
Amendment 61 to Council Bill No. 28 -2023

BY: Deb Jung Legislative Day 11
Date: 10/02/2023

Amendment No. 61

(This Amendment makes the following change to HoCo by Design Technical appendix C: Focus
Areas: Amends the Village Center Redevelopment Illustrative Concept to mamtam a grocery

store presence in Village Center redevelopments.)

1 In the HoCo By Design General Plan, attached to this Act as Exhibit A, amend the following

2 page as indicated in this Amendment:

3 • Technical Appendix C: Focus Areas: 19.

4

5 Correct all page numbers, numbering, and formatting within this Act to accommodate this

6 amendment.

7
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Village Center redevelopment Illustrative
Concept

The concept illustrates how a village center could be redeveloped with a mix of uses while strengthening

connections to open space networks and nearby neighborhoods.

Design and Planning Principles Illustrated in the Concept

1. Open Space Brought to the Forefront

a. A community gathering place is created with a viable public edge.

b. Connections between usable open spaces and the natural open space/pathway network are improved.

c Stormwater manageme^prectices are integrated into the open space design and provide opportunities
for interpretation and oStdoor education.

d. Tree canopy is increased, and lawn is converted to native landscaping, including pollinator gardens.

2. Leveraged Amenities

a. Destination uses (restaurant, cafe, civic) are located where they can leverage the value of views to open

space amenities.

b. Active uses front opeq^paces to promote "eyes on the park* and natural surveillance by the users and
occupants of those usl

3. Destinations Created

a. The village center is established as a visible and meaningful destination along the open space and pathway

network and from nearby neighborhoods.

b. Multiple destinations are located within the village center, including gathering places adjacent to interfaith

centers, plac&s for cultural expression and public art, and an activated public realm along internal street
networks.

c. tnfill development is designed with sensitivity to context in terms of building heights, form, and massing.

Building height and mass gradually transition to adjacent [ower-scale neighborhoods.

4. Transportation Choices

a. Multi-modal pathway connections tie the village center into the broader transportation network.

b. Complete streets accommodate multiple modes of transportation and green stormwater infrastructure.

c. Clear and intuitive connections to adjacent neighborhoods and open spaces are provided.

5. Expanded Land Uses

a. fo the extent posciblo, o A grocery store pres&nce is maintained or a new anchor is provided.

b. Retail and service uses contribute to a w'brant public realm.

c. Residential uses support other uses, activate the open spaces, and provide housing options, including

multi-family. townhouse, affordable/workforce, and missing middle housing (such as duplexes, triplexes,

quadplexes, and live-work units).
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The concept plans and drawings in this appendix illustrate hypothetical

approaches to redevelopment and infitl, and do not represent proposats

for deveiopment.
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Amendment 62 to Council Bill No. 28-2023

BY: The Chairperson at the Request Legislative Day 11

of the County Executive Date: 10/02/2023

Amendment No. 62

(This Amendment makes fhefolhwmg changes:

1. Removes Industrial Mixed Use and MXD character areas from the FL UM and replaces

f hem with nmlfj-fami'ly, sifbnrbcm commercial, smgle-family neighborhood and mdustrial

chciracfer areas both in Chapter 2 and on Map RTE 1-2, Route 1 Corridor Fnftn'e Lcmd

Use.

2. Removes Elh'idge as an activity center on Map 2-4

3. Creates a South Elh'idge Civic District and provides that the South E/hidge Civic

District is anchored by civic uses and intended to be a unique, walkcible, campus-like

destmation.

4. Industrial Mixed-Use character maps in Chapter 5, Economic Prosperity, are removed.

5. Maps in Chapter 10, Mcinaging Growth, are amended to remove the activity center

character area cmd replace if with other character areas.

6. Removes text related to mixed-nse activity centers in the Route 1 Corridor Plan.

7. Amends Policy Statements and Implemenfing actions accordingly. )

1 In the HoCo By Design General Plan, attached to this Act as Exhibit A, amend the following

2 pages as indicated in this Amendment:

3 • Chapter 2, Growth and Conservation Framework - page 40;

4 • Chapter 5, Economic Prosperity - page 22, 31, 32;

5 • Chapter 10, Managing Growth - page 9, 10;

6 • Route 1 Corridor Plan -page 13, 14,61,62,65,66,72,89,90,91,92,93

7

8 In Chapter 2, Growth and Conservation Framework, on page 40, Map 2-3, the Future Land Use

9 Map shall be amended to remove the Industrial Mixed Use and MXD character areas and replace

10 those character areas with multi-family suburban comiTiercial, single-family neighborhood and

11 industrial character areas.

12

13 In Chapter 2, Growth and Conservation Framework, Map 2-4, as added by Amendment No._,

14 shall be amended to remove S. Elkridge as an activity center.
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1

2 In Chapter 5, Economic Prosperity, on pages 31 and 32, Map 5-4 shall be amended to remove the

3 "Industrial Mixed-Use Activity Center" designation from the South Elkridge area.

4

5 In Chapter 10, Managing Growth, on pages 9 and 10, Map 10-1 shall be amended to remove the

6 activity center character area and replace it with other character areas.

7

8 On page 14 of the Route 1 Corridor Plan, Map RTE 1 -2: Route 1 Corridor Future Land Use shall

9 be amended to:

10 • Remove the Industrial Mixed Use and MXD character areas from the FLUM and replace

11 them with Muld-fanuly, suburban commercial, single-family neighborhood and industrial

12 character areas.

13

14 Correct all page numbers, numbering, and formatting within this Act to accommodate this

15 amendment.
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KEY BUSINESS DISTRICTS AND CORRIDORS
Seven business districts (shown in Map 5-3) represent opportunities for employment growth at different scales.
Each area presents diverse prospects for business to thrive and contributes different levels of economic impact.

However, they all work together to maintain Howard Count/s regional status and high quality of life.

Main Streets

Howard County's main streets are anchored in areas with rich

histories, featuring historic buildings of significance within unique

built environments and landscapes. The Count/s only state-

designated Main Street, Old EIIicott City, is an economic engine

and boasts a collection of independent merchants and restaurants

in an historic environment As such, it is a regional tourism

destination, a center for entrepreneurial endeavors, and an active,

nationally-significant historic commercial district The Ellicott C'rty

Watershed Master Plan (ECWMP), while a stand-alone document,

is incorporated by reference in HoCo By Design and includes an

economic development framework of policies and actions that

are based on a market assessment and community engagement

conducted through that planning process. These policies and

actions guide new construction, redevelopment, existing business

support, attraction and retention, and branding and marketing

efforts along Main Street in EIIicott City.

While not designated as Main Streets or historic districts, smaller
commercial districts also exist in Elkridge and Savage Mill. Both
areas host a growing presence of small businesses that embrace
the character of a typical main street and possess the potential to
become destinations through deliberate placemaking, partnerships,
and marketing. s:

MARYLAND MAIN STREET PROGRAM

In 1988, the Maryland Department of Housing and Community Development established
Main Street Maryland, a comprehensh/e program for traditional downtown revitalization.
This program follows similar tenants to the National Trust for Historic Preservation's Main
Street approach, focusing on economic development through actrvities such as historic
building rehabilitation, organizational partnerships, marketing and promotion, special
events, and improvements to public areas. Old Ellicott City became a state-designated
Main Street in 2015.

Route 1 Corridor

The Route 1 Corridor is located a few miles from the
Baltimore Washington International Thurgood Marshal!
Airport (BWI), Fort Meade, the National Security Agency
(NSA), the Port of Baltimore, and other important federal

institutions. First known as the Washington and Baltimore

Turnpike in the early 1800s, Route 1 currently sen/es as a

critical eastern transportation corridor connecting major

employment centers in Baltimore and Washington, DC

The nearly 12-mHe stretch of Route 1 is an essential part

of the vibrant neighborhoods and economy of Howard

County. In 2020, the Route 1 Corridor's total employment

accounted for 25.2% of all jobs in Howard County.

according to the Maryland Department of Labor data, and

is projected to grow an additional 1,000 Jobs by 2025.

The Route 1 Corridor is characterized by a mix of heavy industrial, warehouse/distribution, and pockets of residential

uses. Additional legacy uses include motels, trucking facilities, car repair businesses, fueling stations, and storage
facilities. The Corridor also has a considerable number of underutilized properties woven into these various active

uses, which have potential for redevelopment The Corridor is also home to several historic communities, stable singie-

family subdivisions, and newer multi-family developments. The Corridor has four Transit Oriented Development

fTOD) Districts—Oxford Square, Dorsey, Annapolis Junction, and Laurel Park—that allow for employment center

opportunities within walking distance of public transportation.

The success of this industrial Corridor hinges on key economic trends, consumer preferences, and the changing

retail climate. One trend is industrial space expansion from manufacturing to distribution and warehousing in

submarkets along the Corridor—the southeast and east EIkridge. This expansion is partially driven by location and

the profound shifts occurring in consumer spending patterns from point-of-sale locations to e-commerce sites.

Retaining industrial land is of primary importance and often competes with efforts to create a safer, more attractive,

and higher-functiomng corridor. With the limited availability of large industrially-zoned properties, these limited
resources must be closely managed and retained over time. Ground floor retail along the Corridor is struggling

and will require regulatory changes to remain viable. Many parcels along the Route 1 Corridor are zoned Corridor

Activity Center (CAC). The purpose of the CAC District, as stated in the Zoning Regulations, is to "...provide for the

development of pedestrian-oriented, urban activity centers with s mix of uses which may include retail, service,

office, and residential uses." Thte intended purpose has not been realized. As noted in the 2018 Land Development

Regulations Assessment, many stakeholders indicated the 50% retail requirement was difficult to meet given retail

market conditions along the Corridor. While the goals of this district remain desirable, the locations of these centers

and incentives to create them must be revisited.

HoCo By Design's Future Land Use Map (FLUM) identifies focused activity centers throughout the Corridor to

create compact, walkable environments that serve broader^civic, economic, entertainment, and housing needs in

the community, including an Industriat Mixed-Use Activity Center character area. More information on the CAC

district and activity centers in the Route 1 Corridor can be found in Route 1 Corridor: A Plan for Washington
Boulevard.

