are) being proposed

See attached Supplemenial Stalement,




5, Please provide a detalled justification statement demonstrating how the proposed amendmeni(s) will be in

harmony with current General Plan for Howard County
See atlached Supplemental Statement,

[You may atfach a soparate document to respoad to Section 5, If'so, this documeni shalf be titled “Response to Section 5%

6. The Legisfative Intent of the Zoning Regulations in Section 100.A. expresses that the Zoning Regulations
have the purpose of “..preserving and promoling the health, safety and welfare of the community.” Please
provide a detailed justification statement demonstrating how the proposed amendmen((s) will be jn

harmony with this purpose and the other issues in Section 100.A,

See attached Supplemenial Statement.

LYou may attech a separate dacument to respouid to Section 6, If'so, this document shall be titled “Response lo Section 6,"]

7 Unless your response to Section 6 above already addresses this issue, please provide an explanation of the

public benefits to be pained by the adoption of the proposed amendment(s)_Same as above

{You may attach a separate doonmen (o respond fo Section 7, I'so, this doenmont shall be titted “Response fo Section 7.”]




8!

9.

time of the public hearing that is not provided with this original petillon.

Does the amendment, ot do the amendments, have the potentlal of affecting the development of more (han

otse propetfy, yes or no?__Yes,

If yes, and the number of properties is less than or equal to 12, explaln the Impact on all properties affected
by providing a detalled analysis of all the properties based upon the nature of the changes proposed in the
amendment(s). If the nuimber of properties is greater ihan 12, explain the impact In general terms,

See Supplemental Statement

(You may attach a separate document to respond to Section 8, If'so, this document shall be iftied “Response to Seetion 8.7)

If there are any other factors you desire the Council to consider In its evaluation of this amendinent request,
please provide them at this time. Please understand that the Council may request a now or updated Technical

Staff Report and/or a new Planning Board Recommendation if there is any new evidence submitted at the

{You may altach a separate document o respond to Section 9, 1€ 50, tils doounent shail be titled “Rosponse lo Seetlon 9.7)




10,  You must provide the fuil proposed text of the amendment(s) as a separate document entitled “Pelitioner’s
Proposed Text” that is to be altached to this form. This document must use this standard format for Zoning
Regulation Amendment proposals; any new proposed tex! must be in CAPITAL LETTERS, and any
existing tex! (o be deleted must be in [[ Double Bold Brackets ]]. In addition, you must provide an example
of how the text would appear normaily if adopted as you propose,

After this petition Is accepted fox scheduling by the Department of Planning and Zoning, you mnst
provide an electronie file of the “Petitioner’s Proposed Text” to the Division of Public Service and
Zoning Administration. This file must be in Microsoft Word or a Microsoft Word eompatible file
format, and may be submitted by email or some other media if prior arrangements are made with
the Division of Public Sexvice and Zoning Administration,

11, The Petitioner agrees (o finnish additional information as may be required by the Department of Planning
and Zoning prior lo the petition being accepted for scheduling, by the Planning Board prior to its adoption
of # Recomnendation, and/or by the County Council priot to ifs ruling on the case,

12, The undersigned hereby affirms that afl of the statements and information contained in, o filed with this
petition, are t:‘he and correct, The undersigned has read the instructions on this form, filing herewith all of
the required accompanying information, If the Petitioner is an entity that is not an individual, Information
must be provided explaining the relationship of the person(s) signing to the entity,

Blue Stream, LLC " J 5/&4 7/_cst.czva’l.c)
Petitioner’s name (Printed or typed) Petitioner’s Signature ! Date

Armold Sngnar
Authorirad Person

T L T ’

§ang W{ON, Counsel for Petitioner

[If addlitionai slgnatures are necessary, pleuse provide them on a separate document 1o be atlached fo this petition form,)
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FEL,
The Petltioner agrees to pay all fees as follows:

FIING fe.0imimomoincnmmsammonmen, $693.,00. lflherequesllsgranled,thePeli!ionershallpay
$40.00 per 200 words of text or fraction thereof
for each separale (extually continnous
amendment  ($40.00  minimum,  $85.00

maximum)
Bach additional hearing night......cuvusoinereenn, $510.00*

The County Council may refund or waive all or part of the filing fee where the petitioner
demonstrates to the satisfaction of the County Council that the payment of the fee would work an
extraordinary hardship on the petitioner. The County Council may refund part of the filing fee for
withdrawn petitions, The County Council shall waive all fees for petitions filed in the performance
of governmental dutics by an official, board or agency of the Howard County Government,

APPLICATIONS: One (1) original plus twenty four (24) copies along with
attachments.
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For DPZ office use only:

Hearing Fee §

Receipt No,

PLEASE CALL 410-313-2395 FOR AN APPOINTMENT TO SUBMIT YOUR APPLICATION

County Website: www.howardcountymd.goy

Revised:07/12
‘TAShared\Pubtio Service and Zaniug\Appllcations\County Counsil\ ZRA Application




INSTRUCTIONS TO THE APPLICANT/PARTY OF RECORD

As requited by Slate Law, applicants ate required fo complete the AFFIDAVIT AS TO
CONTRIBUTION that is attached, and if you have made a contribution as described in the
Affidavit, please complete the DISCLOSURE OF CONTRIBUTION that is atiached,

If you are an applicant, Party of Record (i.e., suppotter/protestant) or a family member and
have made a contribution as desceibed in the Affidavit, you must complete the DISCLOSURE
OF CONTRIBUTION that is attached.

Filed affidavits and disclosures will be available for review by the public in the office of the
Administrative assistant to the Zoning Board during normal business hours.

Additional forms may be obtained from the Administrative Assistant to the Zoning Boatd at
(410-313-2395) or from the Department of Planning and Zoning,

Completed form may be mailed to the Administrative Assistant to the Zoning Board at 3430
Courthouse Drive, Ellicott City, MD 21043,

Pursuant to State Law, violations shal} be reported to the Howard County Ethics Commission.




ZONING MATTER: _Blue Str¢ain, JLLC

AFFIDAVIT AS TO CONTRIBUTION

As required by the Annotated Code of Maryland
State Government Article, Sections 15-848-15-850

I, Amold Sagner , the applicant in the above zoning matter

X ,HAVE _ _ HAVENOT

made any contribulion or contributions having & cumulative value of $500 or more to the treasurer of 4
candidate or the treasurer of a political committee during the 48-month perlod before application in ot
during the pendency of the above referenced zoning matter.

I understand that any contribution made after the {iling of this Affidavit and before final

disposition of the application by the County Council shall be disclosed within five (5) business days of
the contribution,

{ solemnly affirm under the penalties of petjury and upon personal knowledge that the contents
of the foregoing paper are true.

Printed Name: AAJ.’?—N oL-D 5/\’ GCNERL

/ /ﬁx*(»w\
Signature: CLV%/ <

Date: ﬁé‘f/;léa/;)o&o




ZONING MATTER:_Blue Stream, LLC

DISCLOSURE OF CONTRIBUTION

As required by the Annotated Code of Maryland
State Government Article, Sections 15-848-15-850

This Disclosure shal{ be filed by an Applicant upon application or by a Party of Record within 2
weeks after entering a proceeding, if the Applicant or Party of Record or a family member, as defined in
Section 13-849 of the State Government Atticle, has made any contribution or contributions having a
cumulative value of $500 or mote to the treasurer of a candidate of the treasurer of a political commitiee
during the 48-month period before the application was file or during the pendency of the application,

Any person who knowingly and wilifully violates Sections 15-848-15-850 of the State
Government Article is subject 1o a fine of not more than $5,000. Ifthe person is not an Individual, each

officer and partner who knowingly authorized or patticipated in the violation is subject to the same
penaity,

APPLICANT OR
PARTY OF RECORD: Amold Sagney

RECIPIENTS OF CONTRIBUT IONS:

Nams Date of Contribution Am. ount
_Priends of Onel Jones 92512018 _$1.000.00
Friends of Deb Jung 0/25/2018 _$200.00
“"—-—“'—“"“—v———-——“—-‘,‘—

I understand ihat any contribution made afier the filing of this Disclosure and before final

disposition of the application by the County Couneil shal} be discloged with five (5) business days of the
contribution,

Printed Name; {%@N 0LD 5/ AGCNER

Signatura:_ém? /ﬁmw\
Q

Date: &5/@'\0’/& 0




ZONING MATTER:_Blue Stream, LLC

AFFIDAVYT AS TO ENGAGING IN BUSINESS WITH AN ELECTED OFFICIAL

As required by the Annotated Code of Maryland
State Governnient Article, Sections 15-848-15-850

1, __Amnold Sagner , the applicant in the above 2oning matter

, AM X _LAMNOT

currently engaging in business with an olected official as those terms are defined by Seclion 15-848 of the
State Government Article of the Annotated Code of Maryland,

1 understand that if 1 begin engaging in business with an elecled official between the filing of the
application and the disposition of the application, I am required to file an affidavit in this zoning matter at
the time of engaging in business with elected official,

1 solemaly afficm under the penalties of perjury and upon personal knowledge that the contents
of the foregoing paper are trug,

Printed Name; A)Q NoLd U/A@N Efe.
Signature; b gery

Date; &5/;24’/3030 \




ZONING MATTER: Blug Stream, LLC .

AXTIDAVIT AS TO CONTRIBUTION

As required by the Annotated Code of Maryland
State Government Article, Sections 15-848-15-850

I8 Hertinann Drjve, L1C .. the applicant in the above zoning mattey

X , HAVE _ ,HAVE NOT

made any coniribution or contributions having a cumulative value of $500 or more to the treasurer of g
candidate or the treasurer of a political conumittee during the 48-month period before application in of
during the pendency of the above referenced zoning matter,

1 understand that any contribution made after the filing of this Affidavit and before fina]

disposition of the application by the County Council shall be disclosed within five (5) business days of
the contribution,

I solemnly affirm under the penalties of perjury and upon personal knowledge that the contents
of the foregoing paper are true,

By: HERRMANN DRIVE, LLC Arnesn L1, roasagisg Mombeg
Printed Name: LoLD 5 ."ré’w&f?ﬂ: Yemn 256;\2.

Signamre:__ /ﬁ-:;,m,,

Due_05756 [0 22

|




ZONING MATTER: _Blue Strcam, LLC

DISCLOSURE OF CONTRIBUTION

As required by the Annotated Code of Maryland
State Government Arficle, Sections 15-848-15-850

This Disclosure shall be filed by an Applicani upon application or by a Party of Record within 2
weeks after entering a proceeding, if the Applicant or Party of Record or a family member, as defined in
Section 15-849 of the State Government Article, has made any contribution or contributions having a
cumulative value of $500 or more to the treasurer of a candidate of the trensurer of 4 political committee
during the 48-month period befote the application was file or during the pendency of the application,

Any person who knowingly and willfully violates Sections 15-848-15-850 of the State
Government Article is subject to a fine of not more than $5,000. If the person is not an individual, each
officer and partner who knowingly authorized or participated in the viclation is subject to the same
penaity,

APPLICANT OR
PARTY OF RECORD;____Herrmann Drive, LLC

RECIPIENTS OF CONTRIBUTIONS:

Namne Date of Contribution Amount
Fiiends of Opel Jones 121572019 $500.00

I understand that any contribution made afier the filing of this Disclosure and before final
disposition of the application by the County Council shail be disclosed with five (5) business days of the
contribution. embee.
By: HERRMANN DRIVE, LLC Ao, AAL, Mandgiug (DM

Printed Name: Av? NO LD 5»46%’&2; }’Ywmbﬁ&

Signature: M /ér‘sfpa;z

Dater_ 05724 /éwéw
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ZONING MATTER:_Blue Stream, LLC

AFTIDAVIT AS TO ENGAGING IN BUSINESS WITH AN ELECTED OFFICIAL

As required by the Annotated Code of Marylang
State Government Article, Sections 15-848-15-850

L. Hertmann Diive, LLC » the applicant in the above zoning matter

s AM % s AMNOT

currently engaging in business with an elected official as those terms are defined by Section 15-848 of the
State Government Article of the Annotated Code of Maryland,

Tunderstand that if 1 begin engaging in business with an elected official between the filing of the
application and the disposition of the application, I am required to file an affidavit In this zZoning matter at
the time of engaging in business with etected official,

[ solefnnfy affirm under the penalties of perjury and upon petsonal knowledge that the contents
of the foregoing paper are irue,

' 5,
By: HERRMANN DRIVE,LLC Avndore, LLC, /70a wag i ag Mem b
Printed Name; /}Vam) LD SACHER, LYiem 25-6&

Siguature; reey
Date; ¢ 4 51_4_4_’_/ Aoy

13




ZONING MATTER:_ Blue Stream, LLC

AFFIDAVIT AS TO CONTRIBUTION

As required by the Annotated Cade of Maryland
State Government Article, Sections 15-848-15-850

i, Whter Associates, Ine., , the applicant in the above zoning matter

X, HAVE , HAVE NOT

made any contribution or contributions having a cumulative value of $500 or more to the treasurer of a
candidate or the treasurer of a political committee during the 48-month petiod before application in or
during the pendency of the above referenced zoning matter.

1 understand that any contribution made after the filing of this Affidavit and before final

disposition of the application by the County Council shall be disclosed within five (5) business days of
the coniribution,

1 solemnly affirm under the penalties of petjury and upon personal knowledge that the contents
of the foregoing paper ate true,

By: WATER ASSOCIATES, INC,
Printed Name: ﬁ LN LD 5 ACH ER. v-'04 ‘/7(?".-5’.5 t‘c)"é’ﬂﬁL

Bignature: a@/ /(%Ml

Date:__0 5/34&[30 2,0
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ZONING MATTER: Blue Stream, LLC

DISCLOSURE oF CONTRIBUTION

As required by the Aunotated Code of Maryland
State Government Article, Sectiong 15-848-15-850

This Disclosure shajl be filed by an Applicant upon application or by a Party of Record within 2
weeks after entering a proceeding, if the Applicant or Party of Record or a family member, as defined in
Section 15-849 of the State Government Article, has made any contribution or contiibutiong having a
cumulative vakie of $500 oy more to the treasurer of a candidate of the treasurer of a political commitiee
during the 48-month period before the application was file or duting the pendency of the appleation,

Any person who knowingly and willfully violates Sections [5-848-15-850 of the State
Government Articls is subject to a fine of not moye than $5,000, 1f the person is not an individual, each

officer and parner who knowingly awthorized of participated in the violation is subject to the same
penalty, '

APPLICANT OR

PARTY OF RECORD: Water Agssociates, Ing,

RECIPIENTS OF CONTRIBUTIONS:

Name Date of Contribytion Amount
Friends of Christiana Rigby ' . - /1372019 $500.00
— ——
——
—

I understand that any contribution made after the filing of this Disclosuse and before final

disposition of the application by the County Connel shall be discloged with five (5) business days of the
contribution, '

By: WATER ASSOCIATES, INC.

Printed Name:ﬂﬁN&ub S}MWEIZ = Wae (p”_ﬁé}cjﬁd%‘

Signature:w

Date; ﬂf/ﬂélﬁé&w
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ZONING MATTER:_Blue Stream, LLC

AFFIDAVIT AS TO ENGAGING IN BUSINESS WITH AN ELECTED OFFICIAL

As required by the Annotated Code of Maryland
State Government Article, Sections 15-848-15-830

1, Water Associates, Inc, __, the applicant in the above zoning matter

, AM X L AMNOT

currently engaging in business with an elecled official as those terms are defined by Section 15-848 of the
State Government Arlicle of the Annotated Code of Maryland,

I understand that I 1 begin engaging in business with an eleoted official between the filing of the
application and the disposition of the application, I am required to file an affidavit in this zoning matter at
the time of engaging in business with elected official,

[ solemnly affirm under the penalties of perjury and upon personal knowledge that the contents
of the foregoing paper are true,

By: WATER ASSOCIATES, INC,

Printed Name;ff_}l@}\l 7)) S‘AG»N ER- Vice //?’c’ﬁf‘ et |

Sipgnature: Lt

Date:_J5/36 /& 030




ZONING MATTER:__Rlue Stream, LLC

AFFIDAVIT AS TO CONTRIBUTION

As requived by the Annotated Code of Maryland
State Government Article, Sections 15-848-15-850

1,__Chtistopher Mum__

» the applicant in the above zoning matter

X s HAVE ,  HAVE NOT

made any contribution or contributions having a cumulative value of $500 or more to the treasurer of a

candidate or the treasurer ofa polifical committee during the 48-month period before application in or duting

the pendency of the above referenced zoning matter,

Tunderstand that any contribution made after the filing of this A ffidavit and before final disposition
of the application by the County Council shall be disclosed within five (5) business days of'the contribution,

1 solemnly affiym under the penalties of petjuty and upon personal knowledge that the contents of
the foregoing paper are true.

Printed Name: ) ODL)E’,P M(Ar!/)
Signature; -

.y ‘\“-\
Date; Coﬂf / ZOUv
1 ?




ZONING MATTER:__ Blue Stream, LLC

DISCLOSURE OF CONTRIBUTION

As requived by the Annotated Code of Maryland
State Government Artlele, Sections 15-848-15-858

This Disclosure shall be filed by an Applicant upon application or by a Parly of Record within 2
weeks after entering a proceeding, if the Applicant or Party of Record or a family member, as defined in
Section 15-849 of the State Government Article, has made any contribution of contributions having a
cumulative value of $500 or more to the treasurer of a candidate of the treasurer of a political commitiee
during the 48-month period before the application was file or during the pendency of the application.

Any person who knowingly and willfully violates Sections 15-848-15-830 of the State Governsaent
Article is subject to a fine of not tore than $5,000. If the person is not an individual, each officer and
pattner who knowingly authorized or participated in the violation is subject to the same penalty,

APPLICANT OR
PARTY OF RECORD:___Christopher Murn

RECIPIENTS OF CONTRIBUTIONS:

Namg Date of Contribution Amount
The Calvin Bail Team 6/15/2017 $1.000.00
The Calvin Ball Team 4{25/2018 $2.000,00
The Calvin Ball Team 8/3/2018 $4.000.00
The Calvin Ball Team 10/19/2018 $2.000.00
Friends of Opel Jones 12/12/2019 _$500.00

Y understand that any contribution made aftex the filing of this Disclosure and before final disposition
of the application by the County Council shall be disclosed with five (5) business days of the contribution,

Printed Nete: (}mfﬂl@D‘dﬁ’ |6 MU\r‘Iﬂ

Signature: rv; e

oo 201
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ZONING MATTER: _Blue Stream, LLO

AFFIDAVIT AS TO ENGAGING IN BUSINESS WITH AN ELECTED OFFICIAL

As required by the Annotated Code of Maryland
State Government Article, Sections 15-848-15-850

I, _Christopher Mum ' » the applicant in the above zoning matier

s AM X L AMNOT

currently engaging in business with an elected official as those terms aro defined by Section 15-848 of the
State Government Article of the Annotated Code of Maryland,

['understand that if 1 begin engaging in business with an elected officlal between the filing of the
application and the disposition of the application, 1 am required to file an affidavit in this Zoning matter at
the time of engaging in business with slected official,

I solemnly affirm under the penalties of petjury and upon personal knowledge that the contents of

the foregoing paper are true.
Printed Name'] C}W%"E)r?\’ﬁf MU\WB .

Signature:[ MMLM

Date: (D\,m I/"ZO\V




SUPPLEMENT 'TO PETITION TO AMEND THE
ZONING REGULATIONS OF HOWARD COUNTY

Blue Stream, LLC, Petitioner

Petitioney, Blue Stream, LLC (“Blue Stream™ or “Pelitioner™) by and through its attorneys,
Talkin & Oh, LLP, submits this Supplement in suppoit of its Petition to Amend the Zoning

Regulations of Howard County.

The Petitioner requests an amendment to Section 127.5.B.3.d. of the Howard County
Zoning Regulations in the CAC (Cotridor Activity Center) zone, which would allow all owners of
CAC zoned properties fo have the option to pay into a fund administered by the Howard County
Bconomic Development Authority! as an alternative to buildidg non-viable commercial space.
Mote specifically, the requested amendment would permit all CAC zoned properties to reduce the
required commercigl square foolage on-site below 20 square feet per dwelling unit if the
Department of Planning and Zoning (“DPZ") finds, based on a market study submitted by the

developer, that {he reduction is necessary for the financial viability of the project.

A byief statement identifying the policy considerations and benefits of such amendments

is provided below.

4, Please provide a brief statement concerning the reason(s) the requested amendment(s) to
the Zoning Regulations is {(are) being proposed.

The Petitioner is the owner and developer of Blue Stream, a CAC residential projeet under
development in Elkridge on US Route 1, southwest of Kit Kat Road. The proposed amendment is

a follow-up on, and further means to address, the practical difficulties presented by the CAC

1 This fund, which was established in 2016, is utilized to promote commercial developmont in targeted locatlons
along the US Route 1 Corridor where commercial space is mos! desirable.

1




regulations that were discussed during the 2013 Comprehensive Zoning (CB 32-2013) and a
subsequent amendment fo the CAC regulations adopted under CB 2-2016, The central
consideration in both instances has been how (o best ensure that CAC developments along Route
I become viable communities that offer services appropriate (o serve the needs of the surrounding
community, Implicil in that discussion is the avoidance of blight and vacan commercial
storefronts, which will be caused by mandaled commercial that is not reflective of market demand,
The proposed Amendment allows all properties the option to weigh market demand ot “buy-down”
the required commercial space lo an amount that can be absorbed. This regulation amendment is
intended to address a sustained and increasingly hostile market for “bricks and mortar” commercial

and to prevent further waste and blight caused by failed, vacant commercial space,

5. Please provide a detailed justification statement demonstrating how the proposed
amendinent(s) will be in harmony with the current General Plan for Howard County,

PlanHoward 2030 Policy 5.4 states in part “Bnhance the Route | Corvidor revitalization

strategy to recognize the distinct character and market polential of diverse corridor segments, and
the potegltia} al various intersections, crossing, and nodes...”. The proposed amendment is in
harmony with the Implementation Action for Zoning Review, which recommends the Council
“[e]valuate the efficacy of existing Route | zoning districts (CE, CAC, TOD); consider more
flexibility, especially regarding commercial vses,” For at least the last two decades, Route | Zoning
distriets have been “works in progress” that have required reexamination and revision {0 ensure
that the policy goals of the individual zones are being met. PlanHoward 2030 anticipated that these
zoning districts, including CAC, would require adjustment, particularly with regard to commercial
uses. As demonstrated during the Council's deliberations on CB 2-2016, the original scheme of
commercial coupled to residential has not worked. As indicated below, two separate economic

analysis of the CAC commereial requirement have recommended decoupling the commercial from

2




residential, PlanHoward 2030 anticipated fluctuations in market demand and recommended that

these mandates be reexamined for additional flexibility over lime.

PlanHoward 2030 also projected that that the demand for commercial development and
office space would be significantly lower than supply. “Through 2030, the demand for office
space is expected to peak at just over three million square feet. This demand is low when compared
to the 14,1 million square feel of approved office space in the pipeline in Howard and Anne
Arundel Counties.” PlanHoward 2030, p, 58. The low demand for commercial development has
been particularly noliceable within the Route 1 Corridor, Two developments in the CAC district,
Aghbury Cowrls and Howard Square, have successfully petitioned for zoning regulation changes
to aflow for increased residential density and the possibility, with approval from the Director of
DPZ, of a lower square foolage requirement for commercial development. These regutation
amendments were premised upon the fact thal markel demand for residential units was strong,

while comunercial space suffered from an exiraordinarily high vacancy rale,

The attached Exhibit I, “Route 1/Washinglon Boulevard Retail Analysis”, was prepared
by Retail & Development Strategies, LLC (“RDS Study”} to evaluate the effect of mandated
commercial on the Route | corridor, The study concludes that there is no market for additional
retail and that the existing retail environment is better sitvated to fulfill existing demand. The RDS
Study further explains that mandated retail will attract substandard tenants and hutt the existing
commercial leasing market, This s consistent with a Market Analysis and Strategic
Implementation Analysis of the Route 1 Corridor by Robert Charles Lesser & Co. (the “RCLCO
Study”) prepared on behalf of DPZ in 2011, which found that:

The coupling of commercial square footage to residential units in the CAC zone

has proven fo be highly problematic with much of this commercial space remaining
vacant after construction or having great difficulty in seouring financing for

3




prospective projects, The significant yields in commercial space assumed in future
CAC development, all of it in small increments because of its striet tie-in fo
concurrent onsite residential development (300 square feet per dwelling unit), will
continue to be problematic,

RCLCO Study, attached hereto as Exhibit 2, at 16. The RCLCO study recommended replacing
the CAC district entirely, partly so that “there will be no automatic coupling of residential and
non-residential uses.” Id.

As demonstrated by the attached reports, the amount of required commercial space
imposed by the Zoning Regulations between Rt, 100 and R, 175 grossly exceeds the amount of
commercial that is required for the entire anticipated population. The Blue Siream development
will have approximately 1,200 units. Howard Square will have approximately 1,000 upits. Other
CAC or TOD properlies create the potential for a few hundred more residences, Even with prior
reductions in the required commercial square foota ge, the total commercial space required for Blue
Stream and Howard Square developments is more {han 40,000 square feet. If there wete a leasing
demand for such space, the developers of these properties would be incentivized to build 11, but in
the absence of such demand mandated commercial will create a glut of unwanted space that will
hurt existing commercial in the area. The flexibility to allow developments to be designed in
accordance with existing demand and market conditions is consisteni with all of the available
market analyses that have been performed up to thi:s point. More importantly, it will result in

better-planned communities based on conditions existing at the time the property is developed.

Notwithstanding the recommendations of the RCLCO study, the proposed amendment
would not decouple the residential and non-residential entirely, Rather, this amendment would
require Petitioner, and other developers in the CAC, to demonstrate by market analysis that
commercial space would not be viable at the proposed location and, if this predicate were

established, pay into a fund managed by the EDA that is dedicated to Route 1 revitalization. This




zoning scheme requires viable commercial to be built, but prevents the construction of non-viable

commercial,

6, The Legislative Intent of the Zoning Repulations in Section 100.A. expresses that the
Zoning Regulations have the puipose of .. preserving and promoting the health, safety and
welfare of the conumunity,” Please provide a detailed justification siatement demonstrating
how the proposed amendment(s} will be in harmony with this purpose and the other issues
in Section 100.A,

The proposed amendment will preserve and promote the health, safety and welfare of the
community, This is more fully addressed in the attached RDS study.

7. Do_the amendments_have the potential of affecting the development of more than one
property, ves or no? If ves, and the number of propexties is less than ox equal to 12, explain
the impact on all properties affected by providing a detsiled analysis of all the properties
based upon the nature of the changes proposed in the amendments,

The proposed amendment has the potential of affecting the development of more than 12
properties; lherefore, a detailed analysis of each is not possible, Nevertheless, the policy
considerations set forth above apply equally to any property in the CAC, Mandated commercial
space is not good land use policy, particularly when market studies have now repeatedly shown
that there is no market for such space. The proposed amendment allows all future development in
fhe CAC to develop con.lmercial space in accordance with market demand or pay into a fund
dedicated to improving the region’s comunercial sector. This will not only benefit existing
commercial in the CAC zone, bul also other commercial zones in the vicinity of the Route One

corridor,




CAC RETAIL VIABILITY ANALYSIS

EXECUTIVE SUMMARY

The purpose of this report is to provide an overview and analysls of the retail market and
sustainability of retall along the Route 1 Corridor in Howard County, Maryland; and to determine
if the retall space mandated by the Howard County Zoning Regulations for phase 3 of the Blue
Stream site is viable. This report summarizes an analysis of retall conditions along the Route 1
Corridor, as well as the market and retall characteristics in the Immediately surrounding area,
The analysis indicates that the statutorily mandated retall would (1) generate vacancy; (2} be
inconsistent with quality urban design; (3} detract from better located or existing commercial in
surrounding zones; and (4} impair the County’s ability to provide affordable housing,

Issue 1: Generates Vacancy.

Projects that have included the mandated retall have not been easlly leased, nor have they
attracted grocery tenants, Most of the spaces are small, focused on consumer servicas stich as
hair and nall salans and limited retall or food & beverage tenants. indeed, recent resldential
developments have high levels of vacancy which create as much of an eye sore as they do
community benefit,

Issue 2;: Does Not Lead ta Quality Urban Design,

There Is wide variance in the design and locational characteristics of the existing mandated retail
due to building design (and incompatible retall design standards), off-street placement with
suburban style head-in parking in front of stores, weak relationships to pedestrian areas and
sidewalks, and distance from Route 1, There Is also littie evidence that the retail requirements
under Section 127.5 have generated market-sustainable shopping activity centers at recent
multi-family residential development projects. If walkable environments were the original goal,
the results have not created good urban design examples,

EXHIBIT 1




Issue 3: Creates A Spregd-Out, Over-Supply of Retall Instead of Clusters In Strategic Locatlons,

The square footage requirements are not conslstent with proven market-based parameters or
with demonstrated demand, either on-site of induced. There Is insufficlent population density
on-site in any of the examples to fully support the amount of square footage required by
Howard County, and there is too much competition nearby to create the needed critical mass.
As such, the CAC retall requirement no longer aligns with community needs and policy objectives.

Issue 4; Hinders the County’s Abflity to Provide Affordable Houslng,

The minimum retall mandate Impacts development feasibility by forcing the construction of
unprofitable space. This s a disincentive to residenttal development — a product type for which
Howard County s in need of more supply. Furthermore, by cutting Into a project’s value creation,
it feaves less profit that could otherwise be allocated towards the construction of low-income
housing units.




BACKGROUND

L= L i R T e

The Route 1 Corridor in Howard County Is part of U.S. Highway 1, a highway link running from
Malne to Florida along the east coast of the United States, This segment of Route 1 In Howard
County Is approximately 11 miles long, between Baltimore County {and the southern reaches of
Baltimore City) to the north, and ending at the Patapsco River boundary with Montgomery
County at the south. As shown on the map below, the existing Route 1 corridor Is also bounded
by the Baltimore-Washington Parkway on the east and Interstate 95 on the west. The area Is
generally suburban in character, although tedevelopment of downtown Columbia
(approximately 5 miles away to the west) and parts of Ann Arundel County have seen increasing
denslties In residential and office development over the past fifteen years. Housing growth has
continued between Baltimore and Washington’s Maryland suburbs, with significant demand for
housing in all price levels,

Figure 1: Blite Stream 3 Study Areq
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THe U.S. RETAIL INDUSTRY

T

The Shift from Downtown Areas to Suburban Shopping Mails

Once focusad in large and small city downtown areas and anchored by locally-owned department
stores, retall shifted to the shopping mall model after World War |, resuiting In the over 9,000
open-alr ‘strip centers’ across the country. Often anchored by a grocery store, these smaller strip
malls grew along major toadways and Intersections and provided necessary consumer goods and
services for the sprawling suburbs that grew around them. The Rouse Company, originally based
in Baltimore, bullt dozens of malls to serve the suburban residential developments and became
a leader in the shopping center industry.

The Shift from Locally Owned Stores to Natlonal Chains

As the Baby Boomer generation grew into Its generation’s years of household formatlon,
increasing incomes and greater consumption, the retail industry grew along with [t, but not
without changes. Local department stores gradually closed or were acquired by natlonal chains,
and former free-standing department stores consolldated into major malls and “Big Box” stores
evolved to provide products at reduced prices.

Rise and Fall of Retall Spending

Retall became a major economic driver: in 2019, over 70% of the U.S. Gross Domestic Product
(GDP) was based on retail spending. Suburban development overtook downtown development
because It was more easlly managed {through central ownership and leasing) and financed
{(because the capital markets favored projects including national chain stores considered more
credit-worthy, also called “credit tenants”). The shopping mall industry grew from a total of 3.3
billion square feet in 1980 to 7.2 billion square feet in 2010. Because retail sales and property
taxes from these retall projects support local government, the U.S, retall industry grew to a level
of supply/total space that is far greater in size than any other industrialized country. While
there is no definitive total of how much retall space exists in the United States, the metrics of
shopping centers alone indicate that the mall industry has created approximately 55 square feet
of retail space per capita. In gross square footage, the U.S. has about four times the amount of
retail space as Canada, about five times the amount as the UK, and ten times the retail space in
Germany.




Between 2015 and 2018, over 30,000 retall stores closed In the U,s, {2015: 5,077; 2016: 2,056;
2017: 7,795; 2018: 5,864; 2019: 9,302), According to the U.S. Census n 2015, there were just
over one million retail stores in the country (1,070,209 total stores by NAICS codes). The five
year total represents Just under 1% of ali retail stores. The trend toward closing has continued
to accelerate since 2017, increasing by 2/3 between 2018 and 2019 alone, The trend shows no
signs of decreasing, and none of reversing.

While the reasons for the recent decline of ‘sticks and bricks’ retail are varied, there can he no
doubt that the profitabliity of operating physlcal stores in the retall industry is drastically
changing. The most Trequently cited reason for the decline in the number of physical stores is
“The Amazon Effect”, a catch-all description meant to represent the Impact of all on-line retail
sales,

Although online sales continue to grow significantly as a percentage of total retall sales In the U,
S.on an annual basls, It is not the internet that has crushed the retail stores Industry. The larger
problem is the massive oversupply of existing retall space combined with the rapldly declining
number of retall operators.

THE CAC 5TUDY AREA
e ———— Y,

The CAC study area tomprises approximately 33 square miles In the eastern end of the County,
It comprises the area between |-95 on the west and Baltimore-Washington Parkway/Route 295
on the east; 1-695 and 1-195 on the north; and the Patuxent River on the south, The U.S, Route 1
corridor traverses the center of the study area from north to south,

Population- Solld Growth Rate

The study area’s population Increased—from 57,400 resldents in 2000 to almost 80,700 residents
In 2019, reflecting solid population growth of 23,300 new residents and a sustaihed annual
growth of 1.8% per year since 2000, Notably, the study area’s growth rate exceeded that of the
County during this period, ESRI forecasts suggest that the study area’s growth rate wil| moderate
over the next five years—with 6,570 new residents In 2,200 new households—which reflects an
expected annual growth rate of 1.58% per year between 2019 and 2024, Again, growth rates in
the study area are forecast to exceed that of Howard County,




Over the next flve years, those ages 25—34 and 65— 74 are forecast to havé the largest absolute
gains in population. The 25—34 age cohort could be expected to fuel demand for first-tlme
homeownership as well as demand for consumer retall and food & beverage. Conversely, gains
in older cohorts could he expected to limit {or reduce} demand for consumer retall goods, as
the elderly spend less on retall,

Employment — Strong Population-To-Jobs Ratlo

With 80,694 residents living in the study area, the jobs-to-population ratio ls 0.85. That Is, there
85 jobs for every 100 residents, which s an extraordinarily strong ratio and reflects the significant
amount of “workplace” real estate (office and industrial space) located In the 33 square mile:
study area. Moreover, 34% of the County's total jobs are jocated in the study area. Johs are
concentrated In three key industry sectors—Trade, Services and Government—which account
for atmost 77% of all jobs.

Spending- Study Area Households Snend 20% Less on Retail than County Counterparts

Study area households spend approximately $25,850 annually on consumer retail and food &
beverage. This Is roughly 20% less than their counterparts across the County. Food & Beverage
and Household Furnishings capture the largest share of total household retall spending—48%
and 15%, respectively. Study area households are slightly less affluent than their counterparts
elsewhere in Howard County, Nonetheless, study area households stlll have solid disposable
spending power—with average household incomes of almost $117,000. Household incomes are
forecast to Increase at a compound annual rate of 2.5% per year—higher than the County as a
whole--10 $132,700 per year by 2024,

As fHlustrated in Appendix Table 4, study area households spend more than $898 miilion annually
across a range of retall categories, By comparison, data from Claritas, Inc. and ESRI Business
Analyst suggest that annual store sales in these same categories exceed $1.24 billion per year.
The difference—5350.6 miillon per year—Is known as retall Inflow. That is, retall sales
performance among the study area’s retall inventory attracts spending beyond area households;
this includes area employees, pass-through traffic on varlous highways and/or sales from
households that live outside of the CAC study area. However, the $350 milllon in sales inflow also
includes revenues generated by Wholesale Retall establishments,




Given the large amount of warehouse and distribution facliiities in the study area—including
the whaolesale food distributors in Jessup—sales generated by pure retall estabiishments is
significantly lower. For example, there are over $224 miilion In annual sales among “Specialty
Food Stores” (reflecting the wholesale food distrlbutors such as the Glant Supermarket, Sysco
and G. Cefalu & Bro, in Jessup) and $129.8 million In "Bullding Matetials & Supplies” (reflecting
multiple contractors and tenants in this category that occupy warehouse space), Removing sales
from Just these two merchandise categories suggests that there Is actually retail leakage—that
is, household spending that occurs outside of the study area. In fact, retail leakage occurs in
multiple categories, including Health & Personal Care (Drug) Stores, Apparel & Accessorles
Stores, Book/Periodical & Music Stores and Department Stores,

Retail - Performance is Weaker and Vacancy Rates are Higher in the Study Areq

Howard County contains 12,5 million sq. ft. of retail space in 765 properties/centers, which
equates to 38 sq, ft., of retall space per caplta. Since 2006, more than 2.1 million sq. ft. of new
retail space has been constructed. CoStar data suggest that the Blue Stream 3 study area
contains 1.2 million sq, ft. of retail space In 27 properties/centers, which equates to 15 sq, fi, of
retail space per study area resident, The study area’s retall Inventory comprises 10% of the
countywlide inventory, Retafl market performance is significantly weaker in the study area than
the County, While vacanéy rates county-wide are between 2% and 6%, the vacancy rate in the
study area Is between 10% and 11%.

To accurately understand the existing retall conditions aslong the corridor, RDS completed 3
detalled building-by-bullding Inventory of commerclal spaces for each property with frontage on
Route 1, from Laurel in the south to the 1-95 Intersection at the north, Based on RDS LLC’s
experience in other locations, It is possible that the summary retail square footage provided by
CoStar, the leading source for real estate data, can vary In its accuracy, as the information is
provided by iocal brokers,

For purposes of the analysis, It is the aggregated estimates and mix of uses that should be
considered most relevant to the discussion of additional retall at Blue Stream 3,




Retall SE totals In the Inventory are divided into the following subcategories and retall uses:

e Speclaity Retall: Retall goods and apparel, Pet stores, electronics,

¢ Discount Retail: Discount and re-used goods stores, multi-tenant/sporadically
open marketplaces

o Food & Beverage: Fast food, restaurants, bars, food trucks, Hiquor stores

o  Grocery: Full service and specialty food stores with no on-site consumption

s Guas/Convenience: Gas stations, convenience stores at gas statlons, and free-standing
convenience stores such as Seven-11

o Consumer Services/Drug Stores! Banks, halr salons and barber shops, nail salons and
spa’s, dry cleaners and laundromats, financiat services, etc.

o Professional Services/Offlce: General and corporate office buildings, medical and dental
offices, insurance

o Automotive Sales, Parts & Svc.: Auto sales, auto repair and servicing, auto parts retailers

¢ Commercial Education: Specialty schools (Halr training), private daycare and after school
programs, commercial academies and schools

e Self-Storage Facllitles: Rental storage unit complexes

s Recreation/Entertalnment: Skating rinks, events venues for partles and weddings, paint
ball studios, theaters -

o Lodging: Motels, hotels, inns and commercial lodging

¢ Industrial/Warehousing: Warehouses, industrial manufacturing facilities, storage and
production, food and product distribution, etc. ,

e Truck/Logistics: Trucking setvices, logistics/transfer and shipping facilities

e Vacant: Unoccupied retail/commercial spaces avaitable for lease

« Other: Nursing Homes; Public facilities {Volunteer Fire Station, Transit offices); Mobile
home sales offices '

Retail only Represents 15% of the Total Square Footage of Frontage Properties

According to the December 2019 Inventory, there are almost 400 husinesses along the corridor’s
frontage properties, Of that total, over 50% of the businesses are considered retall uses, but
ratall only represents about 15% of total square footage. In all, the retall uses {Specialty Retall,
Discount Retall, Food & Beverage, Grocery stores, Convenience stores/gas stations and
Consumet Service stores/Drug Stores) account for 729,845 SF of space in 205 businesses.




Flaure 2:  Route 2 Retall/Commarcial Inventary, Route 1 Howard County

There Is No Retall Continuity
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With the exception of a few nodes and commerclal centers/strlp shopping Centers, there Is a lack
of any retail continulty, either as a concentration of space to draw destination shoppers or as a
contiguous land use to create the identity of a retall district,




Speciaity Retall Is the Largest Group

Within the retall categorles, Specialty retail is the largest group with 198,000 5F/In 29 businesses,
followed by Food & Beverage with just over 165,000 SF (In72 businesses) and Consumer
services/drug stores at 145,000 SF {in an additional 72 businesses}.

important Note

We note that the Route 1 cotridor retall inventory differs from the areafspace totals used to
analyze sales leakage and supply totals; this Is based on two different data characteristlcs. The
first difference is the specific geography of the areas; the Corridor focuses only on retail and
commercial properties directly attached to Route 1, while the Sales Leakage analysis considers
sales potentlals from the overall primary market area (between 1-295 and 1-96 within County
houndarles). The second Is the data source difference. This Is an Important distinction of
retail/commerclal use, as sales data from ESR!I does not distingulsh hetween wholesale and retall
trade sales. In the example of the wholesale totals from the Jessup warehouse/food distribution
center, total “retail” sales are distorted far beyond mote conventional retall sales to consumers.
Including wholesale sales totals in this specific geography Is a major factor in tabulating ‘real
total sales along Route 1 and its immediate environs, and therefore how much additional space
s “supportable”. ‘

ReTAlL VIABILITY

Determination of “supportable” retall square footage is a multi-faceted calculation and should
be consldered from at least three standpoints.

1. Sufficient Market Density

There must be sufficient market density to generate enough sales to be profitable. Consumer
market denslty Is also affected by the demographic characteristics of the available consumers.
Consumers must also have sufflclent average household Income to provide spending power to
justify retall. Households with higher average income levels can afford to spend both more
money and a higher percentage of thelr gross income levels; lower income populations




(especlally in an increasingly expensive residential market like Howard County) have lass
disposable income available because a higher percentage of their gross income must go toward
housing costs.

There are three categories of consumers with varying levels of impact on focal retail;

® Residents —every new resident supports between 4-7 sf of new retall

¢ Employees —every new employee supports between 2-5 sf of hew retail, but only if close
enough to fit within the workers’ avallable time at lunch or during other breaks

¢ Visitors — every new visitor supports between 0.5 and 1.5 sf of new retail, but only in
destination visitor retajl settings

2. Sufficient Retall Rental incomes

Property developers require sufficient retail rental incomes to JustHy the costs of development,
constriction and ongoing real estate operations, The rent levels they charge retailers must also
tover an appropriate share of project costs to justify creation and operation of the retall uses to
provide adequate investment returns.

Rents are a function of sales, As a general guideline, retallers pay between 8-12% of their gross
sales In rent and occupancy costs. For example, if an average of 10% of gross sales Is assumed,
then the relatlonship between sales and rents s clear: $17-20 per square foot rent would require
a minimum of $170 to $200 {or more) per square foot In sales per year to meet minimum lease
requirements, If achieved rents are below this range, then {in broad economic terms), retallers
are not generating enough sales to cover their occupancy costs. Alternatively, higher sales
generate higher rents and pay higher returns to the owners.

If sales are too low {due to limlted demand from nearby consumers), or rents are set too high to
be supported by sufficient sales, the result is vacant or surplus space that s unlikely to lease, and
is an ongoling financial loss for the property owner. Vacant spaces do not meet the service needs
of nearby residents, and, often, the longer the spaces remain vacant, the more difficult they are
to lease because they are percelved as a “fallure location.” This demonstrates that overbuilding
retall space, even for warthy planning goals, is not good business nor good public policy,

Sustained Profits to Make o Living from the Business




Retailers are caught between these two forces -- the need to generate enough sales to cover
thelr operating costs (including rent and utilities), while also providing enough sustained profits
to make a living from the business. if sales drop of cannot be sustained at a sufficient level, the
business will not be commercially viable,

ADDITIONAL RETAIL 15 NOT VIABLE IN THE CAC STUDY AREA

Sighificant competitive supply and almost 10% vacancy in the area along the corridor will make
it more difficult to finance and to lease as most essential goods and services and speclalty retall
operations are already in place near the corridor. Larger retail concentrations are all around the
Route 1 area and are easiy accessible to both resldents and workers, The CAC zone has
significant retail competition already In place, negatively affecting the area’s potential both to
attract customers and sales, and to attract potential retall tenants,

Flgure 3: Ten Grocery Stores within five miles/ten minutes of Blue Stream 3
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Flgure 4: Gracery Stores within 5 miles of Blue Stream 3

Grocery Stores Near Bltie Stream

Driving

Distonce from
Grocery Store Blue Stream
Mom’s Organic Market 0.95 miles
Aldi Gateway Overlaok 1.83 miles
Costco 213 miles
Trader Joe's 2.16 mifes
Wegmans Market 3.0mlles
Walman 334 mlles
Green Valley Marketplace 3.16 miles
Wels Market 4.35 miles
Safeway Arundel Milis 4.67 miles
Aldl Arundel Mills 5,09 miles

2007
1887
1983
2000
1974, 2018
1996
1996

1936
1975
1975
1958
1986
1975
1985
1956
1986
1960
1953
1963
1972
1989
1087
1862

Yeor Opened

Anchar Stores

kowe's, Castco, Best Buy, ALDI
Targel, DicK's Spoiting Goods, Jo-Ann Fabrics
Walmarl, Haverby's Furnllure, Ross Dress for Less

Bass Pro Shops, Costce, Walmatt, Burlington
Nosdstrom, Macy's, IC Penney, vacant {Sears)
Targey, Kohls, Safeway, Michael's

Targel, Kohl's, Hobiby Lobby, vacant {Wels Mkis)
Spronts Markel

Glant Food, 1A Filness, Marshall's

Heme Depol, Dlek's Spor ling Goods

Regal Clnemas, Harels Yeeler, Butlington, vacapt
towe's Sam's Club, Ross, Mashall's

vacanl {Glant), othar vacancles

Shoppers Food Warshouse {closing), Forman Midls
towe's, Best Buy, Safeway, Ross

Glant Food

Best Buy, Shop Rite Grocery

Lowa's, Glant foad

DIek's Sporling Geods, Blg Lels, AC Moore, K&G
Giflee Dapol, Taigel,Ollie's Bargain Oullel, Cinema
Macy's, Seoul Plara, LSA Distounters, Sears
Burlinglon, Home Goods, Regency Furnilure
Costeo, Home Depot, PelsMart, vacant

Food Depot, Clit Trends

Figure 5: Major Retall Shopping Locutions near Route 1 in Howard County
Major Retall Shopping Locations Near Route 1 Howard County
X Miles from o

0. IPreject Nome Locatlon Ske GLA/SE  pmber of Sion

1 [Gateway Overlook Efkrldge 1.04 526,000 24

2 leolumbta Lrosstng Columbia 2.25 477,474 25

3 [Dobhin Center Columbla 258 311,074 3

4 {Arundel Mils Hanove; 320 1,551,162 225

5 the Mall in Columbla Columtila 5,14 1,434,076 215

& |Long Gate Shopping Center Eflleott Chty 5.24 433,467 12

7 [Corridor Markeiplace Laurel 521 445,000 16

B f5t. John's Piraa Ellicott City 7.13 269,717 16

9 Haurel Shopping Center Laure| 7.28 349,000 56

30 {Chatham Station Shopping Ce| £llicant city 1.37 295,587 1%

11 [Tawne Cenlie al Laurel Lauret 750 367,811 37

12 [Westvlew Center Baltimore 7.69 610,103 2%

13 jCromuiel) Field Shopping Cend Glen Burale 13 233486 28

14 [Catorsville Plaza Ballimare .96 271,807 17

15 ftaurel 1akes Cenlre Leuref B.27 420,000 7

16 {Odenton Shopplng Center Qderton 8.44 224,000 27

17 {Chesapeake Squara Glen Bunte a.54 250483 EH

18 {Arundel Plaza GlenBurnle | 8.5 65126 19

19 [Governor Plaza Glen Burnle 8.78 243,000 22

20 [Centre at Glon Buzate GlonBurnle [ 880 413000 a5

21 {Securlty Square Mall Beilimare 8.82 1,040,000 142

22 [Hareadate Plaza Glen Burnte 8,83 217,619 18

23 [orgnenco Plaza GlenBurnle | s.40 75,800 15

24 [Westslde Shopplng Center Baltlmare 942 200,000 40

11,239,082 1,136

Source: ISAL Dee, 2619; ROS 1




ZONING POLICY

Route 1 Is not a strong retailing environment that will easily encourage/sustain new speclaity and
consumer service stores, and Is unlikely to evolve into a retall-friendly context, desplte the
addition of new multi-family. The limited number of sidewalks and pedestrian friendly, walkable
areas, width of the adjacent Route 1 roadways and the speed and traffic volumes make a strong
retall environment untenabie, :

Moreover, based on historical performance in the three newer ptojects in place, the mandated
retall spaces created under Howard County zoning requirements have not been a uniform
success. Retail spaces in the Verde at Howard Square project have been very slow to lease, with
only a nall salon tenant In place at the time of the inventory. At Misslon Place, three of the twelve
spaces were still vacant at the time of the Inventory, Additionally, Ashbury Courts had five of its
saven retall spaces vacant, The other two spaces were occupled by'a mathematics tutoring
service and a dance studio. In ali cases, the mandated retail Is set back from the street and has
limited storefront exposure to drive-by consumers.

As a concluding point, a 2018, study for Howard County entitled “Development Regulations
Assessment & Annotated Outline” conducted by Clarion Associates, identified the same
disconnects between zoning restrictions and development and economic conditions as found in
this study. The following text, in full, is that study’s recommendation to Howard County
pertaining to Section 127.5: CAC Corridor Activity Center zoning:

“plmost 400 acres and 1800 parcels along the Route 1 corridor are zoned CAC but
(like the other Route 1 corridor districts) it has proved difficult to administer and
has had unintended conseguences. AMONg other things, many stakeholders noted
that the requirement for 50 percent of the first floor to be retail or service uses
was problematic, in light of the retall market along the corrldor. We recommend
replacing this district with a high intensity mixed use district {with Route-1-
specific development standards). The reguirements related to the nelghborhood
preservation density exchange optlon should be revisited and grouped with other
density transfer provislons.”