EP-21 Chapters: Economic Prosperity HOCC ^^ 2S23 COUi-'SCiL ^F:^.!? Chapter 5: Economic Prosperity EP-22



VISION FOR THE CORRIDOR
The vision for the Route 1 Corridor in Howard County focuses on presen/ing Washington Etoulevard as an

industrial employment and transportation corridor. It would include a series of targeted and redeveloped activity

centers with a mix of uses connected to regional transit Throughout the Corridor, the existing employment base

and residential communities will be strengthened through placemaking, historic resource preservation, strategic

environmental health protections, new passive and active open spaces, economic development incentives, and

muhj-modal transportation and accessibil'rty improvements. Within the targeted activity centers, redevelopment

that allows a flexible mm of uses, including civic, residential, commercial, retail, entertainment, and light industrial

that serves the community and offers opportunities for small businesses to thrive, is encouraged. Diverse

employment uses, with a focus on non-automobile-ori&nted businesses fronting Washington Boulevard, will be

encouraged along with new economic sectors such as a "Maker Economy," to create a sense of place unique to

Route 1,

Future Land Use Map and Zoning

The Future Land Use Map (FLUM) supports the vision for the Corridor as it dearly identifies areas intended

for future or continued industrial, residential, and commercial uses. This identification will provide greater

predictability for the comprehensive rezoning process. The overall mix of land uses corridor-wide are envisioned

to remain largely the same; however, within activity centers, most land uses are envisioned to change. Specifically,

activity centers are envisioned to include a mix of residential, open space, and commercial uses and, in certain

areas, will continue to allow light industrial, thus minimizing the loss of industrial land.

Current Land Use and Zoning Overview

The Route 1 Corridor is approximately 14,000 acres in size and comprises 8% of Howard County's land area. Curr&nt

land uses in the Route 1 Corridor include industrial (30%), residential (29%), open space (18%), governmental/

institutional (13%), commercial (9%), and mixed-use (1%). Manufacturing zoning districts (M-1 and M-2) cover

almost 38% of the Corridor.

Mixed-use employment zoning districts in the Route 1 Corridor include the following: Corridor Employment-

Continuing Light Industrial (CE-CLI) at 1%, Corridor Activity Center-Continuing Light Industrial (CAC-CLI) at 3%,
Transit Oriented Development CTOD) at 3%, Planned Employment Center (PEQ at 2.6%, New Town (N7) at 0.13%,
Planned Office Research (FOR) at 0.10%, and a combination of commercial zoning districts (Business Local or

B-1, Business Local-Commercia) Redevelopment or B-1-CR, and Business General or B-2) at 2%. Chart RTE 1-1

presents information on the overall zoning in the Route 1 Corridor.

MAP RTE 1 -2: ROUTE 1
CORRIDOR FUTURE

LAND USE
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ACTIVITY CENTERS and Special Districts IN THE
ROUTE 1 CORRIDOR
Activity centers are intended to be mixed-use, walkable places that sen/e the needs of current and

future residents, and offer unique opportunities for a mix of businesses. They should become important

"destinations" in the Corridor with a sense of character that is compatible with the industrial uses that

surround them. With recommendations focused on redevelopment; placemaking; attracting a mix of

residential, commercial, and light industrial uses; and improving multi-modal transportation connections, these

Route 1 Corridor activity centers will expand the vitality and sustainability of the area, the efficiency of the
transportation system sen/ing the location, and the sense of community experienced by residents,
business owners, and visitors. The South Elkridqe Civic District is anchored bv civic uses and intended to be

a uniaue, walkable, campus-like destination.

Activity Center Character Areas

Based on the character areas found on the Future Land Use Map (FLUN4}, ttwee two types of activity

cent&rs can be found in the Route 1 Corridor: Transit Activity Centers, Miwhd-ys& Activity Centers, and

Industrial Mixed-Use Activity Centers. They are similar, as they all promote a mb< of residential and

commercial uses, walkability, and open space. However, each differs in the uses that are prioritized and in the

opportunities they offer for different nonresidential uses. For example, some activity centers allow

light industrial uses that could attract eclectic, creative, or ardstic/maker spaces that draw in

residents, visitors, and small and large businesses. Others will continue to be residential hubs with

proximity and connections to transit stops.

MAP RTE 1 -10: ROUTE 1

ACTIVITY CENTERS
and Special Districts
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Mixed U5C Activity Cc-ntof&

Mwed-UGf Activity Centers arc 'omistoncd to pFevick:-opportunitic5"for-ro';tdcntiQl and commorcial

development and signiftcontly'suppert-the retail strategy for the Cofridor.-Like-the induEtriol miwd • use"areas;

thcsc-ar-eas will also hove gr-eet-potwtial for redevelopment and-tronsf&fmation, and could offer'opportymties
for office uses in oddition-t©-T-ett>»l-and <;ntortoinmcnt uses and other services for the noighbeftng-eowFnunittes

in the Corridor.

A large scak," Mixed Uso ActMty-Ccntor mL>y.".bc surrounded "by-one or more- residential noighborhoodc

that-pfovide —addfttonal —noorby —home —chofecs —aftd—cncourogc —aetwe—liwftg—with—a—comprchonsivc

and intcrconnoctcd-nctwork ofwalkoblo stroots-

Some orco'i dcsignLitcfl-ias'-Mixcd Use ActMity Ccntcr-arc—eurrcntly suburban rctoil-Of—suburbor) office
centers. Transformation-of- these orcos to sypport' mfxe<!"us(l-dcvclopmcn: will roquirc-detibw-ato-planning

and-phasing to-kccp the orcQO 'riablc during their period •ef^hiinge-

Mixcd-Use Activity Center
Character Area Descriptien

Land that offers the opportunity to serve

broader —oconomtc'; —entortinnmcnt,

and housing noeds-tp>-th<*-<6(wnunity.

Land uses 'should —ewsotif'agc —aetwe

public —spiicos —bctwoCTi —biddings.

Residential units or office spiicc-moy-bc
found obosi'c storefronts. —Homes' • in

and—sufrounding —^he—eertef—e^

development —may — effef—sevfifat

choices to live and cxporicnco—thc

Mwod-Usc i-ctiM'ity Contcir-

indudtftg; —btrt—net—limited —^7

fmssif»g—mkldfc —beme—choices. —fe
wspeftd —te•—"•"• future —morkot

demands, -Mtxt-d-y-ic- Activity

Centers may also—include flex- 'uses.

Parking —is satisfied —using —on otrGGt

paririftg; —structured —parking, —and

shared —roar lot —parking —stfotcgre'i-

Vw —compoct, wnlkablc onvifemm&M

and—flptrt—ef—residential —sn^

nenfcskkifvttal —ysc'i ..in.. the.. .Contor

support ••"-•— multiptc "•"•-— modes —ef

transportation.

Current Zoning in Activity Centers

The predominate zoning districts within the activity centers include the Corridor Activity Center (CAC), Transit

Oriented Development fTOD), Corridor Employment (CE), and the Continuing Light Industrial (CLI) Overiay Zoning
Districts. While the pedestrian-oriented and mixed-use goals of these districts remain desirable, some of these zones

have not produced the desired results of moderate-density, walkable, diversified developments that would serve

multiple neighborhoods. The Industrial Mixed-Use t>nd—Mixed Use Acti'u'ity Contors—iirc is intended to have

goals like those of the CAC zone. Additionally, the current TOO Zoning District lacks clarity regarding its desired mix
of uses, such as commercial and open space goals. Therefore, the locations of these activity centers, and the

incentives and zoning districts necessary to create them are being revisited in HoCo By Design.

Environmental Health

The Route 1 Activity Center Districts (described in the "Activity Center Districts' section) are envisioned to

provide opportunities for redevelopment, new development, and additional open space. These changes could

improve environmental health if the districts incorporate green building materials and design, enhance

stormwater management infrastructure, increase native tree canopy, and add diverse wildlife habitats such as

pollinator gardens.

IVlulti-Modal Transportation

As stated earlier in th& Plan, mobility options for pedestrians, bicyctists, and transit riders should be increased, and

multi-modal improvements and complete streets prioritized, especially in activity centers. Howard County adopted a

Complete Streets Polic/ in 2019. Goals for the policy include improved safety, more travel options, reduced

transportation costs, improved access to goods and services, enhanced equity and access to transportation, and

healthier communities. The Complete Streets Policy supports the Count/s investments and partnerships in the
Route 1 Corridor, which can support further investment in transportation infrastructure in activity centers,

including pedestrian and bike infrastructure.

Redevelopment projects should provide the types of infrastructure improvements as detailed in county and

national design manuals and guidelines. These improvements could include bicycle boxes at intersections, cycle tracks,

shared lane markings, colored bicycle lanes, bicycle route wayfindmg, or other state-of-the-art street design

solutions to improve bicycle/pedestrian access. comfort, and safety. These improvements should also prioritize

filling gaps in existing sidewalks and making the activity center more ADA accesable. Wayfinding could be

incorporated to enhance connections to regional trail systems and transit Spot improvements, such as crossing

enhancements, trail connections, and neighborhood hiking routes, could also be implemented. Pedestrian- and

bicyde-focused plans could be completed by developers as a condition of zoning or site plan approval.

Dedicated routes for large tmck travel are limited in and around activity centers. Goods will be brought into

the activity center by a wide range of delivery vehicles and sizes. While it is recommended that trucks travel on

designated routes, allowances should be made for trucks making deliveries, such as to commercial sites, light

manufacturing businesses, and homes. Where overhead utilities are present, the placement of canopy trees

should be considered within private property easements set back from the utilities or understory trees
should be placed beneath the utilrtiesL

65 2023 Council Draft Route 1 Corridor Plan 2025 Council Draft Route 1 Corridor Plan 66



ACTIVITY CENTER DISTRICTS
Ttwee Two Activity Center Districts have been identified in the Route 1 Corridor. Each District is

comprised of two or more of the following activity center character areas: Transit, Mixed Use, and Industrial

Mbced-Use. These Districts are targeted for redevelopment and include North Laurel and Dorsey

Station-end—Elkfklge—South. Various factors were considered as selection criteria in locating and

designating each District These criteria were informed by preceding studies, existing

county policies, the community engagement process, and consultant analysis. Many of the parcels

within each District meet multiple criteria listed below and have high potential for redevelopment

Underutilized Properties:

Vacant or undeveloped properties

Larger properties with small or ancillary buildings
Publicly owned land and buildings
Existing land uses that unden/alue the highest and best use of the property, such as auto sales, truck terminals,

and older motels

Blighted Uses:
Junk yards

Auto storage yards

Vacant and abandoned properties
Properties used for general storage of materials, equipment, and the like

Properties with ertensrve deferred maintenance and those that visually impact the Corridor or would

discourage reinvestment in adjacent properties

Other factors:

Feasibility of relocating or renovating existing and operating businesses to achieve optimal use of the Route

1 Corridor's frontage lots.

Proximity or connectivity to destinations and community assets, such as existing infrastructure, public facilities,

and recent redevelopments.
Limitations and opportunities presented by the existing character and connectivity of each District

Location and significance of natural resources and environmental features.