IMPACTS OF THE 2020 PANDEMIC

While the retall Industry was already deallng with bankruptctes caused by overexpansion and
excessive debt levels before the global Impact of the Coronavirus Pandemic, the long term
effects from the current economic slowdown are not fully known, but are likely to be significant
and potentially devastating to thousands of retall businesses. The U.S. Census estimates that
there are approximately 1,050,000 retall businesses in the Unlted States, In March of 2020, the
National Retail Federatton estimated that 24% of these businesses will hever re-open; if this is
accurate, that means a quarter miilion retailers will disappear, The apparei, food service and
hospitality industries are currently the hardest hit, with millions of jobs lost, operations closed,
and no clear path to restoring business to its levels prior to the COVID 19 outbreak,

The Route 1 Corridor in Howard County was already in a weaker competitive position to attract
new retailers in the mandated retall spaces; these spaces are within the context of over 11
million square feet of exlsting nearby retall (see Figure 5 above). In the post-pandemic
environment, it will be more difficult to recrult new retall operators to fill the mandated spaces
for the following reasons:

¢ There will be fewer retaller chains and individual aperators from which to recruit new
tenants for some extended period of time

¢ Capltal markets and brokers will favor re-filling vacant and existing sites in order to
recapture lost investments; even at fower costs of capital debt, vacant spaces wifl take

- priority over new retal development

s Developers wlif be likely be compelled to lower rental rates to fill vacant retall space In
already-built locations

¢ Underwrlting criterla for retal development will make it more difflcult to finance
development of new space

While the timing of recovery Is unknown, the aiready-stressed retalf Industry will likely take
three to five years (or more) o stabllize. The emerging changes in social behaviors, the
complexities of regulating soclal distancing and operating standards, and the long-term impacts
on operating revenues and cash reserves have combined into a tidal wave of negative forees,
These forces have fundamentally undermined the re-emergence of the retall Industry for the
foreseeable, nearterm future.
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EXECUTIVE SUMMARY

Economic dynamics alone In Howard Gounly’s competitive market area suggest thal re-nvestment In the
Route 1 Corridor and Snowden River Parkway/Dobhin Road areas ate unlikely to force reaningful land
use changas in elther submarkel over the next 20 years, Supply-demand mismatches In the residential
and office markets In concert with prevalling and likely futire rent/price levels combine to make market
conditions unfavorable for land repositioning thal supports the County's current goals for Route 1 and
potentlal fulure goals for the Snowden River Parkway/Dobbin Road areas. Morsover, misperceptions of
Route 1 In particular - which Is home to almost one-third of the County's employment base and functions
as a dlsorganized linear siring of business and industrial parks ~ will likely result In continued converslon
of employment-oriented land uses Into residential-oriented land uses, threatening the County's aconomic
base loday and stymleing the growth of cyber securlty and BRAC-related activitles thal may prefer Route
1 tocations In the future.

However, there are a number of actions that County stewards — public and privale sector players alike —
can undertake to Influence the market trajectory of both submarkets and belter posilion them for
outcomes mors In-line with Counly objeclives. Changes to existing zoning, transporlation Improvemenils,
and measured aggressiveness in real estate and land use slrategies could shape a future for bolth
submarkets thal can enhance the overall {uture of the County. Route 1 has the potential lo grow into a
corrldor that can accommodate higher-density residentlal (especially at MARC stalion areas), an
aesthelically-improved flex/industrial base that can accommodale high-secuiity users as well as
traditional flex users, large-format mini-anchored retail and espaclally restauranls, and over time,
“campus-orlented” office users with roots in the blotechnology and life sciences clusters, The Snowden
River Parkway/Dobbin Road areas are loglcal places to support higher-densily and eventually mixed-use
development, with a future mix that could include mulii-tenant Class A office space, upscale mullifamily
residential offerings, and boulique/lifestyls retall and restaurant options,

The Howard County/Anne Arundel County submarkets are forecasted to add 103,600 new jobs
throurgh 2030, resuiting In a structural demand for: 3.3 mililon SF Class A/B+ office; 3.8 million &F
of Class B/C/flex office; 4.4 million SF of medical; a limited amount SF of warehouseflogisiics; and
1.7M SF of retall space.
o This development will gravitate towards environs that provide compelling locations at low
development costs.
+ There is currently 14.1million SF of planned/entilled capacity in competitive locations In the two
counties to absorb the aforementioned demand, more than the total demand forecasted through
2030,
«  Competition for development activity will be flerce over the next 20 years, and tow-cost greenfield
sltes will provide stiff competition for {uture demand vis-&-vis redevelopment siies

Howard County hoids competitive regional advantages in the husiness and financial services,
Information technology, and life sclences clusters.
o These three Indusirlas represent 30% of the county's existing County employment, but comprised
70% of Howard County employment growth over the past decade, Together, they present the
strongest outlook for future employment growth and therefore office-oriented development.
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o Business and IT tenants will be the primary demand drivers for approximately 3.2 miltion SF of
multitenant, “Class A" office space in locations close to sophisticated relall amenities, ideally In
walkable configurations,

+  Markel dynamics could support speculative new office development no sooner than 2043, and
established locations like Columbia Town Center, Maple Lawn, and Columbla Gateway present
site selaction advantages for the business services and information technology clusters,

+ Life sclences users that prefer build-to-suil environs either In single-occupancy buildings or as
anchor tenants may be more willing to conslder non-“Hfeslyle” locations, and their location
decisions will be driven more by avallabllity of land, public polisy Interventions, of existing
buildings at reasonable development/redevelopment/occupancy costs.

Future economic growth in Howard County, which has ali-but run out of developable land, will
depend on leveling the playing fleld with nelghboring jurisdictions that are aggressively offering
“greenfleld” sites to atiract new office and retail development.
+  Developing on greenfield sites is inherently less expensive than redeveloping existing/built sites,
espacially when the existing sites contaln “heavy use” structures.
+ Howard Countly's commercial areas are largely built oul, and Mapte Lawn and Emerson represent
the primary competitive new greenfield space In the County today
¢ There are 14.1 milllon SF of greenfield commercial FAR In the pipeline - all of which will likely
compele for Class A office demand If possible. This Is comparsd with only 3.3M SF of total
Class A space demand through 2030,Devslopers will therefore likely gravitale to greenfield
opporiunities in to accommodate new demand.

The Route 1 Corrldor and Snowden River Parkway/Dobbin Road areas represent differing sots of
econommic opportunities for Howard County.
* Route 1, which comprises only sight percent of the Counly's fand area bul Is home to 30% of the
Gounly's Jobs, ftinctions as a serles of linear business parks

o There Is little data to subsiantiate the proposition that properties In this corridor are
sighificantly “underutilized” and bringing down the productivily of the comidor,

o Despite Its outward appearance, it has built-in competitive advantages for existing and
potentlal growth users, including those tied to the Cybersecurlty economy.

o It can best be strengthened andfor enhanced through zoning revisions, targeted
investmenits, and appropriale segmentation,

o Mixed use zoning may nof enhance ils overall economic competitiveness, On the
contrary, carefully programmed zones for residential densification alongside provision of
space for refallers and restaurants that may prefer horlzontal integration and have
Individual footprints as large as 40,000 SF ~ Including medium-box home goods and fast
casual dining -may be the key to enhancing Its prospects of capluring potentlal future
damand.

»  Snowden River Parkway/Dobbin Road, which comprises fess than 1% of the County's land area
but is home to 5% of the County's Jobs, represents the County's best chance at cuitivating a new
Class A office zone that may accommodale a mix of uses or de facto mixed use development in
the near term.

! *Class A" ofilce refors to...

? While all development in Howard County is essentially Infill, this report uses the term “greenfield” o refer to
development sites that are relatively or completely undeveloped and for which there exist nominal or zero demolition
or underground Infrastruclure redevelopment costs to be borne.
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o Mixed-use office development ~ understood here as projects which are wholly or almost
wholly non-residential with retait uses on the ground floor and amployment uses on upper
floors — 1s likely not market-feasible within the next seven to 10 years. However allowing
for mixed-use residential development — understood here as projects with at least 76% of
the FAR devoled o residential uses with non-residentiai and retail sales tax-producing
activities on the ground floor - may be the development-feasible alternative tand use thal
allows some areas to reposition and maximize FAR (or at least approach an increase in
development Intensity). .

¢ Significant attention to the covenants of the GE site, and {he willingness to put forth
County resources, will be key to maximizing the opporlunity in this area.

A fresh look at County-wide housing policles Is warranted, especially as these policles directly
affect the extent to which property owners and developers can be expected to deliver
employment-oriented uses to the study area’s redevelopment zones.

Artificially suppressing housing development may have served the County well through 2000, bul
now Is having the unintended consequence of driving overvaluation of residential land tises
Landowners have economic Incentives to hold out for residential rezoning as opposed to
upgrading existing office/flex or developing new office/flex — primarily because the difference in
the returns on the land are as high as 30 limes higher for residentlal than non-residential uses.

The CAC and CE zoning districts along Route 1 may actually be counterproductive to its future
development and positioning.

L]

CAC and CE zonings do not readily support the lype of business support infrastructure ~
including large format retail - that may help Roule 1 compete for potential future demand,

These zoning categoties also increase the overall level of difficulty for flex/industriai development
~ precisely the type of devalopment which Is central fo the economls engine of the corrldor,

The current business rationale along Roule 1 will likely continue to be a "hotd” in current
conflgurations awaiting residential rezoning, absent market interventions or polley changes.

Summary of Recominendations

1,

2.

Segmentation of the Route 1 Corridor is necessary, both to understand exisling conditions and to
plan for future land use opporlunities.

Changes to County-wide housing policies, especlally In ways that alieviaie the pressure on all
commarcial fand in the County to seek residential zoning, would greally Increase the overall
Iikalihoad of future commercial development along both the Route 1 and Snowden River
Parkway/Dobbin Road areas.

Commitment of financtat and policy resources by the County resources to both near ferm and
jong term employment-oriented land development sirategies.

Revisiting the existing zoning classes, especially along Route 1, s In order, especially if the
Counly Is to successfully capture fulure demand from Cybersecurily and BRAC,
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ECONOMIC AND DEMOGRAPHIC CONTEXT

REGIONAL POSITIONING

Historically a strong player within suburban Ballimore-Washington corridor, Howard County established
itsslf some forty years ago as an atiractive location for both households and non-sntrepreneurial white
collar smployment. However,.the County is now facing stiff competition for capture of employment growth -
from its nelghbors, notably Anne Arundel County, which has ample room for new development and a pro-
growth development and tax regime.

To wit, before 2000, among all Jobs added to Howard and Anne Arundel Gounties, Howard County
captured upwards of 60% of the annual growth. This paltsrn may have continued had Howard County
not run out of land ai precisely the same time that Anne Arundel County began lo aggressively develop
their airport and 1-295 adjacent lands. After 2000, these roles were reversed, and Anne Arundel County
began lo capture 80% of the annual employment growth. This broader shift ilustrates thai many
commercial occupanis are agnostic as fo their specific location — other factors such as typs of spaca
avaitable, lease rates, spesd to market, and cost-competitiveness supsrsede a preference for a County
afflliation.

Howard Gounty now faces an economic scenarlo which will require a more deliberale strategy to capture
potentlal future growth. Fulure development and employment growth in Howard and Anne Arundel
Counties combined could in fact be agnostic as lo place, suggesting thal whichever counly ¢an most
readily meet the needs of developers and employers will establish a competitive advantage for capturing
that growth. Within thal context, it is time for Howard County to revisit its policies towards commercial
and housing development to ansure that it has leveled the playing field with compatilive regional rivals for
both.

EMPLOYMENT DYNAMICS

Analysis of employment growth in the Baltimore regton prior to the racent recession reveals thal Howard
County exhiblts & competitive advantage in the following industry clusters: financial services, information
lachnology, and Hfe sclences. These three industries cemprise only 30% of Howard County's lolal
employment today but comprised 70% of Howard County's growth from 2001 to 2006, the last "normal”
economic growth cycle. Moreover, shift-share analysls suggests that these Industries grew n Howard
County in quantities and af rates in excess of national and reglonal economic trends as well as in excess
proporlion to reglonal rivals including Anne Arundel Counly. This competitive advantage is one that
acorues to Howard County above and beyond general employment growth or shifting composttion of the
regional economy, and will define at least in part the County's capacity to out-compele its neighbors
through and after the economic recovery for future growth, Other Industries for which Howard County
exhibils & compelitive advanlage are agribusiness and forest and wood products, though these industries
have not and will not be large conlributors to fulure smployment growth,

The Baltimore MSA is projected to add just over 250,000 Jobs over the next 20 years, including BRAC-

refated growth. Notably, while BRAG employment assoclated with F{ Meads wiil have a significant impact
on the reglon as a whole, the aclual number of Jobs projected lo locate In Howard County through 2015 is
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only 2,269, compared with 10,049 in Anne Arundel Counly® . Current forecasts through 2030, which do
not take Into account the recommendations of this study, suggest that 49,000 (20%} are forecasted to be
added to Howard County, and 54,000 (22%) are forecasted 1o be added to Anne Arundel County.
However, approximately 30% of the future growih jobs within these two counfles are clustered in
industrles with a robust "Howard County effect” buslness services, 1T, and life sclences ~ indicating that
Howard County has a sirong competitive position to captute greater than its projected falt share of these
industries assuming appropriate polley and execution.

Examination of historical development activity data In concert with developer Interviews suggests lhat this
future growth is equally likely to be captured by either County, and that actual capture will be driven by a
combination of cost compelitiveness {for new devalopment and redevelopment) and jocallon incentives
more so than any Inherenl location-driven competitive advantage. In hat respec!, fulure office and
commercial growlth may be thought of as a "jump ball" al this point, with either jurisdiction theoretically
capable of providing the underlying market conditions for market-driven development in order lo capture
growth.

Current forecasts suggest that the two countles will add s combined total of 41,000 jobs to their
jurlsdictions between 2012 and 2018 — a full 40% of thelr total projected job growth through 2030. The
foracasted timing of the Influx of job growth into the region alighs with the genheral economic recovery
projected fo take place during 2013-2015, and will Intensify the overall real eslale market recovery in the
short term.

Gurrent employment projections transiate into demand for specific real estale products: Class A, Class B
and Medical Office; Laboralory/R&D; and Flex, Warehouse, and Manufacturing®. See Table 1 for the
cumulative demand projections and development forecasts for each product type from 2011-2030, Class
A Office demand will be driven by business and financial gsetvices and [T, with 400,000 SF of annual
demand In 2013 tapering to an average of 130,000 SF annually by 2018. Life sciences and general
health services demonstrale intensifying demand for speclalized medical office space, with 164,000 SF of
annual demand in the near term increasing lo 288,000 SF annually by 2030, Class B/C and Flex office Is
a product preferred by many service indusiry tenants such as education, soclal services, and defense-
supporl Indusiries and is projected to detmand a consistent 200,000 — 240,000 SF annually through 2030.

RCLCO forecasts thal this influx of Class A/Class B demand will eal into existing vacancies — which
comprise 15.4% of the existing Class A stock and 14.1% of (he existing Class B/C stock - and begin to
drive rent increases beglnning In 20135 This means that owners or polential owners of multitenant
bulldings ~ which typically absorb smaller private seclor companles, may experience upticks In occupancy
and rent levels beginning in 2012-2013 and through 2015. These lenants in general are gravitaling to
retail-adjacent areas that offer a sophisticated dining expertence, and in an Ideal world, are adjacent to
new residentlal development — Columbla Town Center, Maple Lawn and a repositioned Snowden River
Parkway/Dobbin Road are logical matches for their site selection preferences.

Though defense and cybersecurity lenants will drive some additional Class A development through 2015,
some of these tenants likely require specialized office and flex space In secura locatlons and will not fit

% This includes both *direct” {on-base), indlrect and Induced jobs.

4 commerclal product demand was caiculaled by assigning lypical lypes of space and SF/lemployee to each 4-digh
NAIGS industry code Incltided in the employmenl analysls. Please note that total demand ig not equivalent lo
toracasted development potential for all product lypes, as forecasts incorporals exisiing market condilions lo project
new consiruction of space.

5 vacancy rate is a welghted average of Howard Gounty and Anne Arundel County.
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heatly into a denser, more urbanized office environment preferred hy many Class A tenants. Of the
© 600,000 SF of Class A Office demand derlvad from BRAC, the majority will be realized in specialized
defense campus environments like National Buslness Park or Annapolls Junction. Not only do these
locations provide existing secure data connections and immediate access to Ft Meade and assaciated
agencles, but they also result in a cluster effect which incubates and integrates primary and secondary
government conlractors with the government entities with which they contract. Spinoff from BRAGC-
employment will also drive demand for 267,000 SF of Class B office, 278,000 SF of flex space, 86,000 SF
of laboralory space and 350,000 SF of warehouse/manufacluring space. See Table 2 for the BRAC-
driven commerclal demand by product lype.

DEMOGRAPHIC DYNAMICS

According to Moody's, a nationally-recognized demographic and economic forecasting firm, Howard
County is projected to add 21,000 households through 2030, a figure which Is likely {ar lower than marke!
demand for housing county-wide. Prior to the Adequate Public Facliities Ordinance (APFO) in 1990, the
counly permilted an average of approximately 3,300 units per year. Since the APFO, permits have
maxed oul at 2,000 per year in the mid-1990s with recent years closer to 1,500 parmits annually. Current
and projecled permits In the county are only about 1,100 units per year.

RGLCO forecasts that the County has a structural demand for 1,860 housing units per year, of which 75%
would be single-family and 25% would be multifamily uniis based on historical permilting alone, RCGLCO
modeling does suggest that the true demand for multifamily units is Indeed much higher than historical
permitting trends and that there js llkely 2X or more derand for multifamily units in the County overalt
based on the increase in 1- and 2-person housaholds as the primary drivers of housing demand In
addition to increased acceptance of and desire for high denslty housing product types. Notably, the
strictural housing demand as calculated by RCLCO does suggest a supply-demand mismatch in the
County; policy decisions made at the County leve! about residential allocations do not fine up with the
market-driven demand for housing, which outstrips supply by al {east 2:1 and possibly more,

Importantly, from 2000 to 2007, Howard County added only an average of 1,000 new households per
year In comparison with approximately 3,300 new Jobs on average annually during the same time perlod,
This Imbalance in the Jobs-household growth ratios has had an impact on the rea! estate development
aconomics of residential and commercial properties county-wide.  Mismateh beiwesn actual new
households and housing demand from potential new households given job growth has placed significant
pressure on all land in Howard County to seek residential development. Currant development economics
indicate that land positioned for residential of ail types Is In excess of values attalnable for commercial
development, which In cases except for flex offfee, is in fact negative In value on a $/FAR basls as of 3G
2011,

Truly, Howard County must find an appropiiate way to correcl this artificlally-induced market Imbalance If
it wants {o succeed in catalyzing redevelopment of existing commercial assets,

® Paimits data from HUD S0CDS database, as reported by the US Gensus,
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MARKET CONDITIONS
CLASS A OFFICE

Howard County is home to 16M SF of office space of which 13.7% Is currently vacant. 800,000 SF of this
offlce Is In the Route 1 coirldor and 964,000 SF Is In the snowden River Parkway/Dobbin Road area.
Approximately 6.7M SF of the Gounty's stock Is congidered “Class A", and much of it Is outdated and
lacks the services and amanities thal future Class A tenants will deslre.”  Meanwhile, there are only a
hand{ul of Class A locatlons for brand sustenance and delivery of new product within the County.
Increasingly, Class A users — including the growth segments of Business Services and IT - prefer
looatlons closer lo exlsting retall amenities and in proximity to other office and residential development, a
shift away from the planning and site selection paradigms of the 70s and 80s. This means that in order to
capture potentlal future employment growth within the County emanating from these segmenis, the
Counly will need to provide additional, modern, Class A bulldings and amenily-tich environs suitable for
these buildings.

RCLCO modeling and experience in real eslale markets nationwlde and In the reglon suggests that
Howard County could suppori additional defiveries when the existing vacancy rate reaches 8% - a figure
we forecast is likely in 2013. Scarcily will help drive some tevel of rent growlh, which will also be
necessaty to support new conslruction or encolirage repositloning of existing properties. Top of market
rents are currently around $30/SF for Ciass A office (focated primarlly in multiple use environs like
Columbla Town Center and Maple Lawn), while typical rents for Class A/B+ properties in Howard County
range from $22 - $26/SF (more typical in single-use districts like Route 1 and Snowden River
Parkway/Dobbln Road). When rents reach $35/SF, which may be reallstic In 2014-2018, greenfield
development becomes development-feasible. Redevelopment of exlsting assels Is a more expensive
proposition, and will require additfonal rent growth to become feasible without sigrificant subslidy or
markef intervention,

Notably, the office market in the Baltimore region, and Howard and Anhe Arundel County in particular,
exhibits an oversaturation of existing and planned supply relative to demand for office product. Tolal
development forecast for Class A office space in bolh Anhe Arundel and Howard Counties through 2030
is 2.8M SE. As noted earlier, lhere Is an existing pipeline of 14M SF of potential commercial space in
these jurlsdictions, much if not all of it in low-cost “greenfield” sites, that inillally will compete for this smail
pool of Clags A-level development. Though all of the 14M SF Is envistoned as Class A office, developers
eager lo put a shovel In the ground may re-envision thelr land for other iypes of commerclal uses more
alighed with market dynamics at that time. Existing office environments with remaining capacity are the
most logical locations for future Class A development, as they have both higher typical loase rates as well
as large parcels avallable and already positioned lo accommodaie development.

Given progress of entitled greenfleld sites, securing market share for office employment and directing the
" gorregponding office development to additional sites In Howard County will be a competitive situation
unlike one that the County has historically experlenced.

. Route 1 doss not exhibt a competitive advantage for new Class A offlce development today and
its fulure as an "office location” Is unclear. The landowner rationale along Route 1 wili likely
continus to be to "hotd" In current configurations or await residential rezoning, as (he going rates
of $26-$34 per GSF (FAR of land enlitlements) are tar above and beyond that which office or

7 Market sialistles from NAI market reports.
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retall development can fetch loday and absent changes to housing policy wilt be fikely to feteh in
the foresesable future. .

¢ Though # also faces residentlal pressure, the Snowden-Dobbin study area more clossly
approximates the enviranment that future office users will prefer. The primary limitation on its
commerclal development polential Is a fack of developmeni-ready sltes that can easily be brought
online during the height of forecasted development in 2013-2016.

FLEX/INDUSTRIAL MARKETS

Howard County is home to 37M SF of industrial space, of which 32M SF is warehouse/bulk and 5.4M SE
is flex office. The former exhibits a8 16% vacancy rate, while the latter shows a healthy 10.7% vacancy
rate. The Route 1 corridor contains 18M SF of the county's industrial space and the Snowden River
Parkway/Dobbin Road area contains 1.3M SF of the counly’s industrial space. An underserved market
sector today, fiex offlce presents a stronger near term davelopment opportunity than Class A office. New
flex offica in prime locations achieves rents of $12/SF — a rent tevel that would make this product lyps
developimeni-feasibla today excepting capital market constraints and residential land pressure,
Speculative construction may be supperable as soon as a shght pricing pressure relurns rents to
2006/2007 levels of $15/SF, significantly narrowing the relative land value trade-off belween buliding flex
office today and holding out in hopes of converting the land to residential, Whils new developmen is
fensible af these rent levels, repositioning of existing flex assets or site redevelopment inio new flex
product is highly untikely, A $93-15/SF rent will not produce enough of a revenue Increase above the
existing site use to justily redevelopment costs. Note thal this dynamic affects not only Route 1, but also
Dobbin Road, which is replete with flex/industrial bulldings and non-industrial tenants who pay prevalling
low reni levels and enjoy affordable space, but do not drive renl levels commensurate with
redevalopment.

The existing aesthetic of Route 1 that diminishes its appeal as a Class A office location actually enhances
its desirabliity as a flex and industrlal environment. Flox lenants include many high tech companles that
heed only a small portion of their space as actual office and require the remainder for research, :
development, fight manufaciuring, warehousing, distribuion, elc. Given the short supply of industrially-
zoned land In the Baltimore-Washinglon reglon, there are few remalning locations In Howard Counly
outside of Route 1 thal accommodate new flex and light industrial tenants. Anne Arundel has 4,338 acres
of land zoned industrially, only 4% of ils total land area, of which 39% is undeveloped. Most of this land
will continue to serve logistics and other transportation and distributlon needs due to lis proximity o BW)
airport and malor freight terminals.

Flex office is a fess visible form of cybersecurity and defense-related demand but arguably has a greater
impact. Most major defense contraclors have as great of a nead for flex office as Class A. Roule 1
currently exhibifs a strong advantage In compeling for these tenants, due (o its relative anonymily and
inconspicucus spaces. Existing flex environs may in fact provide a competitive advantage for the
capturable Meade-related/cybersecurity growth, especlally as they already mimic Level 3 and 4 security
environs. .
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REDEVELOPMENT ECONOMICS

Existing tand uses and recent developments reflect both market constraints and developers’ desire {o
achleve the most profitable use of their land. Based on financlal analyses of land development potentlial
In Howard County, for-sale and rental residential, as well as retall, hotel and flax space all show signs of
relative developmant-feasibility as of 3Q 2011 — meaning thal a privale developer would theoretically
spend money onh land in order to develop it as one of the aforementioned assel classes. Townhomes,
slacked fownhomes and freestanding anchored retail are the most valuable uses in the market, with
resldual land values (RLV) of $56, $36, and $62 per gross SF of FAR respectively.” Wilh an RLV of $12 -
$15 /GSF of FAR, wrap-style and wood-frame midrise rental apariments are also feasible, but not as
yaluable as the previously mentioned products.

For produots which are not considerad investment-grade today, significant rent growth and/or lower cap
rates provide the greatest potential for moving toward feasibiiity, absent market Inlervention or subsidy.
Moderale rent growth provides a line of sight lo achleving construction feasibliity for product types [ike
midrise, light gauge steel office. However, some product types have such negative RLVs that fulure rent
growth alone will not provide an avenue fo market feasibifily and conslruction,

This Is the current challenge with verlically-integraled, mixed-use development, Though developers have
built a fimited number of mixed-use rental resldential and inline retail projects along Route 4in the CAC
districts, and the overali RLV on this iype of development indicates construction feasibility, the retail
component of these developments sits emply. This is because lhe developers did nol need revenue from
the retail - which contributes zero to the overall RLV In RCLCO modeling ~— In order to create a deal thal
would pencl! from a tand Investment standpoint. While developers got away with this during the haieyon
years of 2005-2008, today's lenders have picked up on this risk and plpeline mixed-use projects of this
lype are not receliving financing due lo the negalive value of the retall, despite how profitable the
apartments are. Mixed-use office and retall projects have hol been consldered, as the negative RLVs of
poth land uses compounded makes the overall development even less feasible than they would have
been separately. The retail provides little value 1o either dense residential or midrise office products, as
tenants and users seem 1o value these more as adjacent, horizontally-integrated product types rather
than bullding them as a vertically-infegrated, bullding amenity.

8 Residual Land Valus is a real estate term that refers to the value of the undsrlying land portion of any bullt or yet-lo-
be built asset. It represents the vaiue lhat a developer would be willing to pay for tha land to develop & pardicular
asset clags.
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ZONING AND POLICY IMPLICATIONS

The general findings and recommendations of the markel study need to be applled to the specifics of the
sludy area. This section of the report provides the bridge to further focus the market study by ldentifying
specific {ssues and opportunities in the study areas. While the iwo sludy areas — Route 1 and
Snowden/Dobbln - are separated geographically and differ In character, we beliave it Is impottant lo view
them together In thinking about the future, For that reason our overall zoning map (Figure 2) shows ihe
overall context and flils in the gap west of I1-96 belween the study areas so that the two can be thought of
more hofistically. The patlerns of existing land uses are shown in Figure 1.

We do this also because we believe that a key planning goal, emerging from the opportunities analysis in
this study, Is to better connect the iwo areas for thelr mutual synergy in tetms of smployment, housing
and {ransportation opportunities.

The ensuing discussion presenis a summary profile of the two study areas and then identifies and
describes development or redevelopment opportunities in bolh areas, This is followed by a discussion of
the current zoning paltern and districls and recommendations for modifications fo these,

ROUTE 1 CORRIDOR

This corrldor comprises eight percent of the County's land area but contains 30% of its employment base,
The 21 square miles of the corridor are zoned aboul equally for industrial/commercial uses and residantial
uses. The hodgepodge of many longstanding commercial uses and the vistial blight along strelches of
Route 1 frontage give way to more substantlal and homogeneous housing and employment areas behind
it. Industrialfcommercial zoning and uses are mestly concentrated between Routes 32 and 400 while
residential development Is mostly concentrated at either end, in North Laurel/Savage wes! of Route 1 and
in Elkridge on elther side of Roule 1.

The cornridor is 90% built oul and the remaining 10% (about 1,300 acres) is already mostly committed to
future residential development (about 7,000 units are In the pipelina} and commergial development {about
4.7 milllon square feet). Figure 3 and Table 3 show the current projects in the pipeline. Over 60% of this
resldential pipeline and half of the commercial pipeline are in just four large projects on CAC- or TOD-
zoned land. ’

The uncommitted, undevsloped land amounts to jusi over 500 acres {or 840 acres i quarries and
junkyards are inciuded). These figures exclude “underdeveloped” land where the exisling uses appear
marginal or of very low intensity, The land uses at the Interchanges with 195 and Route 1 and the East-
Wast highways are all committed, stable (e.g. cemeteries or protected open space or stable residential
communities) or in the process of being developad. These would-be targets for future land use change
are thus off the table In the shorl and medium term,

SNOWDEN RIVER PARKWAY/DOBBIN ROAD AREA

Unlike the Route 1 corridor, this 4,000 acre planning area has been sslocted out of a much larger context
because of its particular redevelopment opportunities, most especiaily the GE area and envirens,
currently zoned M-t and B-2 (Area 1), See Figwre 2, the study area zoning map, for segmentation of the
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Snowden-River Pkwy/Dobbin Road Area. This area abuts Columbla Galeway, a major employment
center fronting on 1-95. Areas 2 and 3 are zoned as parl of the New Town category (Columbla) and
comprise older flexspace/industrial parks, some of whose bulldings are in translilen to more employment-
orlented/retall uses. Because of the New Town zoning designation of areas 2 and 3 the redevelopment
process for these areas will be more complex than for Area 1.
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STRATEGIC IMPLEMENTATION
SEGMENTATION AND KEY OPPORTUNITY SITES

As previously noled, the recommended segmentation and opportunitlss jointly address both study areas.
As the study areas present a complex mix of uses and places, nelther should not be thought of as &
single entilty. Moving forward, pianning for the ROUTE 1 corridor should therefore address its very
diferent segments, both east and west of ROUTE 1 and north and south along Its length. Fulure planning
and policy recommendations should be tuned fo loglcal planning areas rather than be applied throughout.

Figures 4 and b show a recommended division of the ROUTE 1 corrdor Into logical segments (overlald
on the current zoning and land use hase maps respectively) for analysis. Figure 2 (zoning map) also
shows the divislon of the Snowden River Pkwy - Dobbin Rd corridor into three primary areas.

Area 1 - Grealor Efkridge spans both sides of Route 1 and is a relatively homogenous, mostly
residentlal area

Area 2 — West and South CSX Ellridge 18 a mostly industrlal-commerclal area with a few
residential enclaves '

Area 3 - Dorsey is an older residential enclave and a TOD - zoned area around the Dorsey
MARC station

Area 4 — Induslrial Centraf runs from Route 100 1o near the Corridor's western boundary, mostly
south of Route 1 to the C8X line {except near Route 100 where it includes both sides of Route 1)
and is largely used for light and heavy Industry and flexspace and has several significant
institutional uses.

Area § — Residential Ceniral is norih of Rouie 1 and east of Route 32 and wes! of Route 100; il
includes newer residential development and significant areas deslgnated for fulure resldentiai and
mixed use,

Area 6 — Savage/Norih Laurel Is an older residential community north of Route 1 except for the
targe TOD —designated area near the MARC station at the Laurel race track.

Area 7 — Emerson I$ a planned and parlielly developed Class A office and residential enclave
related to direct access to and from 1-95

Figure 8 Idenlifies five typas of land use opportunilies, and summarizes the ideas and recommendations
of this section of the Report. In relation to the study area segments introduced earier the bulk of the
opportunities identified are in segments 3, 4 and 5 - the central parts of the US 1 Corridor - and they
extend along up a proposed connection into the Snowden/Cobbin area,

The five land use opportunities and thelr key siles are detailed as follows. Note that the acreages given
are approximate (rounded to the nearest ten) and Just reflact the "blob" shape, nol parcel boundaries,
without distingulshing belween existing development, curren! plan hulld-oul and so forth. Further work
would be needed {o Identify actual buildable areas and ylelds.

1. Redevelopment for Class A office space wilh retailiresidential and supporting amenities. This
catagory applies In the Snowden/Dobbin area only.

o The key anchor In this category is the greater GE area - Area A (approximately 280 acres)
with its enhanced access via the proposed east-west connection The office space developed
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here should be complemented by mid-rise condos and reiall/restaurants and entertathment
apportunities {o malch. A satellite college campus would be a desirable use here also,

o Area A musl be planned in concert with Area B (approximalely 110 acres) west of the
proposed arlerlal that also enjoys a polentlal BRT connection. The read network shown In
{hese areas la diagrammatic only but its targeted conneclions must be bullt into the planning
for these areas. _

o Area C (approximately 40 acres) includes a portion of Gullford Industrial Park thal fronts onto
Snowden River Pkwy (the former Lincoln Bullding and assoclated lands) that will now have
access to the future BRT line,

2. Redevelopment of high-visibilily employment areas. This category applies In both study areas and
explolis the potential for some edges of existing industrial areas lo upgrade their product because of
very high visibility fo Rtes 32, 100 and |-95,

o Route 32 will only grow in importance as a reglonal freaway betwean Westminster and
Annapolis and the potential for signature buildings along it {as has occurred aleng parts of
Rte 100) can be realizaed over time,

= Area D (approximately 60 acres, zoned NT), the edge of Gullford Industrial Park, has
high visibilily lo Rte 32,

»  Similarly, areas E (approximately 120 acres) and F (approximalely 100 acres), either
side of Rie 32 east of Route 1, enjoy high visibillty and excellent access lo frontage
roads which are accessed close to the Rls 32/ROUTE 1 Interchange. This is as close
as {he US 1 corridor can get to interchange-related redevelopment in the medium
farm.

o The streiches of induslrial development on both sides of Rte 100 between ROQUTE 1 and the
railroad —~ Areas G {(approximately 40 acres) and H (approximately 50 acres) - are in a’
comparable situation to Areas E and F.  Area G1 approximates the portion of Area G which
is part of a currently designated TOD zone,

o Area | (approximately 60 acres) will have addilional visibility {o the potential BRT route and
the proposed arterial. lfs current single-sfory flax structures could transiion to office uses fke
those fronting 1-95.

3. Greenfield development of high-visibility empioyment areas, This applies to three areas fronting onto
I-95. Some of these parcels may be envirenmentally-contaminated and this may impact or constrain
thelr potentlal fulure uses.

o Area J (approximately 60 acres) is the southern parl of a large parcel owned by the FCC that
ls currently (and inappropriately) zoned for low denslly residential uses at R-20. its frontage
area along 1-95 suggesis rezoning {o allow for a significant future employment opporunity,
depending on liming, since this high-securily underutilized property Is unlikely to be vacated
soon,

o Area K (approximately 180 acres) is the i-96 frontage of the large MXD-zoned properly that
stretches hetween 1-95 and ROUTE 1, all under single ownership.

o Area L (approximately 150 acres) includes the undeveloped parts of the Gateway industrial
Park, which have been phased to develop at the end of the Park's bulldout. Parts of it now
support signature mid-rise office bulldings fronting on 1-95, Though technically oulside the
sludy area, il Is included here just for completensss and bacause If complements Area K.
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4. Major Industrial Park development, These would occupy areas largely utliized for auto storage in their
current configurations. The economics, liming and incentives for their re-use In ways which would
benefit the County needs further study but they represent the last significant opporiunities for Howard
to capitalize on the potentlal for BRAC and olher security-related employment opporiunities in the
ROUTE 1 corridor thal require large and secure campuses®.

o Area M (approximately 180 acres) Is owned by CSX with rall access and frontage on Dorsey
Run Road, soon to sonnect as the only major indusirlal arterial parallel to ROUTE 1, and with
direct access to the proposed BRT line,

o Area N (approximately 260 acres) is another auto sforage area on parcels under single
ownership and with access to Dorsey Run Road and Montevideo Road.

o Area O {approximately 90 acres) Is the vacant, western end of a large Slate owned parcel
whose other portions house several stale corrections and police facliities,

5. PUD Opportunity sites. The Areas in this calegory include a range of opportunities in various zoning
disiricls and cover greenfleld sites and ones in the plpeline and plenned. They Include areas now
zoned CAC and TOD recommendad for conversion (o a new PUD zone in the following section of this
report. Only a select number of these are described below.

o Area P (approximately 160 acres) s the remainder of Area J discussed above that Is owned
by the FCC and zoned R-20. Frontihg the proposed BRT line, it should suppor! higher density
restdential uses when developed and is appropriate for PUD designation.

o Area Q1 (approximately 160 acres) is the remainder of Area K discussed above and, when ils
sand and gravel cperalion is completed, will be reclaimed Into a developmen! parcel
surrounding a lake and with fronfage on ROUTE 1, the BRT lne and the proposed new
arterlal. Area Q2 is on the south side of the BRT line and is approximately 270 acres.

o Areas R through W, (totallng about 290 acres) currently zoned CAG and in different stages of
development and approvals, are racommended for transition to PUDs,

o Areas X lhrough Z, {fotaling aboul 420 acres) the four TOD sites in different stages of
development and approvais, are also recommended for transition to PUDs,

s« Recemmendaifon:

As madified by further sludy, adopf the above Areas as part of ihe Comprehensive Plan update
and for consideralion in the Comprehensive Zoning aclivitles lo Implement them.

ZONING

Beyond the opporlunities noted in the previcus section, the current zoning categories as applied in the
study area have heen evaluated,

The CE Zone

® The M-1 and M-2 zoning regulations, {the zones most prevalent In the southern porton of the study area), do not
appear 1o contain any requirements that would preclude or Hmil secure government budidings or conlractors from
focating In them. In general, the parmitted uses in the current M-1 and M-2 zones are not very restrictive and
govarnmenl structures, facliifles and uses are uses permitled as a maller of righl. Tha setback requirements are
minimums not maximums, Maximum buliding helght is 100 fest with deeper sethacks (1 additonal fool for every 2
additional feet above the minkmum).
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The CE zoning district was created and applliad in 2004 along many slretches of the ROUTE 1 frontage
(see Figure 2 for zoning map). i was designed o encourage the lranslion over fime to a new aesthelic
along the corildor of planned office, sarvice and relall uses rather than the Industilal warehouse and auto
-oriented uses now fronting much of the corrldor, Given the very limiled market for Class A office and for
additlonal small-scale retall uses on the corridor {espacially with the very large commetcial component for
small scale retail ihherent In the current CAC district) and the bulit-in disincentives for the continuation of
Industrial uses In the CE district Overlay, revisiting the CE zoning district appears warranted. ¥ To the
degree that the CE district (and the CAC districl) were desighed lo address aesthetic concerns along the
ROUTE 1 frontage, the separafion of visualfaesthetic conslderations frem land use considerations shoutd
be an objective in revisiling these districts.

+ Recommendation;
Remove the CE and CE-CLi dislricts bul apply measures o reduce the unsightly image problem
along paris of the corridor. This can be achieved In several differenl ways:

o A program of targeted and proactive zoning enforcement by the County along the corridor will
help achieve the goal of reducing visual/aestholic blight

o A corridor overlay zone which addresses landscaping, srgnage and access/curb cut
mahagemenl! issues only

o The Incorporation of measures In the overlay zona into a modifled M-1A District  along the
Corridor fronfages that Incorporates some standards now absent in the M-1 zone but thal Is
more loferant of industrial uses than the CE zone, In all lhese cases, the conversion of
flexspace lo office-lypa usages and its impac! on parking provision wil need lo be addressed,

The CAC zone

The coupling of commaercial square foolage to residenlfal units in the CAG zone has proven to be highly
problematic with much of this commercial space remalning vacani after construction or having great
difficulty in securlng financing for prospective projecis. The significant yields in commercial space
assumed In future CAC developmenl, all of It In smali increments because of its slrict tie-in to concurrent
onsile residential development (300 square feel per dwelling unit), witi continue to be problematic. The
application of this concept to all CAC zone development is likewlse problematic. The lack of conilntous
residential development along the corridor (and this study's recommendations {o limit furlher residential
conversions of employment-zoned lands and to largel residential growth very selectively and expliclitly)
suggesls that the County should apply any deslred commercial yields in specific places, as parl of
subarea planning, rather than on an automalic CAC zoning district basls,

s Recommendation;
Replace the CAC zoning district with a new PUD disltrict. In this district, flexibllity In uses shall be
paramount, and there will no automalic coupling of residential and non-residential uses.

© The GE with lhe CLI Overlay districl Is directed &l limiting long term continuation of Indusirialiwarshouse uses per
the followlng provislons:

Only M-1 uses are permlited

Industrialfwarshousing uses can conlinue if thoy existed In 2004 and have not been unused for one year; no new
Indiwhse uses allowed

indAwhse uses can axpand by only 26% by right

Retail goods sold onsite cannot be stored onslie

Service and repalr of products onslte cannol be of products stored onsite

No more than 5% of she can be In screened sforage
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o Approved and pipeline project should he alfowed some leeway fo renegotiate thelr
development programs under the new zone.

The TOD zone

This district, applied to the four MARC stations in the corridor on the Camden line {see Figure 2 for zoning
map), allows of high densilies and Intensilies and a mix of uses. Il has, however, some problems as
constructed. The district allows no more than 50% of its land area to be used for residential purposes
including for associated parking. This means that a very high proporiion of fand uses in the TODs will be
non-residential, primarily office In nafure, since only 26% of it is allowed to be commercial. Glven the
limited market for Class A office in Howard County and the compeling greenfields opportunities just a mile
away in Anne Arundel Counly, these sites, which have poor automobile access (except for the Savage
site), are a severe disadvantage for capturing office deveiopment In the future. In addition, the Camden
line, operaled by CSX, which also runs freight tralns along II, is nowhere near as strong a development
magnet as the Penh line, operated by Amtrak. Daily ridership on ihe limited-schedule Camden line is just
above 5,000 commuters per day compared with over 21,000 on the frequent Penn line, The imminent
advent of the Intermodal Center in Howard County along the Camden line will reduce the prospecits for
more commuter rall service along this line. All this does not bode well for successful, employment-
oriented, mixed use TODs af the stations,

Inspection of the development densities proposed within the TOD zones vis-a-vis development feasibility
and markel demand potentials ~ especlally for residential ~ suggest that the County is not currently
maximizing the potential of Its TOD zones. In particular, it Is receiving and accepting entitlement requests
for residential densities fhal solve for the highest and best use — townhome preducts - at the expense
and opportunity cost of holding out for higher-density multifamily products, which are also development-
feasible bul slightly less profit-generaling, The County may consider enhancing the power of its TOD
zones by establishing minimum density requirements in its TOD zones so that if can maximize the impact
of these scarce resources,

+ Recommendation;
Replace the TOD zoning with a PUD zone which will have a stronger residential focus than the
TOD zone.

+ Recommendation;
Strengthen the TOD zoning by establishing minimum residential densitles thal belter conform to
stick-built multifamily and multi-story product types.

Residentlal Zoning and Housing Pregsures
As the market analysis has pointed out, the industria¥commercial land in the corridor is under pressure

for conversion to residential use, which In many cases is more profitable and viable than
industrial/commerclal uses. For the County to retaln its employment capacity on this corridor, particufarly
on the very few larger parcels remalning, it should limit and focus residential opportunities in this corridor.
The effect of the previous wo recommendations will be to significantly Increase the potential residential
yield In the corridor and act as a “release valve”. The further erosion of employment redevelopment
opportunilies by resldential rezoning in the corridor should be resisted.

s Recommendation;

The Comprehensive Plan should firmly stale a posilion thal residential rezonings in the corridor
should produce a nel zero flscaf impact.
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A broader, County-wide solution, however, Is needed to refieve the ihevilable, ongolng pressure for more
housing in the corrldor,

¢ Racommendatlon;
Inlensily the Roule 1 capacily to absorb housing demand in a select sel of key residentiat nodes
~ ldeally the TOD zones — thal are gearad lowsrds high-density and high-infensily residential
development,

» Recommendation:
Encourage Infill high-densily residential development In accessible parcels - new and
redevelopment ~ in the Snowden River Parkway and Dobbin Road areas.

¢« Recomimendation:
Where feasible, in areas west of 1-95, and o further seive the market now being setvaed in the
ROUTE 1 corrfdor, the County should seek opportunilies for more housing, especially multifamily
housing.

A complicating factor in the above recommendalion will be lhe realily of most of this land belng in New
Town zohing which will complicate densification and approval processes including the role of the
Coltimbla Association and various Villages. For Lhis reason, beyond examining this immedtate area norlh
of I-96 for housing opporiunilies, the Counly should also look {6 increasing the overall potentiat for
executive-level housing Cotinly-wide. This imperative goes o the well-known link betwean such housing
and the crealion of more Class A cffice space over lime.

¢+ Recommendation:
The Counly should examine opporiunilies to  creafe more R-20 lyps housing opportunilies up
agains the rurally-zoned Wesl,

o This need will he even sharper If the Stale's drive lo severely restrict homes on privale seplic
and well systems succesds in the nox! leglstalive celendar. If Il doas nol, the County could
also exatnine the potentlal for modestly increasing the housing yisld in the western, rurafly-
zoned areas as part of fine-luning the current Densily Exchange Options,

Snowden-Dobbin

Per the markel study, Area 1, comprising about 320 acres (see Figure 2), presenis one of the few
opportunities in the County for creating new, viable Class A office space and the amenliies needed for its
success. Covenanls governing the current use of the GE site will expire in 2017, Glven, therefore, the
long term nature of the transition to ciher land uses in this area over the next 10 - 16 years, the B-2 relall
power center Is also assumed {o be included in the transition to more intense, *higher and better" uses.
The small number of parcels and ownerships In this area suggest thal such an endeavor has much
promise,

s Recommendation:
Howard Counly must take a proactive leadership role in the collaborative redsvelopment of the
greafer GE area and should elaborate on lhis in the Comprehehisive Plan.

Area 3 Is undergolng an evolutlon towards more service and relall uses and It Is not yel clear whether or
what policy inlerventions may be needed. Area 2 has seen less market-driven conversion of uses and,
per the market study, does not appear poised for redevelopmant, absent changes in its relative market
positloning (See the Opporlunities section for more on this Area),
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¢  Recommendation:
Facus on the grealer GE area and assume rezoning lo. belter and higher uses and focus on
improved highway and transit service thal will complement such infensilication,

PULD Zoning

Howard County now has a plathora of zoning districts in the employment through Mixed Use categories,
To the original B, M and SC zoning districts have been added the PEC, POR, MXD-3 and MXD-6
districls (plus a number of more specific, smaller districts) and, as of 2004, the CE (CE-CLI), CAC and
TOD districts. These later disiricts have been specialized, with numerous melries and parameters, much
augmented by the Roule 1 Manual. There may be an opportunity {o introduce a PUD zone, a floxible
zone designed to be customized fo the projects proposed. As with many jurisdictions that grow very
rapidly from boomburg to bulidout, Howard is in danger of being saddled with an overabundance of
zoning districs, most orlented to greenfields, some of which may have outlived their utility and relevance.

Planning and zoning for redevelopment and for public/private collaboration requires different tools and
approaches, and while a PUD zone seems ilke an entirely appropriale tool for this period in the Couniy's
evolution, it should be considered against the value of other existing districls. This Report recommends
removing the CE, CAC and TOD zoning districts and foiding the CAC and TOD areas inlo the proposed
PUD district. It also recommends folding the remaining MXD districts Into the PUD category. Obviously,
more careful sludy is nesded around this idea.

The process for approving PUDs Is even more important than the substance of thelr regulations. The key
to any successful PUD district Is the right balance belween flexibility and predictability. Heavily specifying
the standards and detalls of a family of PUD districts and then requiring multiple public heaiings hefore
elected hodles with the authority to apply additional restrictions will have the inverse of the intended
effect. Zoning codes across the couniry are fittered with such deadwelght. Developers will balk at the
double jeopardy of both meeting detalled crieria and then being subject to an unpredictable approval
process, Substantial regulatory flexibility plus a detailed public review works (witness the 35 year success
of Columbla In thls regard) or substantial detall plus an administrative review works. This sald, there are
several opllons for a PUD process. These range from treating PUDs as a Special Exceplion in various
distriots which are declded by a Hearing Examiner with appeal to the Zoning Board of Appeals 1o trealing
PUDs as a County-wide floaiing zone. An intermediate approach Is to treat PUDs as an overlay zone in
cerlain districts,

The creation of a fiexible PUD zone will require that the County have some ultimate targets In mind for the
amounts of residential and non-residentlal land use In mind as projects come In for approval and
negotiation over time. Establishing a markel-based range of ultimate land uses In the PUDs, that are
revisited as the market evolves, is one way of keeping an eye on the target while allowing for flexibility
along the way. This accounting process is like that used to govern the land use splits in Columbia over
many decades.

s+ Recommendation:
The Comprehensive Plan updale should sef up the framework for the PUD district thal
incorporates the conversion of the various study area zoning distriets into PUDs as recommended
and emphasizes their flexibility and case-by-case review as well as their anticipated review
process,

While the PUD can address a ranga of residential and mixed-use products, it Is not set Lp to address the
development or redevelopment of Industrlal uses (e.g. the high visibility edges of exiting Incustria) parks)
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into other employment uses, a scenario which includes ihree of the six planning opporiunities defined In
the study areas, For these transitlons {o succeed, additional zoning and development Incentives are likely
necessary. The real eslate tools seclion provides additfonal detali on potential incentives,

« Use lype and/or approval process incentives that reward the aggregalion of smaller parcels inlo
larger ones so hat a unified plan can be produced.

o Economic incentives {like tax abatements and other taxing schemas) or relief from Jmpact Fess
or Davelopment Exclse taxes or APFOs are all part of this family of policy options.