Minimizing loss of industrially zoned land.

This section provides an in-depth overview of the existing conditions in each District. Design opportunities,

land uses, and zoning changes are identified in the policies and implementing actions below, and should guide

comprehensive rezoning, updates to design manuals, guidelines, and land development regulations, future master

planning or functional planning efforts, capital budgeting, and operational planning within governmental and/

or quasi-govemmental agencies. Design concepts and supporting images are presented but are not prescriptive.

Each illustration offers a depiction of one possible (redevelopment scenario to convey recommendstions in

more detail. The information presented communicates design intent, which provides an extra level of guidance

to county officials and stakeholders as they update the Zoning Regulations. Elements of the design concepts and

their recommendations were influenced by ideas and input generated by community feedback.
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ELKRIDGE SOUTH Civic DISTRICT
One Oyj.cDistrirt is identified in the Route 1 Corridor. Althouah the area will predominantlv retain its existina land use character
desianations, redevelopment opportunities should contribute to the creation of a campus-like destination anchored by civic,
co mmunity-focused, and recreational uses. These uses may include opportunities for educational facilities, oarks, fields, event
space, a communitv center, indoor athletic facilities, and other communitv-sen/inq amenities.

Existing Conditions

The EIkridge South District fronts Route 1 and is located to the east of Troy Hill Drive Commerce Center (north

entrance), Ducketts Lane, Capitol Mobile Park, Elkridge Library, and established residential communities located off

Ambermann's Road, Hunt Club, and Rowanberry Drive. The newly renovated 35.000-square foot Elkridge Library, 10,000-

square foot 50+ Center, and Do It Yourself Education Center have become a civic focal point for the community and are the

adjacent catalyst for this District In addition to the modern architectural building materials (featuring steel and glass), the site

amenities include an outdoor terrace, a living retaining wall planted with vegetation, pathways connecting to the

community, and a stormwater retention pond.

The Elkridge South District is anchored by industrial and automotive uses to the north, including a large UPS
Worldwide Express Freight Center, a used car dealership, auto repair businesses, construction companies, and large

equipment rental businesses. Limited commercial uses are found in the area, including roadside food trucks, convenience stores,

and liquor stores. Residential uses can be found in the District, including a small portion of Harwood Park (a 1970s-era :9

planned residential community off Route 1} and a future 408-unit new residential project, known as the Elms at Elkridg&,

situated on almost 35 acres fronting Route T. and the site of a former Junkyard.

The District is approximately 184 acres In size. While current land use is predominantly industrial, with three-fifths of the

District in industrial land uses, much of these uses are nonconforming to current zoning. About a quarter of the District is in

residential use. The remaining portions of the District are made up of government and institutional land, commercial uses,

and rights-of-way. The current zoning is under one-half M-1 and over a third CE-CLI. The remaining portion of the District is

within CEF zoning. Large industrial warehousing and car storage lots are predominant in this area.

The character of development within the District's boundary today is primarily industrial in nature, with wide setbacks, and an

established single-family neighborhood wedged between the industrial areas and the stream corridor to the west

White there are roadway linkages to existing residential neighborhoods on the west side of Route 1, a limited network exists on

the east side. Harwood Park is the exception, as it has a true street grid. Similarly, continuous sidewalks exist on the west side of

Washington Boulevard while there is a distinct lack of pedestrian connectivity inside the District There is currently no crosswalk

from the library to the east side of Washington Boulevard. There is a crosswalk at the signalized intersection at Rowanberry

Drive. A crosswalk also exists at the signalized intersection at Loudon Avenue (Harwood Park entrance) and Washington

Boulevard.

This District lies wtthin the Lower North Branch Patapsco River watershed and the Deep Run Tributaries

subwatershed. The District contains portions of two major and three smaller tributary streams to Deep Run. The major

tributary streams have forested 100-year floodplains that vary in width. The District is approximately 25% forested, with

several forest patches that provide buffers for the tributary streams. Current development regulations require protection of

MAP RTE 1 -13: ELKRIDGE SOUTH
Civic DISTRICT LOCATION

HOT TO tU>U
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Redevelopment Vision

The redevelopment of the Elkridge South District will energize this portion of the Route 1 Corridor, creating a
"Civic District" that provides new opportunities for communkv aatherina and public space, recreational

facilities, and other civic uses. The Elkridqe Branch Librar/, 50+ Center and DIY Education Center will serve as

existina "civic anchors in this District. Redevelopment should result in a uniaue camous-like, walkable district

with enhancecLstreetscape to saf&fy connect across and alonq Route 1 to link new and existina develoDment

in and around_tiTe_disi:ncE._Jh.e_Di5trict will sewe as a qathering point and provide connections between

Historic Elkridqe Main Street to the_North_and_the Dorsey Station Activit/ Center to the_South providing &

'bookend" to the North Lauret District New_ciyic and recreational areas as well as lt-t5-intGf»dckd"to

^ettvef new commercial amenities isjntended to address the needs of the residents of EIkridge,

Harwood Park, and other nearby undersen/ed neighborhoods. Redevelopment and new development
wilt also create opportunities to improve environmental health with "green' development that enhances

energy efficiency, open space, and stormwater management

As various residential uses are adjacent to and planned around this District n_elqhb.orhopd-sen/inQ

commercial _Ln£iJJ__d_ev_el.opment -a—mixcd-usc —dcvclopnnc'nt in this location could help meet the

demand for retail in the Corridor. "Mwcd-use Commerc^aj development should be targeted along

Route 1 frontage to beautify the streetscape, create a safe and accessible pedestrian

connection, and incorporate complementary communrty related uses. Connecting ex[stb_(
neighborhoods, existing and future civic facilities -this—District to thc'+towar-d-Gounty Library and adjacent

neighborhood-serving comTnerciaI is of upmost importance.

This area currently hosts a number of smaller light industrial businesses and is adjacent to a loose

collection of trucking and airtomotivs uses both inside and adjacent to the District Where there are
opportunities for industrial uses to remain, plans for trucking in and around this District should be made.

Character Areas and the Future Land Use Map

Character Areas

C^> Vunil.imf, h.n'^

rDorsc/Sfddon
District fS^ Sutulwn C;T

In the Etkridge South core area ©is&tet, the Future Land Use Map (FLUM1 proposes to retain the current industrial

land use designations along the e_artern_and_northern portions of the district. A new suburban commercial

character area runs along the southern and central pp_rtj_Qns_of_the_district to achieve neiqhborhood-serwnq retail.

Existina and planned residential development at the souther portion of the district has a Multi-familv

Neighborhood character area. Civic uses are encouraged within these and surrounding character areas and

Dropertv acquisition may bejiecessarv to realize the "civic distnd" vision.o-blcnd of the'Mixcd-Usc-and Industriiil
j /^An^rt." ^t^^^^j~+A^ '^--/^^^.

The Etkridge South G^ District g^g, is located just north of the Route 100 and Route 1 intefsedwn anti indudK a_mix_of different
/yffif^tpf ofptJK fhf* {nfiu^tnn! Mjj^rrf {1'.^ f^ntf fenced iJ^c activity Center ct'

A/"frJ^"+" ^ABI^AJ* ^k^F-i/^^n^ ^im^ nn^l/A^ km ^i •/»+ • •A ^ A

IJf '"11 I^IUUL."^

inOUSlflQI U5CiJf U(1(J - ^lUUUL UHt- ^tfft^^S^^fttil^f^^lfJ OT^C'jlQCflLliJI' USCS^ I f1C ^'GmliH^l^tC^^^ft^^^^SC5 H^^OQ INfltKO

dQtj f(w/tQ(?miQt,' ono ctovcrnmcnz isna"tn5iiTUti0ft&^ i n^^^flaust^i

J\. m«l»l frTI^T T«.Ti»T fl»l» I LI IU I UH.^1 Ul ^U II lUMuJ UP IU-JL UT 1^1 11UH'"^JI LI 1^ U/1L?Lf i Hi uiuriu LIHJ uuy

is p rcoofrn n Q R'lty inauszaoi^v/tTn QDOLH TW
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RTE 1-29 Policy Statement

Protect and promote industry and a compatible mix of uses within the Industrial and Suburban Commercial Mixed Usc-Afitwi^-^cntcr
character areas in the Elkridge South District

Implementing Actions

1. Protect and support the viability of existing industrial, commercial and flex space uses in the area.
Z Redevelop underutilized properties with new civic, indoor and outdoor.recreational, residential, commercial, light industrial, and flex

uses. New building materials and site design should be compatible with existing industrial uses.
[VGIOD o new inousm^i, mio ' acftStTv*"f^mxcfl use zone, or Q co m Din on on or zones TO r tnis t^HflincT'mQtaimFiuut-^l-tiuitjiind- lui j

'5iQn DnncipiCG ano compiittDic^QFiG'tisicsn

Facilitate the development of o Mixed Use Actiwty CcntGf that includes, civic and recreationaL commercial, retail, and residential uses, and
opportunities for placemaking in the Elkridge South Civic District.

Implementing Actions

1. Anchor Route 1 intersections in the area with connecting neighborhood streets to create neighborhood gateways.
2. Develop design guidelines for the Elkridge South Civic District that allow for mixed-yso; neig h borhood-semnq commercial

development to support existing and planned residential communities.
3. Consider attracting convenience commercial (including commercial pad sites) and eliminating auto-related uses on properties that

front Washington Boulevard.
4. Redevelop Route 1 frontage parcels with new neighborhood-sen/ing retail and restaurant uses.
5. Create small community greens and/or hardscape plazas to provide opportunities for activities like outdoor dining, music, and

movies-on-the-green that bring community members together. Ensure that community gathering spaces can be accessed by walking
and bicycling from nearby homes.