¢ Proaclive land banking and acquisition by the Counly

*  Tools like TiFs or Beneflt Assessment Dislricts also play Into the Incentives options, _

¢« Publlc seclor investments in landscaping or the provision of flber optlc cable or
letecommunications facilities or capilal projects (e.g. shared parking facllitles or structures) are all
candidates for & redevelopment-oriented futurs,

¢ Where major public invesiments are made In transporation facilities, itke a BRT system,
establishing minimum densllies or Intensitles In adjacenl development may be a reasonable
approach

Nurturing successful redevelopment will require teadership in planning and implementation by the County,

¢« Recommendation;
The Counly's approach lo incenlive-driven options for the redevelopment of non-residential tand
uses should be incorporated into the Comprehensive plan update and the County's role in
collaboralive aclions should be spegified,

TRANSPORTATION

As part of this study, the potentlal for enhanced transit and roadway capacily was consldeted In light of
the increase in development inlensly in the sludy areas discussed. Figure 6 also shows & concept for a
new regional {ransit corridor thal would connect and "activate” several large, key parcels In both the
ROUTE 14 and Snowden/Dobbin areas,

The proposed transit line is envisioned as a Bus Rapid Transii (BRT) line that extends from Columbia to
Anpapolis, Within the study area, the proposed roule, starting from the south, uses the Route 32 ROW,
with a spur {o serve the Savage MARC statlon, up lo the Dorsey Run Road interchange whers It runs
along Dorsey Run Road untlf It reaches the CSX tracks (that serve some of the industrial properties in the
ROUTE 1 and SRP area) and lhen shares the CSX ROW all the way north until it moves onto Snowden
River Parkway and then onto Broken Land Parkway terminaling in downlown Columbia,

Figure 7 shows this concept on an aerlal map of the sludy area, This ambitious proposal would raquire
immedlate proactive acquisition by the County of raliroad ROW now belng abandoned by CSX along
porilons north of 1-96, which may ctherwise revert to abutting land owners,

s+ Recommendation;
Howard Counly should take immediate aclion lo acquire and secure CSX ROW belng abandoned
along the frelght spur of the proposed BRT,

The reglonal logic of this BRT line is presented In Flgure 8 which Insers the Columbla-to-Annapolis line
into the Baltimore-Washington reglon’s major fransit systeins. The proposed BRT line would provide an
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Easl-West transit connection now missing in the North-South oriented transit systems currently In place.
The connections provided by the BRT line fo the Camden line MARC station a1 Savage and to the key
MARC hub station at Odenton gdd to the good ridership prospects of the BRT proposal,

Furthermore, there is the prospect of significani ime savings on highway connections via BRT on the 30
miles hetween Columbia and Annapolis, some of it In mixed traffic where traffic Is light and some of In
future HOV/HOT lanes. The BRT wolld also serve Fl. Meade (along the old inferwrban railroad ROW
marked by a utilily pole line) and could sarve Crownsville off of Route 97 and Parole off of Route 80, In
both places it could interface with local bus distributor lines,

» Recommendation:
Study the alignment and feasibility of the BRT concept further and incoiporaie it info the
Comprehensive Plan update.”

Beyond the BRT concept, Figure 6 also shows a new roadway connection belween Snowden River
Parkway and Roule 1, bridging over [-85. As redevelopment occurs along US 1, within the Gateway area
and along the Snowden River corridor, generaling increased traffic volumes in the next 10 to 20 years,
improving local east-west intra-County {rafflc circulation across the [-95 corridor through Improved local
roadway connectivily Is a critical means lo reduce traffic congsstion on existing roadways such as MD 32,
Snowden River Parkway, MD 175, 1-05 and US 1.

Recent SHA and Counly studies have shown thal potential improvements 1o existing east-west roadways
(MD 32, MD 175) would be prohibliively expensive and lengthy due to Impacts on the 1-95 interchanges
and required FHWA coordinalion. Providing a new arterial belween Snowden River Parkway and US 1
would create more of a grid nelwork to beller disiribute traffic volumes, as well as crealing direct access
to multiple parcels which may redsvelop. The proposed allgnment would not have any direct connection
with 1-95.  The new roadway is envisloned as a 4-lane arerial roadway, connecting to Robart Fuiton
Drive south of SRP, and with the potential to also provide right-of-way for a portion of a fulure east-wes!
Bus Rapid Transi route described above should sharing the CSX ROW prove too problematic,

¢+ Recommendation:
it is recommended fhat this new roadway fink be studied further and evaluated as lo its polentisf
incorporation into the transportation element of the Comprehensive Plan update,”

REAL ESTATE AND ECONOMIC DEVELOPMENT STRATEGIES

Pevelopment Incentives

Howard Counly continues o enjoy a prominent role In the reglonal economy and has the opportunily to
reassert its prominence vis-a-vis capture of reglonal growth. One aspect of ihe Counly's compelitive
environment thal may warrant some Inspection in order lo enhance the prospects of the above Is the
County's commerclal tax rate, which is currently higher than nearby nelghbors. With an effective resl

" Obviously, much coordination would be nesded with multiple agencles to realize this concept, Immediate
coordinalion with Annhe Arundel County, which is planning a TOD at Odenten, is needed since H does nol
contamplate the BRT connacllon proposad hers,

2 The arterial should be tested In the County's ravel demand model, along with rezonediupzoned land use, and
anciilary road network connections as shown in Figure 8 schematically, to predict future daily traffic volumes, and
impacts on surrounding roadway daily iraffic volumes to beller undersiand the overall aliracliveness and
characleristics of the proposed new iink,
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property lax rate of $1.014/$100 AV, ils {ax rate Is higher than that of Anne Arundel County, whose rate is
only $.01/§100 AV. While the hislory as such is rooted In Its role as a more dynamic economy, Howard
County stewards should be aware thal golng forward, properly cwners have greater flexibillty In choosing
a localion in elther counly and may be swayad by more favorable tax conditions, For Howard County to
continue to compete effectively for new businesses, it may wani to conslder the compelilive impact of Its
commerclal {ax rala,

Macroeconamic conditions that are In-place today and expected lo persist through 2015 suggest that a
reduction in tax rates alone may have some effect on properly ownership, but may require some
additional assistance to truly bear frull. As such, the County should be prepared to invest capital into the
allraction of buslhesses in key growth sectors, including those in blotechnology and defense. This Is
because despite the Counly’s allractiveness to a wide varlety of businesses, commercial property
developers are unlikely to be able to flnance new development in the current environment without
governmeni asslstance and new development is claarly necessary.

The above assistance should be considered one additional amenity that the County can add to its arsenal
of altraclive site seleclion factors, and could enhance its overall competitive posilion In the region. To ths
end, caplial grants, the provision of low-interest loans, TIF financing, or tand donation, should all be on
the table for exploration, bul only to the exten! that a flscal Impacl analysls shows that the investment
meets the Counly's return targets. in addition, the development of incentive programs, such as malching
granis for lenant improvements, and relocation assistance to defray the moving cosls of businesses
coming to Howard County should be explored for thelr potential impact on capture of certain lenani types.
Finally, small businesses and refallers may benefit from the provision of financial assisiance via low-cost
loans fronled by a revolving fund.

+ Recommendations:
A reduction of {his fax rate on new development through tax abatemenl (that could be limffed to
10 years In duration) would make the Howard Counly lax rale more compelilive, sending a
powerful signal o the markel, Moreover, by resiricting the application of the abalement o new
dsvafopment or the added vafue resulting from a renovallon, conlingent on the number of new
Jobs added within key seclors.

The use of the incentive programs described above should be both judicious and flexible. The list
of criferla in play when the Counly decides whether lo invesl in a pariicular tenant or project
should not only Include the refurn larget, bui also the location and the business segment of the
tenant or project, fncentives should be fargefed fo generate economic activily in the places most
well-suited for commoercial developmant by thelr zoning, transpoitation access, and surrounding
land use. In additfon, Incentives will be most effective if they are focused on the key growing
business segmenls identified by this reporl. These segments are the most likely fo expand In the
future and generate the most positive refurns for the County. Finally, the Counly needs to
preserve llexibilily In leveraging these Incentives. The Counly may af limes wish to combine
incentives fo creale cuslomized assistance packages, or reserve the right to deploy incenlives
based upon a developer or potential business’ proposed or actual aclions.

+ Apptlcation:
Because of the deficale nafure of any fax rale change and its role in enhancing compelitiveness
vis-a-vis Anne Arundel Counly speclfically, RCLCO recommends thaf this tool be used in
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employment-orienfed areas east of -85, This includes opportunily sites E, F, G, H, M, N. O and
W,

Tlered Development Incentive Prograrns

The development community should know that proposals that meet Howard County's strategic goals will
be more than Just shepherded quickly through the approvals process. Frequently called “green-aping”,
local government can implement policles and appoint agencies lo expedile permitling for straiagic
projects.  Beyond expediting approvals, a green taping program introduces lransparency and
predictability into the development process, and could give Howard County a powerful tool thal promotes
corridor development that conform to the County's goals.

Cilles and reglons around the country are turning to tiered Incentive programs thal offer stepped-up
incentives that are commensurate with the development program's benefit to local jurisdictions. Melrics
for measuring benefit vary, and varying concepts are frequently used to evaluate development proposals,
Howard County currently has the technical expertise within DPZ to manage such a program, especially in
concert with the EDA.

¢« Recommendations:

RCLCO has provided an example of a fiered Incentive program for Howard County below, This
modef combines elements that have been successful in olher communities, incliding Austin,
Texas, Durham, North Garoline, and certain cities in Ohfo. The example, given In Figure 1, is
designed as follows:

1. There are four tiers of Incentive, each geared fowards differing, and grealer, levels of privale
investment in the policy goals

2. The ingentives are cumulalive, meaning thel developers that achieve Level 2 also achieve
the benefits of Level 1, and so on.

3, Financlal Incenlives are given in the form of NTEs (New Tax Equivalents} and granted as
aither an upfront cash conirbulion lo development costs or offsels In other fees or burdens.
New Taxes are measured as the potential contribution of the project lo the overall fiscal base
of the Counly.
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1 Within an Activity Center Development Review Specialist
Supports Land Development Code

2 Two uses oh slte By-right zoning
Supports Translt Waived permilling fees
Revitalizes Existing Nelghborhood Densily bonus
3 Three or more uses on sile ~ b-year NTE Incentive
Uses existing infrastruclure 180-day permil process

LEED Certificaiion {ND, NG)
Housing Diversity

A e e b b e AVl e a2 binmiram et £ 743 i TR e e e b ok 5y ek - P At et £ e 85 ALttt it kB 13 i h

4 Four or more uses on site 10-year NTE Incentive
Structured Parking
Parking Ratios lower than code
Tax base snhancement
LEED-ND or eduivalent

— P D s S

The above schematle is for Mlustration purposes only, and RCLCC recommends thal Howard
Counly DPZ explore the appropriate ters of Incentives thal would sufficlently gulde the private
developmeni communily lo meet the goals of Route 1 and Snowden River/Dobbin Road.

¢ Appllcation:
This lool is best used {o accelerale and/or enhance development prospects in areas that have
employment-friendly locafions bul otherwise may trend non-employment, N may also enhance
the prospects of potential PUD formation. AT this point, RGLCO recominends primary applivation
in the following subareas: A, Q, U and AA.

Sepvicing Districls
Successful development corridors often have at their core successful place management organizations,

such as BIDs, CIDs, or other Catalytic Development Entities (CDEs), thal help brand, markel, govern, and
invest in dislinct areas. In fact, cilies across the country that are experlencing revival and reinvesiment in
many ways owe their BIDs and CIDs a greal deal of thanks for doing this impotiant work ~ which citles
are oflen not well-polsad to take on and which ultimalely can make or break a region's overall
allractiveness. Howard County could seek fo divest marketing, branding, and place-making governance
to existing or newly-created BiDs, CIDs, and CDESs, especially as these entities can take on the yeoman's
work of rebranding the region.

¢ Recommendations:
RCLCO has provided the basic conlribulfon struciures of a variely of servicing district for Howard
Counly below. The particutar siructure which will most effectively balance the nesds of the
counly and the development communily varias based upon the local developer climate and the
specific local condilions which the district addresses.
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1. Special assessment district—set cash contribution (“SAD-Set Cash Contributlon”} in this
case a sef cash contribution from private properly owners Is negoliated. This payment need
not be an upfront cash payment for example, it could be a pariial payment upfront and a set
amount paid for the nox{ 2-3 years during the construction period.

2. Special assessment district—sef supplemental tax rate ("SAD-Sel Supplemental Tax
Rate ~ Assessed Value®). in this case a self supplemental fax rale based on the assessed
value of income-producing properly is applied to private properly owners Is negotialed, In
essence an Increase in properly laxos.

3. Speclal assessment district—set supplemental floor area assessment ("SAD-Sel
Supplemenlal Flaor Area Assessment”). In this case a sef district paymenl divisible by the
lolal floor area of Income-producing properly is applied to private properly owners Is
negoliated. In this approach, there is no risk ‘of the projecled cash flows falling short of the
required debl service as the special assessment tax is a leinable real properly lax that over
ifme is shared by more and more patlies as the dislric adds floor areq. The counly doss
relain the obligation of making the required debt payments. There may be a risk that the
projected annual cash flow from the private properly owners will not meef the debl service
raquirements, which is presumably guaranteed by the county.

4. Permitting Fee.District— (“Permiiting Fees"). In this case a permitling fee is levied upon
new residentlal development on a per-unil basis. The fee could vary over time and would be
payable as a lump sum lo the counly by the properly developer upon issuance of a bullding
permit or upon ceriiffcale of oceupancy. '

» Application:
Establshment of servicing districts is a combinalion of art and sclence and Is largely dependent
on politfieal processes and property owners' parlicipalion. The delineation of SAD boundaries
andfor the specified use of funds generated (s beyond the scope of this study and RCLCO
recommends thal the EDA commence a process of special assessment feasibilily lesting.

Land Acquisiion and Land Banking

Because of the challenging redevelopment economics of developed areas with heavy parcelization and
limited near-term upside polential, public entilies must ofien engage In long-term real estate activities that
private sector players find cost prohibitive. Activitles such as providing amnesty from contamination
lawsults In exchange for good-faith cleanup sfforts have long been considered productive public
interventlons in jand redevelopment economics, Increasingly, public sector stewards are engaging In
tand banking and fand acquisition in order 1o aggregate parcels together in groupings and amounts that
Justify private seslor speculative investment at some point, but which the private saclor would not have
sufficient resourcas to accomplish on its own for redevelopment purposes.

Certalnly the above is the case ln Howard Counly, where land values as measured by potential
redevelopment into employment-oriented spaces do not measure well agalnst the cost of redevelopment.
The Counly can move the market closer lo is objectives by doing the heavy iifting of aggregating parcels
into amounts that are suitable for redeveloprment and in the meantime eliminating the diternma of scurcing
long-term, low-refurn caphal, which would be necessary to source on the private side for such a venture,
The County can then engage in & land transaction with an interesled entily as opportunities arise and in
fact exercise significant control over the fulure uses — inciuding driving lowards employment-orlented
uses — given iis position as a landowner.

Howard County Page 25
E4-12823.00
Decembar 2011

BHAERT RUAAKRA ILEECR & €O,



HOWARD COUNTY DPZ

¢«  Recommendation: .
Howard County could pursue land banking as a long lerm slralegy within the study areas fo bolh
prevent plecemeal redevelopment in the shoit lerm and enhatice the long term development
polenifal of siles infegral to the Counly’s developinent vision.

e Application:
These locations should be invesligated as polential areas for a land banking sirategy: E, F, M, N
and O. There are cerlalnly other areas lhat may be sullable, and RCLCO understand thal the
fdentiffed areas may be unsuitable in some ways, DFPZ may have the resources fo investigate
and identify parcel aggregations that may eventually creale assemblages of 50 acres or nore.

County and EDA as Developer

When the privale markets alone are unable to drive desired developmeni forward, public entlliss can
engage in direct development and ullimately enier Info transactions with fee developers or owners
representatives in order to complete a publicly-desired objeclive, Under this scenarlo, the public sector
players move to acquire land, enfille the land according to & master plan, and ensuting that infras{ructure
{especlally waler and sewer trunk lines) are brought to the sile. The public sector players will likely have
to ensure that zoning and design guidelines fot the development sltes are deflined, as well as creats a
builder program that would gulde bullding activity during the construction phase,

Once {his process Is completed, the public sector wotld have the oplion of soliciting bullder bids and
moving forward with parcel take-downs for land {o be developed in accordance with the master plan, or
hiring a fee developer to direct and manage this process. '

One varialion on this scenarle involves the public sector conducting the properly acquisition and then
seliing the land tc a developer {o conducl the entitlement and Infrastructure process for them, eventually
leading to bulider lake-downs bui acting with slrict adherence to the masler plan, or engaging a fee
daveloper o acl on behallf of the public sector hut &l a professional services cost wilh a success fee
contingency. In the case of a land sale, the publlc sector would likely have {o enteirain an RFP process
to secure a land developer and nagotiale lerms/price with that develaper.

In all of the above scenarlos, "public sector” could refer alther to the Gounly itself, or to the Economic
Development Authorily, which may have debt issuance and properly transaction capacity thal may not
impinge upon the County's debt celling negatively.

This process does require, however, that {the public seclor be capitalized and funded to conduct the land
acquisition. it also suggests that the publie seclor is well-organized and coordinated in these efforts, and
can engage in acquisilion negotiations in an efficient manner. Finally, legal questions surreunding these
actions — which ultimately involve an upzoning of cerlain lands and than an acquisition of thoss lands by a
nubllc entity — wilt have to pass tests of legalily to ensure that there are no public glvings or takings

Involved.

13 *parcet take-downs” Is a term of art that In this case refers to the process of bullders purchasing ("take-down®)
individual portions {"parcels") of the master-planned areas
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¢ Recommendation:

Howard County will need to carefully consider the costs and benelits of their involvement In fand
development, a role lraditionally filled the privale seclor. One sxample of a successful .
collaboration is underway foday on the East Campus of the St Elizabeths Hospltal site in
Washington, D.C., where the public seclor engaged In the Inilial execution of their vision by
master planning and entitiing the land — a platform which minimizes the perceived risk undertaken
by any Individual developer and is designed to produce an overall higher valie and higher
intensily of use than would have occurred in a less coordinatad scenario.

« Application:
Mosl counties have the capability of successfully running al most wo of these processes
simuffancously, Howard Counly may have the opportunily to prove itself through the successful
shepherding of the GE site (A) through the development process.

Pianned Densification

Higher-intenslty developmenl, such as mixed-use or high-rise development, often does not happen
because near tarm development economics do not line up with the near {erm revenue expectations for
asset classes. Were developers capable of underwrlting development or redevelopment against revenus
projections len years out, the case might be different, but of course, the above situation Is not technlcally
financeable. This sifualion prevents much of Howard County (beyond its highest rent districts) from even
approaching development feasibility of truly high-intensity product lypes and/or areas.

The challenge then, Is that since any near-term development presents an opportunily cost — the foregons
possibility of a different and more Intense form of development — Howard County is wrestling with the
need lo halance redevelopment today In sub-optimal configurations against desires for more optimal
configurations that would require years of patience and even holding up the development process,

Planners and developers are solving for the above by using tools that allow for planned densification,
The term refers to Infrastructure investments in low-density developments, especially In surface parking.

» A developer may put forth a project with suburban-style surface parking and low-rise buildings,
bul prapares the pad for future higher-densily development by constructing the appropriate
eleclrical, sewage, potable water, landscaps, stormwater, and IT Infrastructure undorneath the
swrface parking. The above incurs & marginal construction cost today (appx 1% additional site
cost) but preps the land for future density and saves the redevelopment efforl significantly higher
Infrastructure costs (most of the cost is bullt into digging the trench — once it is dug, adding
capacity is marginally more expensive),

+ Meanwhile, the properties are governed and managed by covenants that stipulate short-term
leasas (7-10 years max) even for anchor tenants, This ensures that the properly owner can avoid
the trap of being satisfled by long-term rent paying leases when the market suggesis that
redevelopment could be a feasible proposition.

» Recommendation:
Howard Counly could effeclively use this lool lo prepare the GE sile or the entire Snowden River
Pkwy —~ Dobbin Rd area for significantly denser development according to a master plan while
allowing intermedfate use and development of the site thal meximize the current market
poteniial,
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s Applicatlon;
This is a lool thal can be generally applied in arsas thal this repor, as well as the comprehensive
plan, identifies as devefopment sites thal cowld suppert more densily that Is currently markel
feasible,

Transfer of Davalopmeni Rights

The market sludy suggests thal current rezoning pressures from industrial to residential preseni an
sconomic hazard In cerlaln respects. Transfer of Development Rights Is at least one real estate tool {in
concert with the planning/fiscal melrle described elsewhere) 1o help alleviate the above concern. The
concepl Is that landowners can sell the develapment rights to thelr appotlunity to a developer who will
bring that FAR to market Ih a different location. I creales "sending” and "recelving” zones for
devalopment, and is tangentially a ool that the County could use 1o help drive densification {especially
residential) In areas where planning, zoning, and transporiation actually want o see densification.

in acknowladgement of Maryland's strong legal support for zoning and land use regulation, TDR is
daslgned lo add marke! backbone o the regulatory framework. in essence, TDR provides a markel {ool
to ensure private seclor compllance and iIn fact encouragement of the plan,

¢« Recommendation:

Applied fo Roule 1, there is logic that the portions of Route 1 thal have been desighated in lhis
sludy as nol sullable for residential conversion he granled the status of polenlial TDR sending
zohes — meaning that fandowners thal can prove via two appraisals that their properly has unmet
rasidential value that is conslrained by reslriclive zonhing placed ex post facto can apply for
development rights thatl they can then self on the open markel and which would get applied into a
dasignaled recelving zone (osfensibly in Snowden River Parkway or Columbla Town cenler
areas). This not only achieves the objeclive of consiraining residential with markel lools, biil also
drives daveloper interest (and econotnic value) for residentfal in areas thal the Counly wants lo
donsify.

+ Applicatiom
Paroels currently zoned industrial or commercial with Roule 1 fronlage or access and thal are
expecled o request a zoning change lo residentfal may be appropriale candidales for this
stralegy., DPZ should consider Idenlifying the sending zones as well as idenlifying appropiiate
recolving zones, ideally In the Snowden River Pkwy and Columbia Town Cenler.
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NEXT STEPS

Throughou! the above discussions, explicit reference has been made lo further investigations and studies
needed. In addition, {urther study of some issues Is implicit in lhe discusslon to date. All these are
collected and listed below:

+  Flscal impact study of the Route 1 corridor and Snowden River/Dobbin Road areas to quantify
their overall contribution fo the Howard County fiscal base

*  Market feasibility and development pro-forma analysis of opportunily ‘areas to confirm overall
levels of market-driven and publicly-subsidized development opportunily, and cost/benefit
analysis of pursuing these areas

«  Properly owner charrstle, especilally for key sites, TOD zones, and "problem sites”

» Slrategy planning within Howard County DPZ and EDA to author a dellvery mechanism for
agreed-upon strategic elements and fo build the execution archifecture of the delivery mechanism

¢ Initlal feasiblilly study for the BRT concept

+ Testing and detailing of the arterial proposed and related road nelworks and densification

s Review of the opporfunily sites to detail their development potential

¢+ Study of zoning district consolidation for non-residential uses

« Davelopment of a PUD zone and process

+ lilustrative site planning and urban design to test and promote the greater GE opporiunily area

¢ Analysls lowards overall PUD program fargets for the study arsas as parl of an accounting
system

« Further study of opportunitios to modestiy expand the development opportunities along the PSA
and in the rural west

* Targeted study of the auto storage redevelopment opportunity sites

» Testing and application of strateglc recommendations to specific market areas and opportunity
sltes
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Employment
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BRAC Task #13 Repori, prepared by RESI of Towson Universily in Dec 2006
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CRITICAL ASSUMPTIONS

Qur concluslons are based on our analysis of the informalion available from our own sources and from
the client s of the date of this report. We assume that the information is correct, complete, and rellable.

We mads cerlain assumptions about the future performance of the global, national, and local econory
and real estale market, and on other faclors similarly outslde either our control or that of the cllent. We
analyzed trends and the Information available to us In drawing these conclusions. However, given the
fluld and dynamic nalure of the economy and real estale markets, as well as the uncertainty surrounding
parlicularly the near-term future, it is critical lo monitor the economy and markets confinuously and to
revisit the aforementioned conclusions periodically to ensure that they stand the test of lime. -

We assume that the economy and real estate markets are close fo bottoming out for the current sycle,
and that they will grow at a slable and moderate rale starfing in 2010, more o less in a stralght line on
average for the duralion of the analysis period (to 2020 and heyond). However, history tells us that stable
and moderate growth patterns are not sustainable over extended periods of time, and that the economy is
cyclical and thal the real eslate markets are typically highly sensitive 1o business cycles, Further, It is very
difficult to predict when the current economic and real estate downturns will end, and what wili be the
shape and pace of growth once they are recovered.

With the above in mind, we assume that the fong term average absorption rates and price changes will be
as projected, realizing that most of the time performance will be sither above or be!ovy sald average rales.

Our analysls does not take into account the polentlal Impact of future economic shocks on the nallonal
and/or local economy, and does not necessarily account for the potential benefits from major "booms,” if
and when they occur. Similarly, the analysis does not necessarlly reflect the residual impact on the real
estate market and the competilive environment of such a shock or boom. Also, I Is Important to note that
it is difficult to predict changing consumer and market psychology.

For alt the reasons outiined, we recommend the close monitoring of the sconomy and the marketplace,
and updating this analysis as appropriate.

Further, the project and Investment economics should be "stress tested” to ensure that polential
fluctuations in revenue and cost assumptions resulting from alternative scenarios regarding the econhomy
and real estale market conditions will not cause fallure.

In addilion, we assume that once the current cycle Is over, the foliowing will occur In accordance with
current axpectations:

+  Economic, smployment, and household growth.

+  Other forecasts of trends and demographic and economic patterns, including consumer
conhfidence levels.

+  The cost of development and construction,

+ Tax laws (i.e., properly and income tax rates, deductibllity of morigage interest, and so foith).

+  The availability and cost of capltal and morigage financing for real estate developers, owners and
buyers, al lovels present in the market before the most recent run up (l.e., early 2000s levels),

»  Compelitive projects will be developed as planned (active and future) and that a reasonable
stream of supply offerings will satisfy real estate demand.

+  Malor public works projects oceur and are completed as planned.

Should any of the above change, this analysis should probably be updated, with the conclusions reviewed _
accordingly (and possibly revised),
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GENERAL LIMITING CONDITIONS

Reasonable efforts have been made lo ensure that the data contained in this sludy reflect accurate and
timely Informailon and are belteved fo be rellable. This study Is based on estimates, assumptions, and
olher information developed by RCLCO from s Indepandent research effort, general knowladge of the
indusiry, and consultations wilh the client and ils represeniatives, No rasponsibilily is assumed for
inaccuracies in reporiing by the client, ils agent, and representatives of In any other data source used in
preparing or presenting this study. This reportis based on Informalion that to our knowledge was current
as of the date of this repori, and RCLCO has not underlaken any updale of its research efforl since such
date,

Our report may contalh prospective financlal information, estimates, or opinions thal rapresent our view of
reasonable expectations al a particular ime, but such information, estimates, or opinions are not offered
as predictions or assurances that a particular level of Income or profit wii be achieved, thal particular
evenls Wil occur, ar thaf a parlicular price will be effered or accepied. Aclual resulls achleved during the
perlod covered by our prospective financial analysis may vary from those described in our report, and the
variallons may be matertal. Therefare, no warranly or reprasentation is made by RGLCO thal any of the
projecied values or resuits contained in this study will be achieved.

Possession of this study does nol carry with it the righl of publication thersof or to use the name of
"Robert Charles Lesser & Co,, LLC" or "RCLCO" in any manner withoul flrsi oblaining the prior wrillen
consent of RCLCO. No absiracting, excerpling, or summarlzation of this siudy may be made withoui first
obiaining the prior wrilten consent of RCLCO. This report Is not o be used in conjunclion wilh any public
or private offering of securities or olher similar purpose where It may be relled upon to any degree by any
person other than the client without first obtaining the prior written consent of RCLCO. This study may
nol be used {or any purpose other than that for which it is prapared or for which prior written consent has
first been obtained from RCLCO.
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TABLE 1- Demand Manifestation by Asset Class

Howard and Anne Arundel Countles, MD

PRODUCT TYPE 2011-2030 2011 YEAR MARKET AVERAGE ANNUAL DEMAND
CUMULATIVE MODELLED PROJECTS NEW | 2014/2015 | 2016-2020 | 2021-2025 | 2026-2030
DEVELOPMENT VACANCY RATE | DEVELOPMENT
FORECAST
Class Afd+ Office 2,849,849 15.2% 2014 570,437 150,087 106,189 35,518
Class B/C pnd Flex Offlce | 3,867,773 18.7% 2015 248,730 208,632 240,851 274,325
Medical Gfflca 3,680,415 N/A 2044 120,963 22,771 222,171 222,771

Note: 2014/2015 numbey reflects average annual demand from Lhe year the market projects new development [column 4) through 2015,

TABLE 2 — BRAC-BASED DEMAND
Howard and Anne Arundel Countles, MD

PROBDUCY TYPE CUMULATIVE DEMAND 2011-2015
Class A Office 583,700

Class § Office 268,275

Medlcal Office 41,875

Flex 278,470

Laboratory/Sclance | 85,000

Manufacturing 182,250

Warehouse 160,425

Note: BRAC Demand forecasting excludes “direct” jobs, which are projected lo incate on F{ Meade,
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Table 3: Route 1 Profects {greater than 10 units and 10,000 square feet} - October, 2011 *

Coramerclal

# Zaning Pian Number Projact Name Units 8. Feot { Acres Status

1 |CAC-CLI 8-08-018 Blue Slream Qverlook 1,345 480,000 | 5441 slgnad {phasad)

2 [CAC-CLI $-06-010 Howard Square 1,087 320,160 | 43.2 | under construstion

3 |CAC-CLI SDP-07-104 Misslon Plagce 366 80,035 16.6 | undaer consliustion

4 {CAC-CLI SOP-07-066 Elkridge Crossing 362 120,640 § 26.51 under conslruction

6 |CAC-CL] SDP-06-034 Belmont Station 38 70,000 27.8 residential buil}

8 [CAC-CLI 5-10-002 Morsls Place 184 36,8001 17.3 signed

7 [CAC-CL] SDP-06-107 Ashiniry Courls 140 28,000 58 all bulit

8 |CAC-CLi SDP-08-109 Rlverwaich 77 15,400 48 slgnad

§ {CAC-CLI SDP-08-05¢  1Paluxent Square 80 16,000 3.3 all bulit
TOTAL CAC-CLI 3,038 1,186,876 | 100.5

10 [CE-CLI SDP-06-100 A, H. Smith Proparty 0 93640 | 107 slgned

41 {CE-CLI SDP-08-031 Brookdale Indusirial Park 0 60,000 6.0 slgned

i2|CE-CU{ SDP-08-07¢  'Washiagion Manor Park 0 20,744 1.4 tech. complele

13 |CE-CUL SDP-08-028 Maler industeal Park 0 13,705 1.6 signsd
JOTAL CE-GLI 0 196,089 18.6

14|TCH 3-10-004 Laurel Park Siation 1,000 T77,000 | 6361 signed {phased)

15 |TOD 811004 Oxford Square 964 763,200 § 1221 | signed {phused)

16{TOD F-0B-124 Savage Town Csnlre 416 204,426 | 1271 slgned {phesed)
TOYAL TOD 2,370 1,764,820 | 1938

17 M-2 SDP-07-130 BW.LP, i 177840 166 slgned

18IM-2 SDP-10-016 Rte One Hundred Bus, PK, 0 166,788 8.9 signed

18{M-2 8DP-08-116 Doresy Run Indusirial Center i} 157,800] 36,7 tech. complale

20{M-2 SDP-09-059 Envirogenter Phage il 0 24,036 1.2 tagh. complele
TOTAL -2 [} 626,468 | 63.4

2911 [SDP-08-082  ICoiridor 95 Businass Park [ 108,000] 39.6 |  tech. complate
TOTAL M-1 0 108,000 | 38,6

22|PEC S06P.07-108  |Emerson One {Rivilz) 0 166,320 ] 108 alt built

231PEC SEP-10-008 Emeraon Parcel F 0 148,990 10.4 | wder constiuolion

24 PEC SDP-11-025 Emerson Parce) G-1 0 163,464 0.7 tech, complate
TOTAL PEC 0 459,764 |  30.3

25|{MXD-3 F-10-058 Emerson 32 0 3.7 | under consiruclion

26 |MXD-3 F-10-020 Emarson 31 0 2.8 | under consiruciion

27 [MXD-3 SDP-10-042 Emsrson - Parcel G 0 155,455 10.8 | under consteuciion

28 |MXD-3 SDP-12-010 Emarson Parcel B and E-1 0 153,454 11.8 no declsion
TOTAL MXD-3 63 308,000 | 288

28|R~12 SDP-08-070 Duckell's Rldge 52 ot 100 slgned

30iR-12 F-08-008 Suimmer Haven 33 0 120 | under construciion

31iR-12 §-05-005 Pecoraro Properly 20 ] 1.2 slgned {phased)

32|R-12 F-08.097 Shady Lane Crossing 20 0 3.9 tech. complete

331R-12 F-11.058 Plogger Property {5 0 7.1 no decision

24 :R-12 SP-06:013 Easl Point | i2 ‘0 4.3 [ under consliuclion

3BR-12 F-08-180 Slushar Properly 12 0 4.1 tech. complefe

38R-12 SDP-10-086 The Glens at Gullford 10 0 3.4 1 under consliuction
TOTAL R12 174 0 58

37 R-SA-8 [SDP-10-060  [Rivenvalk 58 0 7 signed
TOTAL R-SA-8 &8 0 7

38iR-ED SP.04.001 Clatemont Overlook 49 0 423 under consiruclion

30 |R-ED SP-056-000 Cypress Springs 43 0 33.1 staned (phased)
TOTAL R-ED 92 0 76.4

40 |R-MH S-04-001 Vilage Towns 146 0 11.8 | under construction

41{R-MH SDP-10-050 Baacherest Apariments 64 [4] 67 slgned
TOTAL R-MH 210 ol 176

42{R-5C SDP-11-024 Villa Halghts a8 0 30 slgnad

43|R-8C SDP-10-086 Pleasant Chase 33 1] 5.9 slgnad

44|R-SC SDP-08-168  |Hammonds Promise Ovarlook 18 o .5 il buli

45{R-8C SDP-06-146 Morgans Landing 14 1] LR all bullt
TOTAL R-SC 104 0! 164

461B-2 SPP-07-076 Savage Mllis Hotels 0 156,356 101 signad

AT|B-2 SDP-08-180  [Celumbla Junction 0 21,404 37 tach, complale
TOTAL B-2 ) 1] 177,780 13.7
GRAND TOTAL 7,010 | 4,727,588 { 768

* All projects in the Route 1 Corrldor east of US 86
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Proposed Text
CACZRA

Amend Section 127.5.B.2 as follows:
2, Requirements for Nonresidential Uses
Amend Section 127.5.8.3.d as follows:

For parcels that have 800 units or more, the Departiment of Planning and Zoning shall permit a
reduction in the commercial space requirement to not less than 20 square feef per dwelling unil
provided that a fee of 50 dollars, ot as specified in the fee schedule, for each square foot of the
total reduction in commercial space below the baseline 70 square feet per dwelling unit amount
is paid into a fund administered by the Howard County Economic Development Authority to
promote commercial development in appropriate locations of the US Route 1 corridor, as
allowed under Section 26.106 of the Howard County Code.

[[However, for CAC developments with no frontage on US Route | and which adjoin a
development of 800 uni(s oy more,}} This fee may be reduced to 25 dollars, or as specified in {he
fee schedule, for each squate foot of the total reduction in commercial space below the baseline
70 square feet per dwelling unit, including a full yeduction of the cominercial space requirement
if the Department of Planning and Zoning finds based on a market study submitied by the
developer that the reduction is necessary for the financial viability of the project,

Example of How Text Would Appear if Adopted:

Section 127,5,R.2:

2. Requirements for Nonresidential Uses (f Applicable)
Scction 127,5,B.d:

For parcels that have 800 unils or more, the Department of Planning and Zoning shall permit a
reduction in the commercial space requirement to not less than 20 squate feet per dwelling unit
provided that a fee of 50 dollars, or as specified in the fee schedule, for each squate foot of the
total reduction in commercial space below the baseline 70 square feet per dwelling unit amount
is paid into a fund administered by the Howard County Economic Development Authority to
promote commercial development in appropriate locations of the US Route | cotridor, as
allowed under Section 26.106 of the Howard County Code.

This fee may be reduced to 25 dollars, or as specified in the fee schedule, for each square foof of
the total reduction in commercial space below the baseline 70 square feet per dwelling unit,
including a full reduction of the commercial space requirement if the Department of Planning




and Zoning finds based on a market study submitted by the developer that the reduction is
necessary for the financial viability of the project.
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HowARD COUNTY DEPARTMENT OF PLANNING AND ZONING
3430 Court House Drive ~ m Ellicott City, Maryland 21043 - 410-313-2350

Voice/Relay
Amy Gowan, Director FAX 410-313-3467
August 20, 2020
TECHNICAL STAFF REPORT
Planning Board Meeting of September 3, 2020
Case No./Petitioner: ZRA-193 — Blue Stream, LLC
Request: Amend Section 127.5.E3.d. to allow all CAC (Comidor Activity Center) zoned

properties to reduce the required commercial square footage below 20 square feet per
dwelling unit if the Department of Planning and Zoning finds based on a market study
submitted by the developer that the reduction is necessaty for the financial viability of
the project

L BACKGROUND AND HISTORY OF EXISTING ZONING REGULATIONS

The CAC Zoning District was created during the 2004 Comprehensive Zoning Plan (CZP) with
the purpose to:

“provide for the development of pedestrian-oriented, urban activity centers with a mix of
retail, service, office and residential uses. These centers should be located near to Route 1
and close to residential communities that will benefit from a pedestrian-oriented local
business area. The requirements of this district, in conjunction with the Route 1 Manual and
the public improvements recommended by the Route | Corridor Revitalization Study, will
result in development that will strengthen nearby communities, provide for safe and
convenient pedestrian travel, and jmprove the streetscape of Route 1 and intersecting roads.”

To achieve the goal of pedestrian-oriented, mixed use urban activity centers, the district
required amenity areas, a minimum building height of 25 feet to promote upper story uses,
and 300 square feet of commercial space per dwelling unit in residential developments.

The CAC zoning district was amended by nine Zoning Regulation Amendment cases prior to the
2013 Comprehensive Zoning Plan. These included adjustments to the original CAC requirements
to better meet the practical realities of CAC developments in the US 1 Corridor.

The most significant of these were ZRA 98, ZRA 104, and ZRA. 106, which collectively included
adjustments to the requirements for maximum building height, setbacks, amenity areas,
residential density, and the requirements for both residential and non-residential development. In
addition, adjustments to the CAC District regulations were also included in the 2005 Continuation
to the 2004 CZP.

During the 2013 CZP, the Depariment of Planning and Zoning (DPZ) recognized that the
minimum amount of commetcial space required per dwelling unit was too high for mixed use
development to be commercially viable. Accordingly, DPZ recommended that the 300 square
foot requirement be reduced to 100 square feet, with an additional provision allowing reduction to
50 squate feet, subject to certain criterla, However, these recommendations were not adopted.

Howard County Government, Calvin Ball County Executive www . howardcountymd.gov
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Case No.ZRA-193
Petltioner: Blue Stream, LLC Page |2

II,

In 2016, Council Bill 2-2016 (ZRA-156) amended the CAC zoning regulations fo decrease the
300 square foot requirement to 70 square feet and included a section that outlined how
developments that include Moderate Income Housing Units must address the commercial space
tequirement,

A section was added to allow a reduction of the 70 square feet to 20 square feet for
developments containing 800 or more dwelling units provided that a fee of 50 doliars per
square foot below 70 square feet is paid into a fund administered by the Howard County
Economic Development Authority (EDA) to promote commetcial development in appropriate
locations of the US Route 1 corridor.

Another section was added to the CAC zoning regulations that allowed this fee to be reduced to
25 doflars for CAC developments that do not front on Route 1 and adjoin a devetopment of 800
units or more. This included a full reduction of the commercial space requirement if DPZ “finds
based on a market study submitted by the developer that the reduction is necessaty for the
financial viability of the project.” However, at the time, the market study requirement was not
included until the CB-2-2016 was filed and DPZ did not have the opportunity to provide an
evaluation on this proposal.

In addition to the market study provision, CB-2-2016 included additional allowances for other
reductions in the fee amount based on amenity area provided in excess of that required for the
project (limited to a maximum of 5 percent), any amount paid by the developer for public
improvements in excess of the share required by the county, and for certain LEED certifications
obtained by the developer.

After the adoption of CB 2-2016, a fund was established to receive the fees, related to reduction
of the commetcial space requitement, that EDA would use to promote commercial development
in appropriate locations in the Route 1 corridor.

DESCRIPTION AND EVALUATION OF PROPOSAL

This section contains the Department of Planning and Zoning (DPZ) technical evaluation of
ZRA-193, The Petitioner's proposed amendment text is attached as Exhibit A and DPZ’s
proposed text is attached as Exhibit B

The Petitioner contends that “for the last two decades, Route 1 Zoning districts have been “works
in progress” that have required reexamination and revision to ensure that the policy goals of the
individual zones are being met, PlanHoward2030 anticipated that these zoning districts, including
CAC, would require adjustment, particularly with regard to commercial uses. As demonstrated
during the Council’s deliberations on CB-2-2016, the original scheme of commercial coupled
with residential has not worked.” Therefore, the Petitioner proposes the following amendments
to add flexibility regarding mandated commercial space in residential developmenis,

Section 127.5.E.3.4,

The CAC Zoning District requires residential developments to provide 70 square feet of
commercial space for each dwelling unit. This section ailows a reduction to 20 square feet for
developments containing 800 or more dwelling units provided that a fee of 50 dollars per
square foot below 70 square feet is paid into a fund administered by the Howard County
Economic Development Authority to promote commercial development in appropriate
locations on the Route 1 corridor.
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For example, a development with 800 units is required to provided 56,000 (800 X 70) square
feet of commercial space. The on-site commercial space requirement may be reduced to 16,000
(800 X 20) square feet if a fee of $2,000,000 (800 X 50 X (70-20)) is paid.

For developments with no frontage on US Route I and which adjoin a development of 800
units or more, this section allows a reduction of the 50 dollar per square foot fee to 25 dollass
and a full reduction of the commercial space requirement if the Depattment of Planning and
Zoning finds, based on a market study submitted by the developer, that the reduction is
necessary for the financial viability of the project. The Petitioner proposes to extend these
provisions to all developments in the CAC zoning district with 800 or more units, which may
result in a full reduction of the developer’s requirement to provide commercial space.

DPZ supports providing additional flexibility for large residential developments to meet the
changing demand for goods and services along Route 1, Requiring the construction of
commercial space for which no demand exists, may result in empty store fronts and an
oversupply of commercial space concentrated in one area. As shown in “Attachment A”, the
only two developments with over 800 upits (Blue Stream and Howard Square) are in the same
location on Route 1. These two developments have a total of 2,412 units, which represent
approximately 60% of the approved units in CAC. The existing regulations require construction
of between 48,420 (20 s.f. per unit) and 168,840 (70 s.f. per unit) squace feet of commercial
space in a location where the market may not be able to support it.

Lack of demand is exacerbated by changes in human behavior and the current COVID-19
pandemic. Due to the rise of ecominerce, the retail landscape has been evolving and due fo the
COVID-19 pandemic, its evolution has accelerated. According to a report issued by Main Street
Ametica, “E-commerce sales in the United States totaled more than $600 billion and made up
11% of all retail sales in 2019. According to the June 2020 US Econnuerce 2020 repott from
EMarketer, US consumers ate expected to spend $709.78 billion on e-commerce in 2020, This
figure represents an increase of 18% in e-commerce spending, and 14.5% increase of overall
retail spending, Bricks-and-mortar retail spending, however, is expected to decrease 14%.”!
Consumers ate developing new shopping habits due to COIVD and now have their goods
delivered to their homes or use curbside pick-ups and drives throughs, While there is a future for
retail, it is unclear at this time what land development and zoning regulations will be necessaty so
that it can thrive. Therefore, zoning regulations need to provide flexibility at this time until the
retail landscape can be better understood.

As noted in the 2011 RCLCO Study and supported during the Route 1 Corridor Master Plan
process, DPZ advocates focusing new commetcial development into context compatible nodes
along the corridor as opposed to smaller disconnected linear development, This approach is
more consistent with the goal of creating pedestrian-oriented, urban activity centers because it
creates a critical mass of development around infrastructure/transportation resources, such as
commuter rail stations,

The Petitioner submitted two market studies that indicate the demand for retail/commetcial
development along Route 1 is low. However, the market study that DPZ would review fo allow
for a full reduction is project specific and requires a determination that proposed development is

J htl;)s:/!www.mainstree{.Oi'w’blogsinntional-main-stx‘cet—center/2020#06/30fcovid«trends-and-lhe-impact-on-
relati?CommunityKey=cda84d1-4652-465c-98 Sc-c08ed6908 [ ab&tab=
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not financially viable with mandatory commercial. This study is conducted by the project
developer and is based on a project pro forma, DPZ staff is not in a position and does not have the
unique expettise to evaluate a development pro forma or feasibility study for a private sector
project. Therefore, DPZ is proposing to eliminate the provision that allows a developer to submit
a market study as justification for a full reduction of commercial space in the CAC zoning
district.

While DPZ recommends flexible commercial requirements, we consistently have recommended
in-lieu fees as a mechanism to maintain the purpose of the CAC district. The Petitioner’s
proposal to reduce this fee is not entirely consistent with the CAC’s purpose, since it reduces
the obligation of large residential developments to contribute to commercial development on
Route 1, Therefore, DPZ recommends that the on-site obligation be based on market demand
and no minimum space be required, but the current in-licu fee amount should remain o
promote commercial development along the corridor,

There is currently one pipeline project, Blue Stream, to which this proposed Zoning Regulation
Amendment would apply. The below analysis compares the different fees structures associated
with different buy-down scenatios,

Curreni Regulations

The current Zoning Regulations allow parcels that have 800 units or motre to reduce the
commercial space requirement to not less than 20 square feet per dwelling unit provided that a
fee of 50 dollars, or as specified in the fee schedule, for each square foot of the total reduction
in commercial space below the baseline 70 square feet per dwelling unit amount is paid. Below
is a chart that calculates how much money would be contributed to the EDA Fund under this
current scenario:

Square
Total Commercial Requirement Reduction Footage Money to EDA Fund
Development Units @ 70 SF/Unit @ 20 SF/Unit Difference _ X $50
Blue Stream 1,345 94,150 26,900 67,250 $3,362,500

The current Zoning Regulations also allow a fee reduction for CAC developments with no
frontage on US Route 1 and which adjoin a development of 800 units or more, In those cases,
the fee may be reduced to 25 dollars, or as specified in the fee schedule, for each square foot of
the total reduction in commercial space below the baseline 70 square feet per dwelling unit,
including a full reduction of the commercial space requirement if the Department of Planning
and Zoning finds based on a market study submitted by the developer that the reduction is
necessary for the financial viability of the project.

DPZ’s Proposal

DPZ is proposing to allow a total reduction of the commercial space requirement, without the
need for a market study. However, DPZ’s proposal also does not allow for a reduction of the in-
lieu fee for comunercial space reduction. Under DPZ’s proposal, the fee would remain $50 per
square foot. Below is a chart that calculates how much money would be contributed fo the
EDA Fund under this scenatio.
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Square
Total Commercial Requirement Reduction Tootage Money to EDA Fund
Development Units @ 70 SE/Unit @ 0 SE/Unit Difference X $50
Blue Stream 1,345 94,150 ] 94,150 34,707,500

Petitioner’s Proposal

The Petitionet’s proposal would allow a total reduction of the commercial space requirement and
fee in-lieu reduction with a market study. The chart below calculates how much money would
be contributed to the EDA Fund with a total reduction of the commercial space requirement and
a reduction in the in-lieu fee amount from $50 per square foot to $25 per square foot.

Square
Total Commercial Requirement Reduction Footage Money to EDA Fund
Development Units @ 70 SF/Unit @ 0 SE/Unit Difference X $25
Blue Stream 1,345 94,150 0 94,150 $2,353,750

Without a market study, the Petitioner®s proposal allows for a reduction of the commercial space
requirement, but that reduction would be capped at 20 square feet per unit. The chait below
calculates how much money would be contributed to the EDA Fund if the commercial
obligation was reduced to 20 square feet per unit and the in-liew fee amount was reduced from
$50 per square foot to $25 pet square foot.

Square
Total Commercial Requirement Reduetion Footage Money to EDA Fund
Development Units @ ‘70 SF/Unit @ 20 SF/Unit Difference X 325
Blue Stream 1,345 94,150 26,500 67,250 $1,681,250
I, GENERAL PLAN

The Petitioner asserts that ZRA-193 is also in harmony with the Policies and Implementing
Actions section of Chapter 5, Economic Development of the PlanHoward 2030 General Plan.

Policy 5.4

“Bnhance the Route 1 Coridor revitalization strategy to recognize the distinct character and
market potential of diverse corridor segments, and the potential at various intersections,
crossings, and nodes for additional retail, restaurant, and employment development as identified
in the 2011 Route 1 Market Analysis.” .

The proposed amendment is in harmony with the Implementation Action for Zoning Review,
which states, “Bvaluate the efficacy of existing Route 1 zoning districts (CE, CAC, TOD);
consider more flexibility, especiaily regarding commercial uses. Reduce strip commercial
development along Route 1 frontage by directing retail uses to retail centers and mixed vse
developments and by directing truck oriented uses, uses that require outdoor storage, and most
auto-oriented retail uses such as gasoline service stations, automobile repair facilities and similar
uses to patts of the corridor not fronting on Route 1 and not near residential areas. Revise zoning
as needed to ensure the County vision is achieved.”
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The Petitioner contends that “for the last two decades, Route 1 Zoning districts have been “wotks
in progress” that have required reexamination and revision to ensure that the policy goals of the
individual zones are being met. Plantioward2030 anticipated that these zoning districts,
including CAC, would require adjustment, patticularly with regard fo commercial uses. As
demonstrated during the Council’s deliberations on 2-2016, the original scheme of commercial
coupled with residential has not worked.”