6. Consider public acquisition and aoqreaation of land within the Civic District area to provide public community facilities or other
aovernment uses, such as a hiah school, communit/ center, parks, fields, event space, indoor athletic facilities, and other communitv-

serving amenities. Enqaqe district stakeholders in identifyinq opportunities forJpca.tinq_new_cjyLc_uses;

RTE 1-31 Policy Statement

Increase connectiorts between adjacent sites while safely facilitating the maneuvering of semi-truck traffic in
the EIkridge South District

Implementing Actions

^- •'^'S^—^i^3s^y ,5 ^^
^ . ^—T*

<^^ <-<rl:^
A/^^J-^^s^^:§^^^:^f^^^h-^^^\^l^y^^^'^'^'^^' .^r<:^

{'^^^\ *'.'_ ^ ^-^ * r^ •

1. Develop a transportation study for the Elkridge South District
2. Provide pathway connections to adjacent open space corridors and neighborhoods.
3. Create an internal network of streets to improve connections to the EIkridge Library from residential and

commercial uses.

4. Support the addition of a signalized intersection and crosswalk that connects the EIkridge Library to the
east side of Route 1, where the Mixed-Use Activity Center is proposed.

5. Support a local street network that sen/es buildings directly and enables businesses to load and
maneuver trucks. Semi-truck traffic should move goods and services on routes that minimize impacts on
neighborhoods and commercial sites within and around the District

6. Consider prioritizing Pine Avenue as an access point for industrial uses within and east of the Elkridge
South Civic District

The itlustration highlights one of many possible concepts for modest inft!! development along Washington Boulevard, In this case. smatl
format retail shops and rstourantf that serw the needs of nearby residents are etepicted. New singte-Stdry retail shops and restaurants are
placed otwg ffouw 1 as a new front ctoof" fo t/ie existing neighborhwsd bf hind A smatl ammunity green between two buM'ings, and a
hatdscape plow surmundwg twm otfwr buildwg^ pftwde opportunitiw fw activitcK Fdte owdow d^^^ music, and movies-on-the-gfwn
that bring community members together, The destinatiw-minded uses in the buildings could be reached on foot or by bicycle {rom nearby
homes.

95 2025 Council Draft Route 1 Corridor Plan 2023 Council Draft Route 1 Corridor Plan 94



Amendment 63 to Council Bill No. 28 "2023

BY: DebJung Legislative Day 11
Date: 10/02/2023

Amendment No. 63

(This Amendment amends HoCo by Design Chapter 11: Implementation to add annual

monitormg and four year performance measures.)

In the HoCo By Design General Plan, attached to this Act as Exhibit A, amend the following

page as indicated in this Amendment:

• Chapter 11: Implementation: 3.

Correct all page numbers, numbering, and formatting within this Act to accommodate this

6 amendment.

7

IwriNyttto b • tt»«*W <<
Am ^ FRSX-.30-^1

Council Administrator

LEG1842



Implementation

HoCo By Design identifies policies and implementing actions that are integral to the ultimate success of the

General Plan. Further, HoCo By Design strives to be predictable and achievable, consistent with the County's

desire to measure, monitor, and track county service delivery. The County created HoCoDASH (Howard County

Data Analytics and Statistics Hub), a website that showcases performance objectives tied to the County's policy

priorities, in 2019. To align with the County's commitment to performance monitoring, implementation

progress on HoCo By Design's polices will be tracked on a regular basis. Consistent monitoring will help ensure

accountability for implementing HoCo By Design and enable the County Council, county departments, and the
public to understand the County's progress toward meeting the Plan's vision. Two tracking mechanisms wilt be

used: annual reporting and five-year performan* monitoring. Th& County should present this information in

an accessible and user-friendly format to increase transparency,

AnnuaLM onitorjncL
.^

Annual monitoring will provide an 2iccountabi(itv_fr3mework for reportipa progress on imDlementation of Ho.Co_

By Design, Implementation stratecnes_arg_SDeoTic actionsthat collect)ve.)y_wiUJead towacd_a£hlevement_of_the_
goals and policies in this Plan. AnnH.iLcomEilation ofthisjnfermation wi|l_Bromote inter-deDartmental

coordinstion as each department^ares and can view the progress made on the strategies. It also
demonstrates dearly to elected officials and the.publicjthaUbeir locaLoovemment is follpwlncithrouah on the_
commitments made in HQ.CO Bv Desian,

The Department of Planning and Zoning_will take th& lead ;n_ coordinating the_HoCo By Design a.n.nu^L

monitoring report. The HoCo By Design monitoring report will compjementth.e ann.uaUandjjse measu_res_and_

indicators reportJ.hatHoward Countv_currentlv DreDares as reauired bv Mar/land State law. The measures and
indicators report providers ummarv information on land development in the Countyincluding amendments to

the zoning map and statistics on the amount of_residentiaLand connmerciaLdeveloDment permitted bv the Plan.

Four Year Performance MeasLires

The performance measures report analyzes the County's progress towaidjneetina the.Pjan 2Q40 aoals and
policies in four-vear intervals. This analysis will include eva!ustion of the effectiveness of the strateaies in

achieving the desired outcomes of the goats and policies. To the extent possible, the performance measures are

quantified so that trend? can be statistically analyzed. Qualitative measures will be used_ifth£Ee is no clear^
reliable quantitative metric, The performance measures_rej2on will inform minor plan amendments and
modifications that may be needed to achieve the HoCo Bv Design goals. Th& annual moniToring rfiDQrt^and-

four-vear performance measures report wilt also provide a foundation of information to.suj3.fi.Qrt the nert

update of the Genera) Plan.

Chapter 11: Implementation Chapter 11: Implementation 4



Amendment 64 to Council Bill No. 28 "2023

BY: LizWalsh Legislative Day 11
Date: 10/02/2023

Amendment No. 64

(This Amendment makes the following changes to HoCo By Design Chapter 2, Chapter 5,

Chapter 7, Chapter 11, the Route 1 Corridor Plan, and Technical Appendix B:

Chapter 2: Growth and
Conservation Framework

Chapter 5: Economic
Prosperity

Chapter 7: Quality by
Design

Chapter 11:
Implementation

Reduces the number of character areas from eighteen to
seventeen;

Removes Industrial Activity Centers from the character

area typologies;
Removes a description of Industrial Mixed Use Activity
Centers;
Replaces Mixed Use Activity Centers with Industrial in the
Future Land Use Map;

Removes a reference to the Industrial Mixed Use Activity
Center character area;

Amends a paragraph on Industrial character areas to
remove references to the Industrial Mixed Use character
area and leave only the Imlustrial character area;
Replaces Mixed Use Activity Center character areas with
Industrial character areas in the Industrial Zoning Districts
and Industrial Character Areas map;
Amends the EP-1 Policy Statement Implementing Actions to
remove a determination of flow compatible uses can be co-

located in designated Industrial Mixed Use character

areas;

Amends the EP-2 Policy Statement Implementing Actions to
remove the Industrial Mixed Use character area from an
update to the Route 1 Design Manual;

Removes a reference to Industrial Mixed Use as an activity
center;

Amends the EP-1 Policy Statement Implementing Actions to
remove a determination of how compatible uses can be co-

located in designated Industrial Mixed Use character

areas;

Amends the EP-2 Policy Statement Implementing Actions to
remove the Industrial Mixed Use character area from an
update to the Route 1 Design Manual;

I ccrttfy tfato is a true w/--? of
/A^ 6L{ Cg^-oU?^

Leg 1831
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Amends the Elkridge South District to remove all references
to the Industrial Mixed Use Activity Center character area
and substitute the Industnal character Area;
Removes the RTE J -29 Policy Statement Implementing

Actions;

Technical Appendix B: - Removes the Industrial Mixed Use character area from the
Character Areas list of character areas; cmd

Removes the entire section titled "Character Area:

Industrial Mixed Use Activity Center \)

1 In the HoCo By Design General Plan, attached to this Act as Exhibit A, amend the following

2 pages as indicated in this Amendment:

3 • Chapter 2, Growtli and Conservation Framework: 29, 30, 31, 32,36,39, 40;

4 • Chapter 5, Economic Prosperity: 22, 30, 31, 32, and 33;

5 • Chapter 7: Quality by Design: 32;

6 • Chapter 11: Implementation: 28;

7 • Technical Appendix B: Character Areas: 2, 45, 46, 47;

8 • 2023 Council Draft Route 1 Corridor Plan: 14, 30,61,62,64,65, 66,68,69,72,75, 76,

9 79, 83, 84, 87,91,92,and 93.

10

11 On pages GCF-39 and GCF-40, Map 2-3: Future Land Use Map shall be amended to remove all

12 Industrial Mixed Use Activity Center character areas and, in each instance, substitute the

13 Industrial character area.

14

15 On pages EP-31 and EP-32, Map 5-4: Industrial Zoning Districts and Industrial Character Areas

16 in the FLUM shall be amended to remove all Industrial Mixed Use Activity Center character

17 areas and, in each instance, substitute the Industrial character area.

18

19 On page Route 1 Corridor Plan 14, Map RTE 1-2: Route 1 Corridor Future Land Use shall be

20 amended to remove all Industrial Mixed Use Activity Center character areas and, in each

21 instance, substitute the Industrial character area.

22

Leg 1831



1 On page Route 1 Corridor Plan 62, Map RTE 1-10: Route 1 Activity Centers shall be amended to

2 remove all Induslhal Mixed Use Activity Center cliaracter areas and, in each instance, substitute

3 the Industrial character area.

4

5 On page Route 1 Corridor Plan 75, the map of the North Laurel District shall be amended to

6 remove all Industrial Mixed Use Activity Center character areas and, in each instance, substitute

7 the Industrial character area.

8

9 On page Route 1 Corridor Plan 83, the map of the Dorsey Station District shall be amended to

10 remove all Industrial Mixed Use Activity Center character areas and, iu each instance, substitute

11 the Industrial character area.

12

13 On page Route 1 Corridor Plan 91, the map of the Elkridge South District shall be amended to

14 remove all Industrial Mixed Use Activity Center character areas and, in each instance, substitute

15 the Industrial character area.

16

17 Correct all page numbers, numbering, and formatting within this Act to accommodate this

18 amendment.

19

Leg 1831



Elements Of The Organizational

Framework throughout the General plan

Character Ana Typologies (Growth and Conservation Framework chapter

and Character Areas technical appendix)

0 EightccR S£Y£Ql££Q-character areas identified in the General Plan are presented

within the P-S-E-T organizational framework categories.

Focus Area Studies technical appendbc

0 Illustrative design concepts were developed for New Town Columbia, Gateway, and

Rural Crossroads.

Character Area typologies

The General Plan uses the term "character areas' to describe unique and discernible areas of the community

depicted in the PLUM. The categories describe important elements that work together to instill a sense of place

(or visitor experience) for residents, customers, or employees in the character area. A chararter-based planning

approach prioritize? site design, public realm, building form and massing, and architecture over general land use

and density. More specific rules and standards for th& character areas — including provisions for permitted land

uses, densities, block sizes, setbacks, parking, or landscaping considerations —will be addressed in the County's

Zoning Regulations or Subdivision and Land Development Regulations using the guidance and recommendations

from the General Plan character descriptions found in Technical Appendix B: Character Areas.

Characterareas were assigned on the FLUM based on the amount of change or intensity expected for a particular

area, as indicated within the P-S-E-T organizational framework. As shown below, character areas in the FLUM

where the least amount of change is expected include Open Space, Rural Conservation, Rural Living, and Historic

Communities; and character areas where the most amount of change is expected include Mixed-Use Actrvity

Centers, Downtown Columbia, and Transit Activity Centers.

Each of the +§ seventeen character areas are described briefly below. Additional descriptions of the character

areas and their typical lot size and building placement; open space and natural resources; building types and

massing; transportation network; and street and block patterns are provided in Technical Appendix B: Character

Areas.

GCF-29 Chapter 2: Growth and Conservation Frcrm'ework"' ff»
'--llHwl •?©^ COUNCIL S~;AF' Chapter 2: Growth and Consen/ation Framework GCF-30



Character Area typologies

Each of the 48 seventeen character areas are described briefly on the pages below. Additional descriptions of

the character areas and their typical lot size and building placement; open space and natural resources;

building types and massing; transportation network; and street and block patterns are provided in Technical

Appendix B: Character Areas.

Areas to Preserve Areas to Strengthen Areas to Enhance Areas to Transform

Special Use

Open Space

Rural Living

Historic Community

Single Family Neighborhood

Multifamily Neighborhood

Mixed Use Neighborhood

Rural Crossroads

tjPtWW^flpw^ry^^^yT'fll?SUHSHrTmC3

Suburtwn Commerdat

Downtown Columbia

Regional Activity Center

Transit Activity Center

i'^>4^^ •^-?-r-.-TLr ^"^
-fc^A-^ T.'-.-t^__. --1 •+-• ~ -^ ^-

iiiuuaLitcii n^.nvii.y v-dn.ci

Mixed-Use Activity Center

Multifamily Neighborhood

GCF-31 Chapter 2: Growth and Conservation Framework Chapter 2: Growth and Conservation Framework GCF-52



Land providing opportunities to concentrate employment clusters
in the County. They support large-scale, single-tenant industrial,
warehouse, and flex space buildings, as well as smaller, multi-tenant
industrial buildings that are clustered and may support and serve one
another.

Land to support academic, medical, or office buildings; athletic faciltties;
event spaces; equipment; or other ancillary uses needed to support an
educational, medical, or other large institution.

Land contributing to the County's office employment base and sen/ing
the daily retail needs of office users and surrounding residential
neighborhoods.

DOWNTOWN COLUMBIA

Land comprising of Downtown Columbia. The Downtown
Columbia Plan, adopted in 2010, creates a 30-year master plan for
the revitalization and redevelopment of Downtown Columbia. For
more information on the character of Downtown Columbia, refer to
the Downtown Columbia Plan.

REGIONAL ACTIVITY CENTER

Land consisting of the Columbia Gateway business park, an existing
employment center wrth large-format buildings and surface
parking lots throughout that should redevelop as a large regional
growth center in the future. A master plan established through
a public process should re-envision the area as a major hub for
entertainment, employment, and innovation in the County with
access from one or more major transportation corridors.

TRANSIT ACTIVITY CENTER

Land creating opportunities for compact, mixed-use development
that maximizes residential, commercial, and open spaces within
walking distance of premium public transit.
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Land in Columbia that provides goods and services to surrounding
neighborhoods, New or redeveloped Village Activity Centers offer
the opportunity to serve broader economic, civic, community,
entertainment, and housing needs in the community.

Land offering the opportunity to serve broader economic,
entertainment, and housing needs in the community.
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Map 2-3: Future Land Use Map
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Key Business districts and Corridors
Seven business districts (shown in Map 5-3) represent opportunities for employment growth at different scales.
Each area presents diverse prospects for business to thrive and contributes different levels of economic impact

However, they ati work together to maintain Howard County's regional status and high quality of life.

Main Streets

Howard County's main streets are anchored in areas with rich

histories, featuring historic buildings of significance within unique

built environments and landscapes. The Count/s only state-

designated Main Street, Old Ellicott City. is an economic engine and

boasts a collection of independent merchants and restaurants in an

historic environment As such, it is a regional tourism destination, a

center for entrepreneurial endeavors, and an active, nationally-

significant historic commercial district The Ellicott City Watershed
Master Plan (ECWMP), while a stand-alone document, is

incorporated by reference in HoCo By Design and includes an

economic development framework of polici&s and actions that are

based on a market assessment snd community engagement

conducted through that planning process. These policies and

actions guide new construction, redevelopment, existing business

support, attraction and retention, and branding and marketing

efforts along Main Street in Ellicott City.

While not designated as Main Streets or historic districts, smaller
commercial districts also exist in Elkridge and Savage Milt. Both
areas host a growing presence of small businesses that embrace
the character of a typical main street and possess the potential to
become destinations through deliberate placemaking, partnerships,
and marketing.

Maryland Main Street Program

In 1988, the Maryland Departmentof Housing and Connnnunity Development established
Main Street Maryland, a comprehensive program for traditional downtown revitalization.
This program follows similar tenants to the National Trust for Historic Preservation's Main
Street approach, focusing on economic development through activities such as historic
building rehabilitation, organizational partnerships, marketing and promotion, special
events, and improvements to public areas. Old Ellicott City became a state-designated
Main Street in 2015.

Route 1 Corridor

The Route 1 Corridor is located a few miles from the

Baltimore Washington International Thurgood Marshall
Airport (BWt), Fort Meade, the National Security Agency

(NSA), the Port of Baltimore, and other important f&deral

institutions. First known as the Washington and Baltimore

Turnpike in the early 1800s, Route 1 currently serves as a

critical eastern transportation corridor connecting major

employment centers in Baltimore and Washington, DC

The nearly 12-mile stretch of Route 1 is an essential part

of the vibrant neighborhoods and economy of Howard

County In 2020, the Route 1 Corridor's total employment

accounted for 252% of all Jobs in Howard County,

according to the Maryland Department of Labor data, and

is projected to grow an additional 1,000 jobs by 2025.

The Route 1 Corridor is characterized by a mix of heavy industrial, warehouse/distribution, and pockets of residential

uses. Additional legacy uses include motels, trucking facilities, car repair businesses, fueling stations, and storage
facilities. The Corridor also has a considerable number of underutilized properties woven into these various active

uses, which have potential for redevelopment The Corridor is also home to several historic communities, stable single-

family subdivisions, and newer multi-family developments. The Corridor has four Transit Oriented Development

CTOD) Districts—Oxford Square, Dorsey, Annapolis Junction, and Laurel Park—that allow for employment center

opportumties within walking distance of public transportation.

The success of this industrial Corridor hinges on key economic trends, consumer preferences, and the changing retail

climate. One trend is industrial space expansion from manufacturing to distribution and warehousing in submarkets

along the Corridor—the southeast and east Elkridge. This expansion is partially driven by location and the profound

shifts occurring in consumer spending patterns from point-of-sale locations to e-commerce sites. Retaining

industrial land is of primary importance and often competes with efforts to create a safer, more attractive, and higher-

functioning corridor. With the limited availability of large industrially-zoned properties, these limited resources must

be dosely managed and retained over time. Ground floor retail along the Corridor is struggling and will require

regulatory changes to remain viable. Many parcels along the Route 1 Corridor are zoned Corridor Activity Center

(CAC). The purpose of the CAC District, as stated in the Zoning Regulations, is to "...provide for the development of

pedestrian-oriented, urban activity centers with a mix of uses which may include retail, service, office, and residential
uses." This intended purpose has not been realized. As noted in the 2018 Land Development Regulations

Assessment, many stakeholders indicated the 50% retail requirement was difficult to meet given retail market

conditions along the Corridor. While the goals of this district remain desirable, the locations of these centers and

incentives to aeate them must be revisited.

HoCo By Design's Future Land Use Map (FLUM) identifies focused activity centers throughout the Corridor to create

compact, walkable environments that serve broader economic, entertainment, and housing needs in the commitnity?

including an Industrial-Mixed-Use-Activity-Gent-er-c-barartor oroa. More information on the CAC district and activity

centers in the Route 1 Corridor can be found in Route 1 Corridor: A Plan for Washington Boulevard.
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Retaining Industrial Lands

Industrial land loss is common in urban and suburban areas where higher-value commercial and residential uses
compete for scarce land supply. However, industrial jobs, particularly the manufacturing, distribution, and

warehousing sectors, not only supply the region with goods but also address wage inequality by providing

middle-income wages in Jobs that do not require an advanced education, as shown in Table 5-5. With only 3%

of the land in Howard County available for industrial uses and a limited supply of large industrially zoned

properties, the County must enact policies and regulations and make thoughtful planning decisions that ensure

the long-term viability of the industrial economy.

CALENDAR YEAR 2020
INDUSTRY

GOVERNMENT SECTOR - TOTAL
Federal Government

State Government

Local Government

PRIVATE SECTOR TOTAL " ALL |
INDUSTRIES
GOODS-PRODUCING

Natural Resources

and Mining
Construction

Manufacturing

SERVICE PROVIDING

Trade,

Transportation, and
Utilities
Information

Financial Activities

Professional and

Business Services

Education and

Health Services

Leisure and

Hospitality
Other Services

ANNUAL AVERAGE EMPLOYMENT

16.210
740

1,731

13,740

145.159

19,932
301

10,962
8,669

125,223
32.526

3.588

9,480
45,528

18,278

11,894

3,929

AVERAGE WEEKLY WA6E PER

WORKER
$1,329.00
11,598.00

$1,369.00

51.309.00

$1,553.00

$1,553.00

$1,001.00

$1,516.00

51,620.00

$1,552.00

£1,287.00

$3,040.00

11,927.00

$2,080.00

$1,061.00

$476.00

$916.00
Source: Ma/ytond Department of Latxy

66
Route 7 has been industrial for decades and has the infrastructure.

Industrial is important to the County tax base and needs to be
encouraged.