The Petitioner asserts that “PlanHoward2030” also projected that demand for commercial
development arid office space would be significantly lower than supply. “Through 2030, the
demand for office space is expected to peak at just over 3 million square feet. This demand is
low when compared with the 14,1 million square feet of approved office space in the pipeline in
Howard and Anne Arundel Counties.” PlanHoward2030, (p. 57). The low demand for
commercial development has been particularly noticeable within the Route 1 corridor, Two
developments in the CAC district, Ashbury Courts and Howard Square, have successfully
petitioned for zoning regulation changes to allow for increased residential density and the
possibility, with approval from the Director of DPZ, of a lower square footage requirement for
commercial development. These regulation amendments were premised upon the fact that market
demand for residential units was strong, while commercial space suffered from an extraordinary
high vacancy rate.”

v, RECOMMENDATION
For the reasons noted above, the Department of Planning and Zoning recommends that the ZRA -
193 be APPROVED WITH MODIFCATIONS, as described above and drafted in Exhibit B.
Docudigned by!
20/202
Approved by: they SFouan 8/20/2020

Amy GEPER % tor Date
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Exhibit A

Petitioner’s Proposed Text

Section 127,.5.E3.d.

For parcels that have 800 units or more, the Department of Planning and Zoning shall permit a
reduction in the commercial space requirement to not less than 20 square feet per dwelling unit
provided that a fee of 50 dollars, or as specified in the fee schedule, for each square foot of the total
veduction in commercial space below the baseline 70 square feet per dweliing unit amount is paid into a
fund administered by the Howard County Economic Development Authority to promote commercial
development in appropriate locations of the US Route 1 corridor, as allowed under Section 26.106 of
the Howard County Code.

[[However, for CAC developments with no frontage on US Route 1 and which adjoin a development of
800 units or more,]] This fee may be reduced to 25 dollas, or as specified in the fee schedule, for each
squate foot of the total reduction in commercial space below the baseline 70 square feet per dwelling
unit, including a full reduction of the commercial space requirement if the Depattment of Planning and
Zoning finds based on a market study submitted by the developer that the reduction is necessary for the
financial viability of the project.

How The Text Would Appear If Adopted As Proposed

Requirements for CAC Development
1. Amenity Area

CAC developments shall include an amenity area or areas, No amenity area shall be smaller
than 0.25 acre. The amenity area shall include seating and trees proportional to the size of
the amenity area. Amenity areas shall be connected by pedestrian and bicycle
improvements that link with existing and future connections to surrounding developments.
In accordance with Section 16,121 (B) of the Code, at the discretion of the County, all or a
portion of the open space area shall be dedicated and deeded without charge to Howard
County for recreation or for public use, including but not limited to, community centers and
lbraries along Route 1,

a, For CAC Developments 20 actes ot largor, provide 20% of the net acreage as
open space of which at least 50% must be designed as an amenity area open fo the
public. Provide well-designed recreational areas for both children's and adults'
activities, Provide on amenity area that is designated as a civic gathering place
large enough to accommodate such activities as community picnics, conceits,
fairs and similar events.

b, For CAC Developments less than 20 acres, provide 10% of the net acreage as
. open space which must be designed as an amenity area open to the public.
2. Requirements for Nonresidential Uses

a, On a lot adjoining the Route 1 right-of-way, for the buildings closest to Route 1:

(O At least 50% of the first floor of the building must be designed for retail
or service uses. Service uses include personal service, service agency,
restaurants, and similar uses serving the public,
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(2) The first floor of the building facade facing Route 1 must include
storefronts and primary entrances for the first floor retail and service
uses.

(3) The first floor facade shall be designed to provide pedestrian interest
along Route 1 in accordance with the Route 1 Manual.

The gross floor area for any individual commercial use shall not exceed:
() In developments on parcels Jess than 20 acres in size:
(a) One hotel with a maximum floor area of 50,000 sq. feet,
(b) All other commercial uses ..... 20,000 sq. ft.
(2) In developments on parcels 20 or more acres in size:

(a) A meximum of one food store if a portion of the fagade is
wrapped with smaller stores or contains architectural features to
simulate smaller retail storefronts ..., 70,000 sq. 1,

(b) A maximum of one commercial use with a maximum footprint of
20,000 sq. ft. and a maximum floor area of 40,000 sq. ft.,, and
located in a mixed use building,

{c) All other commercial uses ..... 20,000 sq. ft,

3. Requirements for Residential Uses

2,

Residences are permitted only within Route 1 Cojridor development projects
encompassing at least two gross acres of CAC-zoned land or less than 2 gross
acres if:

(1) the subject property is contiguous along at least 75% of its perimeter fo a CAC
development that has received final approval of a Sketch Plan or Site
Development Plan;

(2) no additional CAC-zoned land directly adjoins the subject property; and

(3) the development of the subject property shall be compatible with the fand use,
site planning and architectural character of the contiguous CAC development.

The first floor of buildings adjoining the right-of-way of Route 1 shall not include
residential uses in the building space closest to the right-of-way of Route 1, with
the exception that if the Director of the Department of Planning and Zoning finds
that the building and streetscape design are in compliance with Chapter 5 of the
Route 1 Manual concerning building design, particularly the sections concerning
mass and articulation and door and window openings, such units may be approved
in a development site that has 1,000 feet or greater frontage on the Route | right-
of-way and is;
H 20 acres or greater and residences cccupy no more than 50% of the Route
i frontage, or ‘
@ 5 acres or greater and within 2,000 feet of a MARC Station.
Residences may occupy other pottions of the first fioor space.

For every dwelling unit that is developed, 70 square fect of commercial space
must be developed on the site provided, however, that for parcels providing
moderate income housing under Section 127.5.e.3.£(1), the commercial space
requirement as set forth in Section 127.5.e.3.c. shall be determined based on
eighty-five percent of residential units developed and for parcels providing
moderate income housing under Section 127.5..3.£(2), the commercial space
requirement as set forth in Section 127.5.e.3.c. shall be determined based on
seventy-five percent of residential units developed.

For parcels that have 800 units or mote, the Department of Planning and Zoning
shal! permit a reduction in the commercial space requirement to not less than 20
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square feet per dwelling unit provided that a fee of 50 dollats, or as specified in
the fee schedule, for each square foot of the total reduction in commercial space
below the baseline 70 square feet per dwelling unit amount is paid into a fund
administered by the Howard County Economic Development Authority to
promote commetcial development in appropriate locations of the US Route |
corridor, as altowed under Section 26,106 of the Howard County Cade,

This fee may be reduced to 25 dollars, or as specified in the fee schedule, for each
square foot of the total reduction in commercial space below the baseline 70 squate
feet per dwelling unit, including a full reduction of the commercial space
reguirement if the Department of Planning and Zoning finds based on a market
study submitted by the developer that the reduction is necessary for the financial
viability of the project,

The fee as provided for in this Subsection shall be paid at the time of approval of a
site development plan for the non-residentiai portions of the development, The fee
may be reduced as follows:

Q) The fee shall be reduced one dollar per square foot for every percentage
point of amenity area provided in excess of that required for the project
limited to a maximum of five percent.

) The total fee shall be reduced dollar-per-dollar for any amount of
contributions paid by the developer for public improvements in excess of
the proportional shave required by Howard County,

(3) The fee shall be reduced two dollats per square foot for projects in which
over twenty-five percent of the residential units are LEED certified, four
dollats per square foot for projects in which over twenty-five percent of
the residential units are LEED Silver certified, six dollars per square foot
for projects in which over twenty-five percent of the residential units are
LEED Gold certified, and eight dolfars per square foot for projects in
which over twenty-five percent of the residential units are LEED
Platinum certified,

In the event that the deveioper pays the fee as provided for in this subsection, no

additional residential units may be received or constructed on the property pursuant

to Section 127.5.F,

The phasing of residential and commercial construction and open space amenity

areas should be proportional. No more than 50% of the residential unifs shall be

constructed prior to commencing a proportional amount of commercial

construction and open space amenity areas. For developments of 800 units or

more ot developments adjoining such larger developments, no more than 70% of

the residential units shall be constructed prior to commensing the construction of

the non-residential portions of the development unless the fee as specified in

Subsection {d) above is provided.

Moderate Income Housing

) At least 15% of the dwelling units shall be Moderate Income Housing
Units, except that

(2) At least 25% of the dwelling units shall be Moderate Income Housing
Units if the CAC Development requires closing of a mobile home park
existing on the property when CAC rezoning occurs,




DocuSign Envelope ID: 7180EA36-4281-4F81-A74F-2D2517A80858

Case No.ZRA-193

Petitioner: Blue Stream, LLC : Page |10
Exhibit B
DPZ’s Proposed Text

Section 127.5.E.3.d.

For parcels that have 800 units or more, the Department of Planning and Zoning shail permit a
reduction in the commercial space requirement [[to not less than 20 square feet per dwelling unit]]
provided that a fee of 50 dollats, or as specified in the fee schedule, for each square foot of the total
reduction in commercial space below the baseline 70 square feet per dwelling unit amount is paid into a
fund administered by the Howard County Economic Development Authority to promote commercial
development in appropriate locations of the US Route 1 corridor, as allowed under Section 26.106 of
the Howard County Code.

However, for CAC developments with no frontage on US Route 1 and which adjoin a development of
800 units or more, this fee may be reduced to 25 dollars, or as specified in the fee schedule, for each
square foot of the total reduction in commercial space below the baseline 70 square feet per dwelling
unit.{[including a full reduction of the commercial space requirement if the Department of Planning and
Zoning finds based on a market study submitted by the developer that the reduction is necessary for the
financial viability of the project.]]

How The Text Would Appear If Adopted As Proposed

Requirements for CAC Development
L, Amenity Area

CAC developments shall include an amenity area or areas. No amenity area shall be smaller
than 0.25 acre. The amenity area shall include seating and trees proportional to the size of
the amenity area. Amenify areas shall be connected by pedestrian and bieyele
improvements that link with existing and future connections to surrounding developments. .
In accordance with Section 16,121 (B) of the Code, at the discretion of the County, all or a
portion of the open space area shall be dedicated and deeded without charge to Howard
County for recreation or for public use, inciuding but not limited to, community centers and
libraries along Route 1.

a. For CAC Developments 20 acres or larger, provide 20% of the net acreage as
open space of which at teast 50% must be designed as an amenity area open to the
public. Provide well-designed recreational ateas for both children's and adults'
activities, Provide on amenity area that is designated as a civic gathering place
large enough to accommodate such activities as community picnics, congerts,
fairs and similar events.

b. For CAC Developments legs than 20 acres, provide 10% of the net acreage as
open space which must be designed as an amenity area open to the public,
2. Requirements for Nonresidential Uses
a. On a lot adjoining the Route 1 right-of-way, for the buildings closest to Route 1:

() At least 50% of the first floor of the building must be designed for refail
or service uses, Service uses include personal service, service agency,
restaurants, and similar uses serving the public.
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) The first floor of the building facade facing Route | must include
storefronts and primary entrances for the first floor retail and service
uses,

(3) The first floor facade shall be designed to provide pedestrian interest
along Route [ in accordance with the Route | Manual,

The gross floor area for any individual commercial use shall not exceed:

¢)] In developments on parcels less than 20 acres in size!

{a) One hotel with a maximum floor area of 50,000 sg, feet.
{b) All other commeroial uses ..... 20,000 sq. ft.

(2) In developments on parcels 20 or more acres in size:

{a) A maximum of one food store if a portion of the fagade is
wrapped with smaller stores or contains architectural features to
gimulate smaller retail storefronts ..... 70,000 sq, ft.

{b) A maximum of one commercial use with a maximum footprint of
20,000 sq. fl. and a maximum floor area of 40,000 sq. ft., and
located in a mixed use building,

{c) All other commercial uses ..... 20,000 sq, ft,

3. Requirements for Residential Uses

a,

Residences are permitted only within Route 1 Corridor development projects
encompassing at least two gross acres of CAC-zoned land or less than 2 gross
acres ift

(1) the subject property is contiguous along at least 75% of its pevimeter to a CAC
development that has received final approval of a Sketch Plan or Site
Developient Plan;

{2) no additional CAC-zoned land directly adjoins the subject property; and

(3) the development of the subject property shall be compatible with the land use,
site planning and architectural character of the contiguous CAC development.

The first floor of buildings adjoining the right-of~way of Route | shall not include
residential uses in the building space closest to the right-of-way of Route 1, with
the exception that if the Director of the Department of Planning and Zoning finds
that the building and streetscape design are in compliance with Chapter 5 of the
Route 1 Manual concerning building design, particularly the sections concerning
mass and articulation and door and window openings, such units may boe approved
in a development site that has 1,000 feet or greater frontage on the Route 1 right-
of-way and is: A
(£))] 20 acres or greater and residences occupy no more than 50% of the Route
1 frontage, or
(2) 5 acres or greater and within 2,000 feet of a MARC Station,
Residences may occupy other portions of the first floor space.

For every dwelling unit that is developed, 70 square feet of commercial space
must be developed on the site provided, however, that for parcels providing
moderate income housing under Sectlon 127.5.6.3.£(1), the commercial space
requirement as set forth in Section 127.5.e3.c. shall be determined based on
eighty-five percent of residential units developed and for parcels providing
moderate income housing under Section 127.5.e3.f(2), the commercial space
requirement as set forth in' Section 127.5.e.3.c. shall be determined based on
seventy-five percent of residential units developed.

For parcels that have 800 units or more, the Department of Planning and Zoning
shall pexmit a reduction in the commercial space requirement provided that a fee
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of 50 dollars, or as specified in the fee schedule, for each square foot of the total
reduction in commercial space below the baseline 70 square feet per dwelling unit
amount is paid into a fund administered by the Howard County Economic
Development Authority to promote commercial development in appropriate
locations of the US Route 1 corridor, as allowed under Section 26,106 of the
Howard County Code.

However, for CAC developments with no frontage on US Route [ and which
adjoin a development of 800 units or more, this fee may be reduced to 25 dollars,
or as specified in the fee schedule, for each square foot of the total reduction in
commercial space below the baseline 70 square feet per dwelling unit.

The fee as provided for in this Subsection shall be paid at the time of approval of a
site development plan for the non-residential portions of the development. The fee
may be reduced as follows:

(n The fee shall be reduced one dollar per square foot for every percentage
point of amenity area provided in excess of that required for the project
limited to a maximum of five percent.

) The total fee shall be reduced dollar-per-dollar for any amount of
contiibutions paid by the developer for public improvements in excess of
the proportional share required by Howard County.

{3) The fee shall be reduced two dollars per square foot for projects in which
over twenty-five percent of the residential units are LEED cextified, four
doHars per square foot for projects in which over twenty-five percent of
the residential units are LEED Silver certified, six dollars per square foot
for projects in which over twenty-five percent of the residential units are
LEED Gold certified, and eight dollars per square foot for projects in
which over twenty-five percent of the residential units are LEED
Platinum certified,

In the event that the developer pays the fee as provided for in this subsection, no
additional residential units may be received or constructed on the propetty pursuant
to Section 127.5.F.

The phasing of residential and commercial consttuction and open space amenity
areas should be proportional. No more than 50% of the residential units shall be
constructed prior to commencing a proportional amount of commercial
consiruction and open space amenity areas. For developments of 800 units or
more or developments adjoining such larger developments, no more than 76% of
the residential units shall be constructed prior to commencing the construction of
the non-residential portions of the development unless the fee as specified in
Subsection (d) above is provided.

Moderate Income Housing

(1) At least 15% of the dwelling units shall be Moderate Income Housing
Units, except that

2) At least 25% of the dwelling units shall be Moderate Income Housing Units if the CAC
Development requires closing of a mobile home park existing on the property when CAC rezoning occurs.
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Aftachment A

Cevelopments with 800 or more units
Route 1
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2 | PETITIONER * PLANNING BOARD OF

3 | ZRA-193 * HOWARD COUNTY, MARYLAND
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5 MOTION: Recommend approval of ZRA 193 with modifications to reduce the

6 commercial space requivement in the CAC zoning district to zero square feet.

7 However, the in-lieu fee amount should be evaluated in greater detail,

8 ACTION: Recommended approval; Vote 4-1.

9 |=* * * % * * * % %* * % % *
10
11 RECOMMENDATION
12
13 On September 3, 2020, the Planning Board of Howard County, Maryland, considered the petition of
14 | Blue Stream, LLC (Petitioner) to amend Section 127.5.8.3.d. to allow all CAC (Corridor Activity Center)
{5 | zoned properties fo reduce the requited commercial square footage below 20 square feet per dwelling unit if
16 | the Department of Planning and Zoning finds based on a market study, submitted by the developer, that the
17 | reduction is necessary for the financial viabifity of the project.
18 The Planning Board considered the petition and the Department of Planning and Zoning (DPZ)
19 [ Technical Staff Report and Recommendation. DPZ recommended approval of ZRA-193, with modifications
20 | included in Exhibit B of the Technical Staff Report. DPZ’s proposed modifications would allow the
21 | commercial space requirement to be reduced entirely, without a market study, if the current in-lieun fee
22 { anount is paid into a fund administered by the Howard County Economic Development Authority.
23 Sang Oh testified on behalf of the Petitioner. Mr. Oh reviewed previous CAC zoning district
24 | regulation changes noting that the market challenges for ground floor retail/commercial development on
25 | Route 1 are the same for all propetties, regardless of the number of units constructed. Mr. Oh also pointed
26 |l out that the General Plan calls for the county to review the efficacy of the existing Route 1 zoning disfricts
27 1 which includes the commercial reciuirement of the CAC zoning district. Mr, Oh explained that if the fee-in-
28 | lieu of commercial space is set too high, it will lead to developers building “hollow retail” to avoid paying the
29 | fee-in-lien. A Planning Board member acknowledged that the commercial space requirement in the CAC
30 | zoning district is not working and asked Mr. Oh what the Petitioner’s solution would be. Mr. Oh indicated
31 that ideally, the commercial space would be located at nodes found at crossroads along Route 1.
32 Another Planning Board member asked how the Route 1 in fieu funds have been spent. Amy Gowan,
33 | Director of DPZ, indicated that Howard County expended funds on capital transportation improvement and
34 | safety projects and hired a consultant to generatc a Route ] Master Plan Report. The findings of that report

l
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are being incorporated into the General Plan Update which will identify areas with redevelopment potential

for mixed-use nodes that can be served by transit,

Lawrence Twele, CEO of the Howard County Economic Development Authority (HCEDA), stated
that the HCEDA allocated funds on dedicated staff to attract new businesses. He acknowledged that over the
fast 17 years, the commercial market has changed, and agreed with Mr, Oh that the market should drive the
best use of a property. However, Mr, Twele also indicated that the fee-in-licy money gives the county the
tools to start making an impact on Route 1 through increased marketing and outreach efforts, infrastructure
enhancements, land acquisition and redevelopment. Given the imbalance between the residential and
commercial tax base in the County, these Route 1 tools are necessary to create more job-based development

opportunities.

One Planning Board member suggested a tiered structure with different thresholds (based on the
number of residential units) for commercial requirements. Another Planning Board member asked about the
viability of the Petitioner’s final phase of development if this amendment is not approved. Mr, Oh indicated
that the final phase contains 200 units, 18% of which are Moderate Income Housing Units (MIHUs), and
confirmed that no commercial space has been built to date in this development, The project wili move

forward; however, this ZRA will determine if it has hollow retail or no retail.

No members of the public provided testimony on the proposed amendiment.

Board Discussion and Recommendation

In work session the Board discussed the viability of requiring developers to build commercial space
on the Route 1 corridor when there isn’t sufficient demand. Board members expressed concerns that
developers would choose to build commercial spaces and allow them to remain vacant in lieu of a paying of
fee. These long-term vacant commercial spaces would be detrimental to the corridor and create challenges for
future business attraction and retention. Furthermore, the fee may preclude future residential development.
The Board also recognized that the number of development opportunities that could be impacted by this
regulatory change in the CAC zone was unclear. Mr. Coleman opposed eliminating the on-site commercial
space requirement stating that it is not consistent with the purpose of the CAC zoning district, which is to
promote mixed use developments that contain commercial and residential uses and places for people to

interact.

All Board members agreed that a fee should be paid to reduce the on-site commercial space
requirement. However, several Board members acknowledged that the fee amount is arbitrary and needs

further study and as such, decided to defer a recommendation on the fee amount.
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There was concern that the market study would be prepared by an individual developer for a specific
development and it may not provide the necessary analysis of market conditions in the Route 1 corridor.

Therefore, all Planning Board members agreed that the requirement for a market study is unnecessary.

4 Mr. McAliley motioned to recommend that:

5 1. The commercial space requirement be reduced to zero without the need for a market study; and

6 2. The fee structure be looked at further.

7 Mr. Engleke seconded the motion, which passed 4-1, with Mr. Coleman opposed.

8 For the foregoing reasons, the Planning Board of Howard County, Maryland, on this 20th day of

9 | October 2020, recommends that ZRA-193, as modified in the Planning Board’s motions listed above, be
10 | APPROVED.
11
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Sayers, Margery

From: LISA MARKOVITZ <Imarkovitz@comcast.net>
Sent: Tuesday, March 2, 2021 12:33 PM

To: CouncilMail

Subject: Thank you!

[Note: This email originated from outside of the organization. Please only click on links or attachments if
you know the sender.]

Thank you for your unanimous support of Amendment 2 to CB8 which makes the Bill far more fair to
the community. It is a frequent concern that the County does not get enough back from the
development industry or a project, in return for a beneficial zoning change that is given. This time, it is
very appreciated that Amendment 2 gives something back to the community, in exchange for the
expressed need fo build less commercial space.

| continue to be concerned about a lack of commercial space in the pandemic recovery, especially
inside of new buildings with a captive consumer base, versus other general neighborhood areas
witnessed, like on Route 1.

Thank you for your hard work. Take care,
Lisa Markovitz
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Sayers, Margery

From: v4 Vermillions <vdsavage@gmail.com>
Sent: Saturday, February 20, 2021 9:54 AM
To: CouncilMail

Cc Rigby, Christiana; Gelwicks, Colette
Subject: Further comments on CB-8-202.1

[Note: This email originated from outside of the organization. Please only click on links or attachments |f
you know the sender. ]

Dear Howard County Council Members,

Following up on my email of Feb 2, | would like to reiterate the point that CB-8-2021 undermines the essential
"mixed use" component of Transit Oriented Development (TOD). The TOD Institute defines TOD as "the
creation of compact, walkable, pedestrian-oriented, mixed-use communities centered around high quality train
systems. This makes it possible to live a lower-stress life without complete dependence on a car for mobility
and survival." Reduced dependence on cars leads to less traffic congestion; fewer traffic accidents, fatalities,
and injuries; and lower emissions and pollution.

However, by allowing the developer to reduce the required commercial square footage as proposed in CB-8-
2021, the essential mixed-use component that provides space for grocers, dry cleaners, cafes, and other retail,
dining, and recreation options is weakened. Residents of the development will have to get back in their cars to
fitl that void.

I'll also reiterate that the wording of the bill summary about how this reduction in commercial square footage
can be done “if the Department of Planning and Zoning finds based on a market study submitted by the
developer that the reduction is necessary for the financial viability of the project” raises questions as to who
defines “financial viability.” 'm concerned that it essentially prioritizes the developer's profits at the expense of
the community's needs and the County's surrounding infrastructure.

| urge you to compare the plans for all proposed TOD sites in the County with the TOD Institute’s components
of such development, below. While there is flexibility within these components depending on the circumstances
of each development site, if you allow projects to be approved under the guise of TOD and then whittle away at
these components with bills such as CB-8-2021, you don't have Transit Oriented Development. You merely
have development next to a train station.

COMPONENTS OF TRANSIT ORIENTED DEVELOPMENT

-Walkable design with pedestrian as the highest priority

-Train station as prominent feature of town center

-Public square fronting train station

-A regional node containing a mixture of uses in close proximity (office, residential, retail, civic)
-High density, walkable district within 10-minute walk circle surrounding train station

-Collector support transit systems including streetcar, light rail, and buses, etc

-Designed to include the easy use of bicycles and scooters as daily support transport

-Large ride-in bicycle parking areas within stations

-Bikeshare rental system and bikeway network integrated into stations

-Reduced and managed parking inside 10-minute walk circle around town center / train station
-Specialized retail at stations serving commuters and locals including cafes, grocery, dry cleaners




Thank you for the opportunity to submit these comments. As a Howard County resident, transportation policy
analyst, and MARC train rider for over 20 years, | appreciate your consideration of these points, and | do
sincerely thank you for your service to the County.

Regards,

Sara Vermiilion

8321 Savage-Guilford Road
Savage, MD 20763
240/475-2423
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Sayers, Margery

From: Cynthia Meyler <cmey35@gmail.com>
Sent: Wednesday, February 3, 2021 8:45 PM
To: CouncilMail

[Note: This email originated from outside of the organization. Please only click on links or attachments if
you know the sender.]

Please vote NO on cb7 and ch8.

Cyndi Meyler
{Howard County resident since 1993)
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From: Carolan <cbstansky@comcast.net>
Sent: Wednesday, February 3, 2021 3:47 PM
To: CouncilMail

Subject: No to CB7 and CB8

[Note: This emall originated from outside of the organization. Please only click on links or attachments if
you know the sender.]