66
- HoCo By Design process participant

HoCo By Design establishes twe an industrial based character area.areas: Industrial and InductrioI.Mixcd-Ltsc'. The

Industrial Character Area supports both larger-scale, single-user industrial, warehouse, and flex spaces and

smaller, multi- tenant industrial buildings that are clustered and support one another. The Industrial Mixeet-Use

Character Aroo is docignod-with-Routo 1 •activity centers in mind. This charactQF oroa-iwpplwd-to-select nodes

along the Corridof-t+iat.are-positioRed for mixed-use development but c&fitain-exicting-iodustrial uses that may

bo.-intogr.otod-into future-Fedevetopment, as shown in Mop 5 /). This. character-area-advances dual goals of

providing rcdc>/elopmentopportunitio5ar»dpro50Fving-industrii]l UGOG.

As noted earlier in this chapter, while most of the County's industrial land uses are located in the Route 1 Corridor,

a portion is located in eastern Columbia. White chall&nges like truck access exist, industrial uses should continue

to be part of the area. During the Zoning Regulations update, the County should ensure that existing industrial

uses are able to continue or expand operations.

Future Industrial uses along the Interstate 70 corridor should be supported. However, they should be designed

with sensitivity to the surrounding rural context and be able to operate on well and septic systems.

<^VL
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Planned Service Area

Industrial

Map 5-4: industrial Zoning districts

and Industrial Character areas in the

FLU M

NOT TO SCALE

Industrially Zoned Areas
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EP-1 PoBcyMfnwnt

Retain and expand the use of industrial [and to support employment opportunities that pay a living wage.

Implementing Actions

1. As part of the Zoning Regulations update, consider protective measures to ensure an adequate
long-term supply of industrial land, such as additional requirements or impact statements for
rezoning industrial [and, zoning that discourages incompatible uses in heavy industrial areas,
heavy buffer requirements for non-industrial users locating near heavy industrial land,or
industrial overlay zoning for prime industrial land.

"^ 1'^n+ji rm! n/i l^^^La* ^-/^ n^ i^ ^*rl l-il A i I^A/» -^n, n ^n l^kjna*^A In /^ & ^^/< n ^+/ij-t lr*ijhll l^»Jh^;^1 k^±unr^_l IrA ^K^j^^^-+nF ^mltf*

S-1_ Prioritize for retention industrial land that is uniquely accessible to regional
highways for continued industrial use.
4- ^ During the Zoning Regulations update or via Zoning Amandments, favorably consider

context- sensitive industrial uses along the Interstate 70 corridor.

EP-2 Polky Stafnwnt

Ensure redevelopment is consistent with the character of industrial areas.

Implementing Actions

1. Update the Route 1 Design Manual to include (ndustrial-Mixed-Use<:hatwrter areas and incorporate
buffers between redevelopment areas and industrial areas.

The Pl^n needs to anticipate o changing economy and crecs^sonomic
opportunities for new enterprises and a diverse ecorpi^.

Jlw^

-^— /%:
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- HoCo By Design process portictpant' iy ^"

Growing Emerging and Significant

Industries
Howard County has a strong local economy and serves as a regional employer. As shown in Table 5-2, Howard

County's major employers represent a diverse set of industries. Strong and significant industries in the County

include cybersecurity, information security, information technology, green technology, higher education,

research and development, and finance. The nonprofit sector also plays an important role in the County;

according to Maryland Nonprofits, Howard County was home to 2,094 nonprofits in 2019 (the largest of which

was the Columbia Association). To maximize Howard County's economic competitiveness in the region, economic

development should support emerging and significant industries to continue to diversify employment

opportunities. By keeping apprised of changing economic trends, Howard County will be able to attract new

and diverse industries that support expected Job growth. This economic development focus should include the

manufartLtring, distribution, and logistics industries, which are responding to changes in consumer trends.

The green or environmental industry is another important and emerging employment sector, According to the

Bureau of Labor Statistics, green jobs are 'jobs in businesses that produce goods or provide services that benefit

the environment or consen/e natural resources or "jobs in which workers' duties involve making their

establishment's production processes more environmentally friendly or use fewer natural resources." Investment

in the environmental sector accomplishes multiple sustainability goals. The environmental sector tends to endure

through economic downturns, bolstering a sustainable economy. This sector traverses multiple industries and

creates a significant job pool accessible TO a variety of skill sets. By creating opportunities for workers without a

college degree, green jobs promote economic mobility and help to close the opportunity gap. Importantly,

green jobs also promote environmental sustainability through more efficient energy consumption, reduced

greenhouse gas emissions and waste, ecosystem protection, and climate mitigation and adaptation.

Policies and the Zoning Regulations should support these emerging and significant industries to ensure a healthy

and diverse local economy. This support will ensure that the County will be able to meet the future Job demand,

as indicated in the market study conducted for this General Plan. Deliberate efforts and investments would
demonstrate the County is committed to being competitive to attract and grow emerging industry sectors.

EP-3 Polky Shrtwnant

Support and diversily the local job market to maximize opportunities to grow regional employment

Implementing Actions

(^ 1. Develop tools and strategies to support long-term job diversity initiatives, emerging industries,
and Job opportunities accessible to a variety of skill and educational levels.

2. Promote green industries by creating incantives to attract new businesses demonstrating
sustainable practices or developing sustainable technologies, materials, and products.

3. Support new investment and job creation in emerging markets, especially those that reveal new
opportunities for renewable energy and green technologies, including but not limited to solar
arrays and canopies.

EP-33 Chapter 5: Economic Prosperity ^z^- ccunc;! Chapter 5: Economic Prosperity EP-34
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Identifying and transforming activity Centers

throughout the County

Traditional suburban communities are changing. As land available for greenfield development runs out,

communities, stakeholders, and County government will have to adjust to meet the social, economic,

infrastructure, character, and environmental needs of the future. Positioning mature suburban communities for

new opportunities requires considering market demands, demographics, regional forces, infrastructure capacity,

community actions and reactions, physical planning, and phasing redevelopment in specific areas with fractured

[and ownership, as well as government rules and policies.

To accommodate growth and continue to provide a high level of service and infrastructure, the County will need

to embrace redevelopment opportunities. Several decades of conventional suburban development, combined

with land presen/ation efforts, have resulted in a community with very little developable land remaining, a wide

spectrum of character typologies, and a population increasingly reliant on automobiles.

HoCo By Design seeks to identify activity centers that promote mixed-use, walkable development areas throughout

the community as areas for transformation. These activity centers are depicted in the Future Land Use Map (FLUM)

presented in the Growth & Conservation Framework Chapter. Character areas that provide opportunities for the

County to grow and innovate with future activity centers include Downtown Columbia. Regional Activity Center

(Gateway), Transit Activity Center, Industrial Mixod-Uco Conror, Village Activity Center, and M'lxed-Use Activrty

Center. The FLUM and character areas aim to create more predictability around what type of development will

occur in these targeted areas. These activity centers provide opportunities to reimagine Howard County's future

and introduce new mixed-use employment centers, regional shopping centers, entenainment areas, and upper-
story or adjacent residential units in appropriate locations.

The overall goal is to allow and promote compact mixed-use development patterns in county activity centers

that create places where people live, work, shop, and play as a cohesive community—furthering the economic

vitality and sustainability of the area. Mixed-use development also increases the efficiency of the utilities and

transportation sen/ing the area and enhances the sense of community experienced by residents, business owners,

and visitors.

These new activity centers in the County will evolve over time in terms of land use mix, density and intensity,

home choices, and transportation options. Each activity center's design will be unique, resulting in a variety of

mixed-use places. These are the areas where the County should emphasize public and private investment—

increasing allowable densities and intensities, adding infrastructure capacity (such as public schools, fire stations,

and other public facilities), improving access from nearby neighborhoods, investing in streetscape improvements,

and encouraging affordable housing.

QBD-31 Chapter 7; Quality By Design HoCc 13y DcSiyi' 2023 council oran — Chapter 7: Quality By Design QBD-32



Table 10-1: Implementation Matrix

Policy and Implementing Actions
Lead

Agency

Timeframe

(Mid-Term five-year,
Long-Term six+ years,

Ongoing)

CIM-8 - Actively plan for and evahiate th* Impact of technology and dimate change on the
transportation system.

1. Evaluate and update parking and land development requirements
to reflect greater use of mobility and delivery as sen/ice models.

2. Amend design standards and asset management approaches to
ensure resilience.

3. Support the installation of electric vehicle (EV) charging stations in
private and public space, with panicularanention to shared parking
tots to ensure they are EV ready by including connections and
infrastructure.

4. Evaluate and address the potential impact of electric vehicle
charging stations on electric power requirements.

5. Participate in regional and state coordination efforts to ensure
federal and state regulations on connected and autonomous
vehicles account for vulnerable road users such as pedestrians and
cyclists.

DPZ

GOT
DPW

GOT

DP2

DPW

ocs

GOT
Private

Partners

DPW

OOT

ocs
DOT

Mid-Term

Mid-T&rm

Ongoing

Long-Tenn

Ongoing

CIM-9 - Support efforts to Improve air quality wfth an emphasis on communHtes and populations
most threatened by high tawds of pollution.
1. Develop land use and environmental policy strategies that reduce

the impact of ctieset particulate matter in communities adjacent to
industrial areas.

2. Develop a plan to transition the County's fleet (including school
buses and contracted services) to low/no emission vehicles.

3. Continue to invest in increasing public transit frequency and
walking and cycling infrastructure to support both a more
equitable transportation system and shifts away from automobiles
to non-automobile modes.

4. Consider targeted financial incentives to property owners and
companies that deploy electric vehicle charging infrastructure,
idle reduction technology, and other technologies that capture or
mitigate diesel emissions at the source.

5. Considers subsidy program to support low emission vehicles,
bicycles, and scooters in traditionally undersereed communities.

ocs

OCT

GOT

ocs
GOT

GOT

ocs
Private

Property
Owners

OOT

Long-Term

Mi d-Term

Ongoing

Mid-Term

Long-Term

Table 10-1: Implementation Matrix

Policy and Implementing Actions Lead
Agency

Timeframe

(Mid-Term five-year,
Long-Term six+ years,

Ongoing)

CIM-10 - Advance transportation planning and transportation investments to support an eco-
nomicafly and environmentally sustalnable transportation system that moves people safely and
efficiently throughout the County and supports the land use and equity goals in HoCo By Design,
Including Its emphasis on mbced-use activity centers.

1. Develop a countywide transportation plan and conduct a focused
transportation study for each activity center in the Route 1 Corridor.

2. Continue to use the Functional Road Classification Map to guide
the design, capacity, and function of roads as they are built or
improved.

3. Implement HoCo By Design's recommendatiorts for transit service
through future transit service functional plans or master plans.

Continue to implement recommendations from WatkHoward
and BikeHoward as methods to advance the broad concepts and
recommendations in the General Plan.

5. Ensure the Desi9n Manual is consistent with the General Plan as
part of the regular update process for the Design Manual.

DOT

DPW
DPW

OCT

DPZ
&OT

DP2
GOT

GOT

Mid-Term

Ongoing

Long-Term

Ongoing

Long-Term
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1. As part of the Zoning Regulations update, consider protective
measures to ensure an adequate long-term supply of industrial
land, such as additional requirements or impact statements for
rezoning industrial land, zoning that discourages incompatible
uses in heavy industrial areas, heavy buffer requirements for non-
industrial users locating near heavy industrial [and, or industrial
overlay zoning for prime industrial land.
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5-2; Prioritize for retention industrial land that is uniquely accessible to
regional highways for continued industrial use.

4- ^ During the Zoning Regulations update or via Zoning Amendments.
favorably consider context-sensitive industrial uses along the
Interstate 70 corridor.

DP2

OPZ

DPZ

DPZ

Mid-Term

Mid-Term

Mid-Term

EP-2 - Ensure redevelopment is consistent with the character of industrial areas.

1. Update the Route 1 Design Manual to include Industrial Mixed-Usi
character aroos and incorporate buffers between redevelopment
areas and industrial areas.

DPZ Long-Term

IMP-27 Chapter 11: Implementation Chapter 11: Implementation IMP-28



Vision for the Corridor

The vision for the Route 1 Corridor in Howard County focuses on presemng Washington Boulevard as an

industrial employment and transportation corridor. It would include a series of targeted and redeveloped activity

centers with a mix of uses connected to regional transit Throughout the Corridor, the existing employment base

and residential communities will be strengthened through placemaking, historic resource preservation, strategic

environmental health protections, new passive and active open spaces, economic development incentives, and

multi-modal transportation and accessibility improvements. Within the targeted activity centers, redevelopment

that allows a flexible mix of uses, including residential, commercial, retail, entertainment, and light industrial that

sen/es the community and offers opportunities for small businesses to thrive, is encouraged. Diverse employment

uses, with a focus on non-automobile-oriented businesses fronting Washington Boulevard, will be encouraged

along with new economic sectors such as a "Maker Economy." to create a sense of piace unique to Route 1 .

Future Land Use Map and Zoning

The Future Land Use Map (FLUM) supports the vision for the Corridor as it clearly identifies areas intended

for future or continued industrial, residential, and commercial uses. This identification will provide great&r

predictability for the comprehensive rezoning process. The overall mix of land uses comdor-wide are envisioned

to remain largely the same; however, within activity centers, most land uses are envisioned to change. Spedficalty,

activity centers are envisioned to include a mix of residential, open space, and commercial uses and, in certain

areas, will continue to allow light industrial, thus minimizing the loss of industrial land,

Current Land Use and Zoning Overview

The Route 1 Corridor is approximately 14,000 acres in size and comprises 8% of Howard County's (and area. Current

land uses in the Route 1 Corridor include industrial (30%), residential (29%), open space (18%), governmental/

institutional (13%), commercial (9%), and mbced-use (1%). Manufacturing zoning districts (M-1 and M-2) cover

almost 38% of the Corridor.

Mixed-use employment zoning districts in the Route 1 Corridor include the following: Corridor Employment-

Continuing Light Industrial (CE-CLI) at 7%, Corridor Activity Center-Continuing Light Industrial (CAC-CU) at 3%,
Transit Oriented Development (TOD) at 3%, Planned Employment Center (PEG) at 2.6%, New Town (NT) at 0.13%,

Planned Office Research (FOR) at 0.10%, and a combination of commercial zoning districts (Business Local or B-

1, Business Local-Commercial Redevelopment or B-1-CR, and Business General or B-2) at 2%. Chart RTE 1-1

presents information on the overall zoning in the Route 1 Corridor.

MAP Rte 1 -2: Route 1
Corridor Future

Land Use

^ Open Siuce

^ Historic Communities

Sing't-Family Neighborhood

^ Multi-Family Neighborhood

^ Suburiun Commercial

Induitrial

SptoalU»c

^ Transit Activity Center

<•
Mutd-Ute Activity Cmttr
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Disconnected Neighborhoods and Inaccessible Amenities

Decades of transportation and land use policies that prioritized the automobile and truck traffic along Route 1

have left many neighborhoods in the Corridor disconnected and isolated. Unlike Columbia and other parts of the

County, sidewalks between neighborhoods and to destinations are missing. The Corridor has an absence of safe

and well-designed travel options for pedestrians and cyclists of all ages and abilities. In addition, following

comprehensive zoning changes in 2013, new residential development occurred along the Corridor, largely

scattered amongst a variety ofautomobile-related businesses, industrial uses, truck terminals, motels, junk yards,

and underutilized properties. While many Corridor businesses serve a variety of local and regional service needs,

there are gaps in terms of meeting the daily retail sen/ice needs of the current and growing residential population.

The current commercial uses in the Corridor lack modem amenities that attract people and create a cohesive

connected community, such as walking paths, open gathering places, restaurants, and proximity to public transit.

Supporting new public places for special events in the Corridor would give people a "third place" (other than

work or home) to connect and socialize.

Better integration of public gathering spaces

and plazas are encouraged in any new

development or redevelopment Thsse spaces

should be usable and well-placed, and should

include a combination of hardscape,

landscaped plantings, and amenities such as

public art. The formal gathering spaces need

y

to have the right &dges to create places that

encourage community interaction in a shared

environment

[n addition, the absence of neighborhood-

serving commercial uses, such as restaurants

(fine dining, family style, and cafes), clothing

stores, shoe stores, department stores, and

electronics and appliance stores, requires

residents to travel outside the Corridor to meet daily needs. To function like a "complete community," the Corridor
needs a strong portfolio of these services and requires neighborhoods to be connected to nearby shopping,

recreation, open space, and entertainment destinations.

Conflicting and Nonconforming Uses

The County has stmggled with balancing the goals of revitalizing the Corridor through elimination of auto-

oriented uses and providing flexible zoning so existing businesses have opportLinities to reinvest and improve site

conditions. The Continuing Light Industrial (CLI) Overlay Zoning District is a zoning tool that was established to
accommodate existing warehouse and industrial buildings on parcels that are now zoned Corridor Employment

(CE), Transit Oriented Development fTOD) and Corridor Actrvity Center (CAC). The CLI overlay provides an option

for continued operation and investment without conferring nonconforming status. However, as CE, CAC, and TOD

D«flnhton at A Nonconfonnlng U—

A nonconforming use is any lawful existing use,

whether of a structure or a tract of land, that does

not conform to the use regulations of the zoning

district in which it is located. Zoning changes in

the CAC and CE districts along the Corridor have
resulted in a significant number of

nonconforming uses, which can lend to the

perception of blight and disinvestment. For a use

to be legally consider&d nonconforming, a

confirmation process and approval are required.

Some businesses may not meet the requirements

to qualify for this status and therefore are limited

in their ability to use their land and expand or

improve the existing conditions.

parcels redevelop and include residential or other non-industrial uses, maintaining adequate buffering between

longstanding industrial uses remains a challenge.

Just as tho CAC and-GE-zones-cr-eated-nonconforming-uses-upon adoption, the future rosoning witiwi-activity

contors will inovitabft+ty-do-the-samo in some-ins.tance^-However, inctQad of ostabliching on overlay district-such
iis CLI, yiat-aHows-these, uses to remain, the Industrial Mixod-UflO-Activity-Cc'ntof—ehiHFacter-area has been

strotcgicolly locotod whoro light-industfial-u5e&currer»tly-exi5t,-Light industrial UGGG that arc compotiblo with

rcsidontiol and comrTwrcial uses arc -intended-to-be-permitted. For the minimal number of heavy industrial and

warehousing uses within the activity centers, HoCo By Design recommends that these businesses be relocated

to more appropriate, heavy, single-use, industrial zoning districts, such as M-1 and M-2. Since retaining these

businesses is a priority identified in the General Plan, the County should consider providing relocation assistance

to these business owners so that these thriving industries and employers can remain in the County.

Need for Land Assemblage

Finally, redevelopment economics is a challenge given the ownership structure and size of many parcels along

Route I.TheCorridorconsistsofapatchworkof separately owned parcels, many of which are smaller in size. The

majority of parcels in the Corridor (89%) are less than one acre in size, and 83% are less than one-halfacre in size. As

a result, development has been driven largely by individual property owners and new businesses seeking single-

site redevelopment opportunities that contain limited amenity and open space requirements. Environmental

features, right-of-way acquisition, and other site constraints further render single-site redevelopment cost

prohibitive.

Parcel assemblage is necessary to achieve a sizable footprint that can accommodats meaningful devslopment/

redevelopment with appropriate densities, public spaces, parking, and other site amenities. As described in the

next section, the public sector can facilitate comprehensive redevelopment efforts by engaging in long-term real
estate activiti&s that could otherwise be cost prohibitive to the private sector.
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Activity Centers in the Route 1 Corridor
Activity centers are intended to be mixed-use, walkable places that sen/e the needs of current and firture

residents, and offer unique opportunities for a mix of businesses. They should become important "destinations"

in the Corridor with a sense of character that is compatible with the industrial uses that surround them. With
recommendations focused on redevelopment; placemaking; attracting a mix of residential, commercial, and light

industrial uses; and improving multi-modal transportation connections, these Route 1 Corridor activity centers

will expand the vitality and sustainability of the area, the efficiency of the transportation system serving the

location, and the sense of community experienced by residents, business owners, and visitors.