Dear Council members:

Please just say no to ZRA amendments without thorough public comment and especially while regulations are being
updated.

Yes, time is money for developers (and anyone running any business), but they knew (or should have known) the
existing zoning rules.

“Betting” that they could get an exception or zoning change is a risk they take, not one you must mitigate.

Folks have recently taken to caliing vaccine distribution “The Hunger Games.”

Last year, after a school board member publically stated “we need more development so our hudget can increase”, it
dawned on me development in Howard County is often like a “Ponzi Scheme”.

New income is used to address old problems, and so on and so on. Who will be the last one standing with no “new
dollars” left to find?

Yes, ! accept that some (many?} zoning rules will be rewritten in the name of revitalization and “progress”.
Let's wait and do it in a thoughtful manner and stop piecemeal “solutions” that help one and hurt many.
Carolan Stansky '

D1-Ellicott City




Sayers, Margery

From:
Sent:
To:
Subject:

Caroline Bodziak <cbodziak@gmail.com>
Wednesday, February 3, 2021 10:16 AM
CouncilMail

NO to CB7 and CB8

[Note: This emall originated from outside of the organization. Please only click on links or attachments if

you know the sender.]

Hello Howard County Council,

I would like you to vote NO on CB7 and CB8.

The developer is asking in the midd!e of Howard County's reworking of its growth plan. [ also question why the
developer would ask to increase the size of allowable buildings by 80% and insist it would not create additional
density. Please vote No. Developers should be paying HoCo for the privilege of making so much money off their
construction in our amazing county, not the other way around.

Thank you,

Caroline Bodziak

3133 Hearthstone Rd.
Ellicott City, MD 21042

443-812-5896




Sayers, Marg_ery

From: Robert Judge <robertjudge@verizon.net>
Sent: Wednesday, February 3, 2021 7:42 AM

To: CouncilMail

Subject: Vote NO on CB7-2021 and CB8-2021

[Note: This email originated from outside of the organization. Please only click on links or attachments if
you know the sender.]

| am writing fo urge you to vote NO on both CB7 and CB8. This county does not have the infrastructure to support these
bills. | have been a county resident my entire life and have lived in Elkridge since 1992, My three children attended
Elkridge Elementary, Elkridge Landing Middle and Long Reach High School. My youngest is in 10th grade at Long
Reach. All of my children have always attended overcrowded schools. it is irresponsible to approve more residential
units when we do not have the infrastructure to support them.

I would like to propose an alternative, give the developers higher density, but no water or sewer service for the next 15
years. Let's see if they will accept that.

Robert Judge

6608 Grouse Road
Elkridge MD 21075
410-660-7013

robert judge@verizon.net




Sazers, Margerx

From: Jason Crouch <ericjasoncrouch@gmail.com>
Sent; Wednesday, February 3, 2021 7:38 AM

To: CounciiMail

Subject: CB7 and CB8 - Vote NO

[Note: This email originated from outside of the organization. Piease only click on links or attachments if
you know the sender.}

County Council,
Today, please vote NO on CB7 and CB8.

Jason Crouch




Saxers, Margerz
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From: Amy Bracciale <amy.bracciale@gmail.com>
Sent: Wednesday, February 3, 2021 7:37 AM

To: CouncilMail

Subject: Vote NO on CB7 and CB8

[Note: This email originated from outside of the organization. Please only click on links or attachments if you know the
sender.]

Council Members,

Please vote NO on CB7 and CB8,

Thank you. Amy Crouch
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ZRA DATE NAME i DebJung! Calvin Ball
193, Blue Stream 9/25/2018 Arnoid Sager S 1,000.00
193, Blue Stream 9/25/2018|Arnold Sager $200.00
193, Blue Stream 12/5/2019|Hermann Drive, LLC
193, Blue Stream 11/13/2019| Water Assoc., Inc.
193, Blue Stream 6/15/2017 Chris Murn S 1,000.00
193, Blue Stream 4/25/2018|Chris Murn S 2,000.00
193, Blue Stream 8/3/2018Chris Murn $  4,000.00
193, Biue Stream 10/19/2018|Chris Murn S 2,000.00
193, Blue Stream 12/12/2019|Chris Murn S 500.00
193, Blue Stream 1/13/2021|Chris Murn S £,000.00
193, Blue Stream + 1/13/2021|Melissa Murn S 6,000.00




Sayers, Margery

From: kathleencf <kathleencf@yahoo.com>
Sent: Wednesday, February 3, 2021 7:.09 AM
To: CouncilMail

Subject: Council Vote

[Note: This email originated from outside of the organization. Please only click on links or attachments if
you know the sender.]

Please vote NO on CB7 and CBS8.
Thank you,

Kathleen Farrow




Sayers, Margsry

From: Christine & Earl Dietrich <dietrichs4@verizon.net>
Sent: Tuesday, February 2, 2021 823 PM

To: CouncitMail; Rigby, Christiana

Subject: Vote NO on CB8

[Note: This email originated from outside of the organization. Please only click on links or attachments if
you know the sender.}

Dear Councilmembers,
| urge you to vote NO on CB8.

As a 23 year resident of HoCo, | have disagreed with the intense and rapid urbanization of the
county. Amid the pandemic, decisions are being pushed through without proper community input. So
much growth has led to pressure on our infrastructure, roads, and schools and countywide resources
have not kept pace with the residential growth. This continues to happen over and over, despite
complaints from residents. | understand the need for progress but it must be done as part of a
comprehensive plan that considers the consequences of such dense urbanization. 1 moved here for
the suburban/rural life, as did many of the people who currently live here, and that is being stripped
away for the greed of developers who do not live in the areas they develop. We are left to live with
the outcome of irresponsible growth. | urge you to vote NO until a general plan can be properly
evaluated by the community and planning for additional resources to the population growth is in
place.

Sincerely,
Christine Dietrich




Sazers, Margerz

From:
Sent:
To:

Cc:
Subject:

Pat Hemler <pathemler@gmail.com>
Tuesday, February 2, 2021 7:56 PM
CouncilMail

Pat Hemler

CB 8-2021 - Please Vote No

[Note: This email originated from outside of the organization. Please only click on links or attachments if

you know the sender,]

Dear County Council,

| want to express my concern and opposition to Council Bifl 8-2021 which would allow developers to buy-down their

obligations to provide required commercial space in Corridor Activity Center zoned areas.

| would encourage the council to adhere to the county master plan. Any future changes to the master plan should be
done with deliberate study and decision. The suggested developer-funded study cannot be assumed to be impartial.

As a 32-year Howard County resident and property owner, thank you for your efforts to ensure the continued high-
quality of life for our residents and for improvements along the Route 1 corridor. | urge you to please vote no to CB 8-

2021,
Thank you,

Patrick Hemler
8910 Lincoln Street
Savage, MD 20763




aners, Margery

P
From; Sara Vermillion <speedy.vee@gmail.com>
Sent: Tuesday, February 2, 2021 7:48 PM
To: CouncitMail
Subject: Comments on CB-7-2021 and CB-8-2021

[Note: This email originated from outside of the organization. Please only click on links or attachments if
you know the sender.]

Dear Howard County Council Members,

Thank you for this opportunity to express an opinion on CB-7-2021 and CB-8-2021. | have worked on
transportation policy issues for 25 years and ridden the MARC train from/to the Savage Station for 20 years. |
am in favor of Transit-Oriented Development (TOD), if it follows the intended framework that makes it truly
transit-oriented and an important component of a county-wide transportation plan. However, I'm concerned that
these bills—particularly CB-8-2021—erode the benefits of TOD and allow the developer to increase profits at
the expense of the surrounding infrastructure.

Specifically, the TOD framework includes not just locating the development close to transit, but also:

a) Sufficient retail space for grocers and other essential businesses so the commuters don’t have to get off the
major transit mode—in this case the MARC train—and immediately hop in their cars to go run errands, thereby
adding congestion to the roads that the TOD was supposed to relieve. By reducing the required commercial
square footage below 20 square feet per dwelling unit, CB-8-2021 severely undermines this key component of
TOD development, not just for this project, but for all future TOD projects in the county. Further, the wording of
the bill summary that notes this reduction in commercial square footage can be done "if the Department of
Planning and Zoning finds based on a market study submitted by the developer that the reduction is necessary
for the financial viability of the project’ raises questions as to who defines “financial viability.” It essentially
ailows the developer to make this reduction in commercial space a requirement, not an option.

b) Integration into a comprehensive transportation and development plan for the surrounding area. The
increased density that CB-7-2021 allows (and that future TOD projects wouid allow) by increasing the height of
the residential buildings should be factored into impacts to locai roads, schools, and other infrastructure. Has
this been considered? | have to doubt it, as the answer to how much the increased height wouild increase
density was "it won't."

Therefore, 'm wholeheartedly opposed to CB-8-2021, and would be in favor of CB-7-2021 only if this and other
TOD projects are appropriately integrated into the Reute 1 Corridor and county-wide plans. The Council has
made progress in reining in developers in Howard County, and | sincerely thank you for that effort. However,
these bills allow developers to use the TOD buzz word to get approval for projects, and then whittle away at
the benefits of a true TOD to increase their profits.

My apologies for the late submission of my comments. Even though l've suspended my MARC train monthly
pass during COVID, telework has allowed the busy schedule to continue!

Regards,

Sara Vermillion

8321 Savage-Guilford Road
Savage, MD 20763
240/475-2423




Sazers, Margerz

From: Dena Evans <ltiblkdog@hotmail.com>
Sent: Tuesday, February 2, 2021 6:25 PM
To: CouncilMail; Rigby, Christiana
Subject: vote NOon CB 8

[Nate: This email originated from outside of the organization. Please only click on links or attachments if
you know the sender.]

Howard County Council Members,
| urge you to vote NOon CB 8
| know you have a lot of things to read so I'll keep it short.

The request does NOT benefit the community as it is too open ended and the result could have a devastating
impact on our county! Public facilities roads, schools, hospitals, ete. in the Corridor are far from adequate now
and this will make the situation worse.Our community is where your heart and vote should be focused and the
community is telling you NO!

Please, Howard County Council Members, | beg you...stop allowing these waivers, revisions, last minute
changes, modifications, sneaky loophole allowances and support the community's wishes, not the developer.

Thanks for your time,
Dena Evans




Sayers, Margery

_ _ I
From: Mans and Marie Raven <hansandmarie.raven@verizon.net>
Sent: Monday, February 1, 2621 8:03 PM
To: CouncilMail
Subject: CB 8-2021 feedback

[Note: This email originated from outside of the organization. Please only click on links or attachments if
you know the sender.}

Dear Honorable Council Members,

I am writing to ask you to reject CB 8-2021 because it fails to be patient and squeezes in a change BEFORE the next
General Plan process and Comprehensive Plan for the RT. 1 Corridor is completed. In order to create ‘amenity rich,
walkable, mixed use developments’ the CAC Zoning District requires residential developments to provide 70 square feet
of commercial space for each dwelling unit {whittled down from 300 sq. ft. originally). This ZRA proposes a reduction to
20 square feet of commercial per residential unit for developments containing 800 or more dwelling units, if the
developer has a market study done to show the amount of commercial space required would affect the project’s
financial viability. | would submit that current market survey analysis frequently fails to take into account the kind of
retail space residents need and want. Rather than smaller, separate retail spaces, | have yet to see a large scale housing
community take a page from Montgomery County and include universally needed larger spaces, such as grocery store
chains, healthcare/pharmacy clinics, and packing and shipping facilities. These industries, as we have seen, are essential
regardless of what else is going on in the world.

Under the proposed (ZRA) the owner can reduce or completely eliminate the commercial requirement for this mixed use
zone. The consequence of the reduction in commercial space is the substitution of additional residential density and the
production of more auto traffic to trave! off site for retail products and services, on an already heavily travelled Route 1
corridor, Paying fees to reduce the square footage of commercial space to be paid into a fund administered by the
Howard County Economic Development Authority does NOT meet the need of the original intent of having amenity rich,
walkable, mixed use communities. It would be much more prudent to consider a green space land use on the first floor
instead of retail, if the developer feels empty retaii spaces could be a blight for the community. Given the characteristics
of the Rt. 1 corridor, having some recreational green space which is easily accessible would serve a much better
purpose, especially in these COVID times, It makes sense for our environmental future as well.

The best piece of legislation for the council to consider would be one allowing for recreational space in addition to
commercial space. At a bare minimum the council should consider requiring that requests for ZRA's have to be posted
on the affected properties, so that community members aren’t in the dark until an unexpected change occurs in their
neighborhood.

Sincerely,
Marie Raven

Laurel, MD
301-317-8010 (home}
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Sayers, Margery

From: Susan Garber <buzysusan23®yahoo.com>

Sent: Wednesday, January 20, 2021 7:56 PM

To: CouncilMail

Subject: Testimony on CB7-2021 and CB8-2021

Attachments: HCCA_CB7-2021 testimonyF.docx; HCCA testimony CB8-2021F.docx

[Note: This email originated from outside of the organization. Please only click on links or attachments if
you know the sender. ]

Attached is my testimony on behalf of the Howard County Community Association on CB
7 and CB 8-2021.

Susan Garber,
Laurel




Susan Garber, Board member, speaking on behalf of the HCCA in
opposition to CB 8-2021.

While DPZ’s proposal is superior to that of the petitioner’s we ultimately
believe it is inappropriate to consider such a wide reaching ZRA when the
General Plan process is already underway. Therefore we urge you to vote NO
on CB8-2021.

There’s a lot of potential profit in the development industry precisely
because there can also be a lot of risk. However in HoCo it appears a
developer can simply reduce his or her risk through the use of ZRAs. Start a
large project under a particular zone, and then, if conditions change, simply
have that zoning regulation modified to protect you, to assure the profit
level you desire. Some might say: What's the harm in that? A man has a
right to make a profit. That’s business.” What's wrong is the harm it does to
an area—the way it can reduce resident’s quality of life due to inadequate
public facilities to accommodate the ever greater residential density
requested to make that profit margin.

This scenario has been played one too many times for this Council to even
consider it while the development of the next general plan is underway.
CAC doesn’t need another band-aid, it needs a comprehensive overhaul or
elimination, as was considered in the Clarion study. There is a reason it is
the most revised and reviled zone.

Sometimes one reaches too far, takes toc many bites at the apple. Trying to
justify the need for yet another change in the rules based on a self-
commissioned market study IS that one bite too many.

Developers always say they need predictability. So does the County and its
residents. HoCo anticipated certain funds to be generated from CAC, yet
with each change those numbers decrease and tax payers are on the hook
to provide facilities and services demanded by the new population. And then
there is the loss from the decrease in ‘fees’ for reducing the ratio of
commercial space to residential.




We urge you NOT to approve this request. It will in turn affect so many
additional CAC properties—all once again in the Route One corridor-~which
still lacks its own comprehensive plan.

The public is still stinging from the manner in which the last ZRA affecting
CAC was handled. CB2-2016, a substantially amended bill where without a
PB hearing or DPZ analysis or public input--- the bill passed, was vetoed,
and over-ridden. All at a cost of well over a million dollars in lost revenue to
the County. Please, let’s not play that game again. Vote NO. There is no
urgency to do this while HoCo by Design is underway. The route one corridor
should provide the benefit from an industrial, manufacturing, and
commercial tax base, NOT a residential tax burden.

Thank you.



HOWARD COUNTY COUNCIL
AFFIDAVIT OF AUTHORIZATION
TO TESTIFY ON BEHALF OF AN ORGANIZATION

1, Susan Garber , have been duly authorized by
(name of individual)

Howard County Citizens Association, HCCA to deliver testimony to the
(name of nonprofif organization or government board, conmmission, or task force)

County Council regarding C B 8 "2 0 2 1 to express the organization’s

(bill or resolution nunber)

support for / opposition to / request to amend this legislation.
(Please circle one,)

Printed Name: Susan Garber

Signature:

Date:; 14 Jan 2021

Organization: HCCA

Organization Address: H C CA

P.O. Box 89 Ellicott City MD 21041
Number of Membess: 500
Name of Chait/President: Stu Kohn

This form can be submitted electronically via email to councilmail@howardcountymd.gov no later than Spm
the day of the Public Hearing or delivered in person the night of the Public Hearing before testifying.




Sayers, Margery

From: Jessica Burgard <jess.burgard@gmail.com>
Sent; Tuesday, January 19, 2021 7:13 PM

To: CouncilMail

Subject: testimony against CB8-2021

Attachments: CB8-2021 - IndivisibleHoCoMD Testimony.pdf

[Note: This email originated from outside of the organization. Please only click on links or attachments if
you know the sender.]

Hello,

Please see the attached testimony against CB8-2021 on behalf of Howard County Indivisible.
Thank you,

Jessica Burgard




Indivisiblek

CB8-2021

"Indivisible Howard County opposes this bill. This private developer is asking us to abandon our
County planning principles so that it can make an even greater profit on their project. The County
does not need any one developet’s tesidential project so badly that it should abandon its own master
plan to subsidize it. Howard County doesn't do cotporate bailouts.

The County master plan states a “key guiding ptinciple” is to provide residents with walkable offices
and high quality retail. But once a residential developer buys out of the obligation to resetve part of
their property for commetcial use, there ate no take-backs. That land has houses on it and is no
longer available to serve the residents of the development and sutrounding community.

The developer watns that unless we reduce penalties for monolithic development they will be
tempted to build commetcial space, but leave it unoccupied until market forces make leasing more
profitable. The developer aises the specter of vacant 'empty shell' commercial property haunting
Route 1 into the future, and the Council is justly concerned. But it is an empty threat, The County's
own Matket Trends Assessment indicates that the demand for commercial property is growing while
the residential market is approaching saturation. New residents bting new demand for setvices,

We should remember that the developer commissioned the economic study to suppott its case for a
county handout, and take it with a grain of salt. However, if, in the short tetm, the developer does
fail to lease out the commercial space, there are options. The County could collaborate with the
developers to fill these spaces with life. Under low cost leases, the County could use the space to
offer services such as youth programs ot eldet care. Likewise, community and chatitable
organizations could use the space for programming to suppott working families. The developet
would get some revenue in the short term, and the community would receive an enormous

boost. The developer could then transition to matket-rate office and high-end retail as the demand
for it grows.

We do not need to be modest in our request to hold the developers to the existing law. The County
has the right to stick to its mastet plan and existing statutes, even if developers would wish them
away for their own profit. Here, the developet has named its own ptice for our future quality of Life,
derived from an economic study that it commissioned. The Council should reconsider offeting buy-
outs at any price, and base its decisions on independent market analysis and the benefit to County
residents,"

Jessica Burgard,

IndivisibleHoCoMD Economic Equity Action Team
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3600 Saint Johns Lane, Suite D
Ellicott City MD 21042

Written testimony on CB8-2021
Suggested Amendments

CB8 seeks to reduce the CAC required commercial mix of space (overall) in a project. This zone
has been modified quite a bit over time, and the mixed use goal is becoming lost.

There needs to be greater care when allowing for short-run maximized profits when there are
economic changes, to be careful about longer-term effects and market supply needs.

We very well may need a change to accommodate pandemic shifts, but this large degree of
flexibility left up to DPZ is not appropriate for long-term planning responsibilities.

The County has a responsibility to many residents, and not just to provide any and all
residential growth wherever possible. We owe it to small businesses, as they recover from the
pandemic, to not have a dearth of supply, leading to high rents.

A much smaller reduction in the required commercial space, such as 10% makes more sense to
allow DPZ as a flexible accommodation, in this zone that was specifically meant to create mixed
use and was originally given a higher residential density allowance because of that goal.

If the requirement decrease is not more limited, then an independent, long-term market
analysis should be the basis of it, and not a developer-provided, single parcel goal-oriented
study.

Thank you,
Lisa Markovitz,
President




Sayers, Margery

From: Elly Colmers Cowan <ecowan@presmd.org>

Sent; Tuesday, January 19, 2021 2:11 PM

To: CouncilMail

Cc Ruby Nwaebube Ruby Nwaebube

Subject: : Testimony for tonight's hearing

Attachments: SGAHC Testimony_CB8-21.pdf; SGAHC Testimony_CB7-21.pdf

[Note: This email originated from outside of the organization. Please only click on links or attachments if
you know the sender.]

Good Afternoon,

Attached please find testimony on behalf of the Smarter Growth Alliance for Howard County for CB7-2021 and CB$-
2021 for tonight’s County Council Legislative Public Hearing.

Thanks so much,
Eliy Cowan

Elly Colmers Cowan

(she/her)

Director of Advocacy
PRESERVATION MARYLAND
3600 Clipper Mill Road, Suite 248
Baltimore, MD 21211

0, 410-685-2886 x303 c. 443-386-4609
e. ecowan(@presmd,org w. presmd.org




Smarter Growth Alliance
For Howard County

January 19, 2021

The Honorable Howard County Council
George Howard Building

3430 Court House Drive

Ellicott City, MD 21043

RE: CB8-2021 — Reduction of Commercial Space Requirement in Mixed Use CAC Zone
Dear Council Members:

The Smarter Growth Alliance for Howard County {SGAHC) is an alliance of loca! and state
organizations working together to foster healthy, equitable, and sustainable communities
through smarter development and transportation decisions and improved protections for the
county’s natural, historic and cultural resources.

The SGAHC opposes CB8 as we believe it is premature to make such alterations while the
County is actively in the process of updating the General Plan and making large changes in
County {and use planning.

There is certainly precedent to make adjustments to the percentages of required types of use in
mixed-use zones to reftect shifts in market factors, but it is concerning that the justification for
the changes proposed by CB8 is a developer-sourced market study and not a study from DPZ or
another unbiased entity. There needs to be great care to not prioritize short-term project
profits for the developer at the expense of general County land use supply needs,

Small businesses have faced unprecedented challenges in the face of the Covid-19 pandemic.
There has been a reduction in the demand for commercial space in the face of the public health
crisis, but that does not mean the demand may not shift soon, especially as vaccinations
become more widespread and the state fooks toward reopening. We know that Howard County
is committed to helping assist small businesses as they look toward recovery, and passing CB8
could have the unintended consequence of raising commercial rental pricing for those
businesses looking to reopen due to a supply that has been too vastly reduced. We should
proceed with caution as it is very difficult to change a residential zoning back to commercial
once altered.

Audubon MD-DC « Audubon Society of Central Maryland e Bicycling Advecates of Howard County
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The Smarter Growth Alliance for Howard County opposes CB8 because we helieve that a
change of such magnitude, that seeks to practically eliminate commercial space in a zone -
meant to incentivize that type of use, needs to be addresses and vetted through the upcoming
review of the General Plan, Barring that, we request that the reduction in the total commercial
space requirement is limited to 10% to prevent any unforeseen negative effects and that an
independent economic measurement be conducted.

We thank you for your consideration of this important issue that could have long term
consequences for Howard County.

Sincerely,

Howard County Citizen’s Association Safe Skies Maryland

Stu Kohn Mark T. Southerland

President Legislative Director

Howard County Sierra Club Savage Community Association
Carolyn Parsa Susan Garber

Chair Board Chair

Preservation Maryland The People’s Voice

Elly Cowan Lisa M. Markovitz

Director of Advocacy President

ce:  The Honorable Calvin Bali, County Executive
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From; LISA MARKOVITZ <Imarkovitz@comcast.net>
Sent: Sunday, January 24, 2021 2:25 PM

To: CouncilMail

Subject: CB8 work session/didn’t get a chance to present

[Note: This email originated from outside of the organization. Please only click on links or attachments if
you know the sender,]

The following are issues/concerns regarding CB8 that were not able to be presented, given time
constraints.

Thank you,
Lisa Markovitz
President, The People's Voice

1. We heard that the petitioner is concerned about having to provide unviable commercial space, and
at the same time is concerned about having more commercial space cause undo added competition
to area businesses. These issues cannot co-exist. It is hard to believe the commercial would be
unviable, since it would not have to serve the larger community, but the captured consumer base of
the parcel's hundreds of apartments. Is 1100 a critical mass?

2. If we cause a dearth of commercial supply across a zone, because residential is more profitable to
developers, we are decreasing income to the County, and hurting small businesses as they recover
from the pandemic as they will face higher rents due to decreased supply.

3. FEE REDUCTION - The regulations have the on or off Route 1 issue tied to having over 800 units.
Are we really saying that if a parcel has over 800 units it cannot afford to have the $50 fee and should
be reduced to $257 We need to lessen the amount given to funding help for other business needs?
Of course, they will decide whether or not to pay it, or create the units, that's the whole reason the fee
is there, to make a scale in the decision for the developer. Having a market study of ad hoc regulation
is not good planning. There are OTHER WAYS IN THE ZONE NOW TO LESSEN THE FEE. in the
zone currently, providing more amenity area, public improvement contributions or more LEED
certification can lower the fee.

4. The high density in this zone was supposed to be a trade-off for providing more commercial space,
and thus the mixed incentive goal. It has been lowered from 300 fo 70 and now suggested to be 0,
without increasing amenities or other trade-offs. If we are going to eliminate the mixed use goal, then
a countering decrease in density makes sense, along with a balanced offset of increased amenity
requirement for those added residents. Increase the amenity requirement percentage on an even
scale with any percentage decrease in commercial.

5. REQUIRE more affordable if commercial is decreased. REQUIRE it all be provided on-site, no
fees, no alternative compliance.