Activity Center Character Areas

Based on the character areas found on the Future Land Use Map (FLUM), tbwe-two_types of activity centers can

be found in the Route 1 Corridor. Transit Activity Centers_and_-Mtxed-Use Activity Centers, and InduGtfBl-Mixod-
Use Activity Centers. They are similar, as they ati-^othjsromote a mix of residential and commercisl uses,

walkabiiity, and open space. However, each differs in the uses that are prioritized and in the opportunities they

offer for different nonresidentiat uses. For example, some activity centers allow light industrial uses that could

attract eclectic, creative, or artistic/maker spaces that draw in residents, visitors, and small and large businesses.

Others will continue to be residential hubs with proximity and connections to transit stops.

MApRte 1-10: Route 1

Activity CenteRs

|A.hi&^^v....:rf:

Tromlt ActMty Ci-ntcf

Miwd-Uie ActMty Cmttr

Induttrtt)

0 Roum Contttor Boundwy HOTTOKau

0
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Transit Activitv_Centers

Transit Activity Centers are compact, mixed-use areas that maximize residential, commercial, and open space

uses within walking distance to the three MARC stations in Howard County, including Laurel, Annapolis Junction,

and Dorsey. Many of these activity centers are in various stages of dev&Iopment, with opportunities for growth

ranging from limited expansion to large-scale redevelopment Most of these areas already have transit-oriented

development fTOD) zoning and are envisioned to maintain their zoning, except where there are opportunities

for limited expansion to encourage walkable connections between neighboring activity centers or existing

communities.

A grid network of walkable streets connects destinations within the activity center and surrounding neighborhoods

or recreation areas. Parking should be satisfied using on-street parking, structured parking, and shared rear lot

parking strategies. Provisions for pedestrian access between buildings should support a park-once, bus-once, or

train-once mentality to access the site, and emphasize walking or hiking between intsrnal destinations.

The mix of land uses and development densities throughout a Transit Activity Center should maximize transit

ridership.

TmuItAcUvhyCitfr
CharactN' AT— DMcriptlon

Land creating opportunities for

compact, mbced-use development that

maximizes residential, commercial, and

open spaces within walking distance of

premium public transit. Buildings will be
tallest near the transit station, and the

public spaces between buildings should

be designed for active living, community

gathering, and interesting street life.
Residential unrts or office space may be

found above storefronts. Homes in and

surrounding the center of development

may offer a variety of housing types—

including, but not limited to, missing

middle home choices. The design, scale,

character, and intensity of development

further from the transit station should

be compatible with, and transition to,

adjacent land uses.

.^^^^^•.

. .> F.yjf.'»%(. *3wnfTd(rTS(t»'.((ft (; *t^^

;^ir^X^^"?'!
^..';~ .... .' .' •_' -I

In^l.r+m-ll h^;un^_l ll-n A /+;,,;+,, (~nn+nKl-_

Industrial Mixod-Usc Activity Contors-pFovidfra-mt-x-of-uses-incl bid ing-industrial-uses that-are-compatible-with

nearby residontial. On the FLUM, thcGC industriol mixed UGO orcos ore located odjocerrt-to-ot-her-typeso'f-activity

centers and within proxirFnty-te-exiGting rosident4at-er-^th6r-&>Fr4dc^-^sset&-These-&rea£-wer^dert4fied-^&sed

on industrial uses being present. This type of activity center is intended to support and rotain'thc'i^ystFtaf
base that exists within activity centers, minimize loss of industrial land, •create'noighbor-hooci-amewties-aFid

destination locations for residential communities, and provide other opportunities for commercial uses,

including-officc-s^ee-aftd retail. Fytwc-development-in-the-industrial-mixed-use areas should be sensitive to

the "grit" of the Corridor's industrial roots by creating odoctic, CFOOtiw, "Qnd/or-Qrtictic/makef-&pa€eG. Those

activity contors arc onvisionod to have Gome-&f-the-great-6st-oppGrtufHties4oF'redevetepment-and"will provide

opportunities for commercial, tight industriaL and residential uses to be integrated into a cohesive design.

Typiciil-building.5-M-<'4ow-riGo-c<»fnmcTcici!, warchouco, office-^nd-flex-space5-Rotail"5torefrontG feature attractivo
facadesrnawrHngs^t'^-porches-nand-outdooF-seating.-Buiidmgs-i^^-htS-area-may be vertically integrated (multiple

uses on different floors of a single building); however, manyarolow-scolo, singlo-uso buildings. Since-thesfrareas

are envicionod as octivo livo/work ccntors with placomaking invostmontc, they support FOGtiMjfonts-ofes-small.
scale-maRufactur-ing.-aad-commercial uses,

^»

Land that contributes to the Count/G oconomic

viability by providing places where people live,
wcH'k—cr-eatfr,-build,-5tore-goods-end distributo

goods and Gorvicos throughout the County and

region. Land UGOS within Industrial Mixed UGQ

Aetwtty-CenteFs-may-incfude-&'ffice,-?5ea<:c-b.,-aftd

laboratory; —residential; —neighborhood" oofving

retail; hotel; light-rr>anufacturing;-transportAt40fi

and trucking; wholcsiiling; proccBsmg-storogcj-o

commcrcc—fulfiltnwftt—opcfotions; waretioyses

and—tetffistic-s; —ami—distribution. —Some —K^bt

industrial uoos, like small commercial •tdtchan';,

bokorios, brewing, fitness and indoor-sports
fo ci I iti oG-and-art-styd i os;-^fnay-be-appF&pria(e4n

contexts-tbat-aUow. them 10 intogrotc into a

nearby-o&ighborhood or Contor. This chQrQCtcr
area r&cognizos the critical role of the "mokcr"

economy in the Corridor and tho importance of

urban design in establishing mid to high density

centeFs-tbat-foster vibrant areas of mixed" use
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Mixed-Use Activity Centers

Mixed-Use Activity Centers are envisioned to provide opportunities for residential and commercial development

and significantly support the retail strategy for the Corridor. Like the industrial-mixod-use orGac, thosolhes® areas

will also have great potential for redevelopment and transformation, and could offer opportunities for office uses

in addition to retail and entertainment uses and other services for the neighboring communities in the Corridor.

A large-scale, Mixed-Use Activity Center may be surrounded by one or more residential neighborhoods that

provide additional nearby home choices and encourage active living with a comprehensive and interconnected

network ofwalkable streets.

Some areas designated as Mixed-Use Activity Center are currently suburban retail or suburban office centers.

Transformation of these areas to support mixed-use development will require deliberate planning and phasing

to keep the areas viable during their period of change.

Mbfd-Us* Acthrfty Cwrtw
CharactwAr—D—ortptfon

Land that offers the opportunity to serve

broader economic, entertainment, and

housing needs in the community. Land

uses should encourage active public

spaces between buildings. Residential

units or office space may be found above

storefronts. Homes in and surrounding
the center of development may offer

several choices to live and experience
the Mixed-Use Activity Center-

including, but not limited to, missing

middle home choices. To respond to

future market demands, Mixed-Use

Activity Centers may also include flex

uses. Parking is satisfied using on- street

parking, structured parking, and shared

rear-lot parking strategies. The compact,

walkable environment and mix of

residential and nonresidential uses in

the Center support multiple modes of

transportation.

Current Zoning in Activity Centers

The predominate zoning districts within the activity centers include the Corridor Activity Center (CAQ, Transit

Oriented Development fTOD), Corridor Employment (CE), and the Continuing Light Industrial (CD) Overlay Zoning
Districts. While the pedestrian-oriented and mixed-use goals of these districts remain desirable, some of these

zones have not produced the desired results of moderate-density, walkable, diversified developments that would

serve multiple neighborhoods. The Industriol-Miwd-Use-^and-Mixsd-Use Activity Centers are intended to have

goals like those of the CAC zone. Additionally, the current TOD Zoning District lacks clarity regarding its desired

mix of uses, such as commercial and open space goals. Therefore, the locations of these activity centers, and the

incentrves and zoning districts necessary to create them are being revisited in HoCo By Design.

Environmental Health

The Route 1 Activity Center Districts (described in the "Activity Center Districts" section) are envisioned to provide

opportunities for redevelopment, new development, and additional open space. These changes could improve

environmental health if the districts incorporate green building materials and design, enhance stormwater

management infrastructure, increase native tree canopy, and add diverse wildlife habitats such as pollinator

gardens.

Multi-Modal Transportation

As stated earlier in the Plan, mobility options for pedestrians, bicyclists, and transit riders should be increased, and

multi-modal improvements and complete streets prioritized, especially in activity centers. Howard County adopted

a Complete Streets Policy in 2019. Goals for the policy include improved safety, more travel options, reduced

transportation costs, improved access to goods and sen/ices, enhanced equity and access to transportation, and
healthier communities. The Complete Streets Policy supports the County's investments and partnerships in the

Route 1 Corridor, which can support further investment in transportation infrastructure in activity centers,

including pedestrian and bike infrastructure.

Redevelopment projects should provide the types of infrastructure improvements as detailed in county and

national design manuals and guidelines. These improvements could include bicycle boxes at intersections, cycle

tracks, shared lane markings, colored bicycle lanes, bicycle route wsyfinding, or other state-of-the-art street

design solutions to improve bicycle/pedestrian access, comfort, and safety. These improvements should also

prioritize filling gaps in existing sidewalks and making the activity center more ADA accessible. Wayfinding could
be incorporated to enhance connections to regional trail systems and transit Spot improvements, such as crossing

enhancements, trail connections, and neighborhood hiking routes, could also be implemented. Pedestrian- and

bicycle-focused plans could be completed by developers as a condition of zoning or site plan approval.

Dedicated routes for large truck travel are limited in and around activity centers. Goods will be brought into the

activity center by a wide range of delivery vehicles and sizes. While it is r&commended that trucks travel on

designated routes, allowances should be made for tmcks making deliveries, such as to commercial sites, light

manufacturing businesses, and homes. Where overhead utilities are present, the placement of canopy trees

should be considered within private property easements set back from the utilities or understory trees should be

placed beneath the utilities.
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As redevelopment occurs around the Dorsey and Laurel MARC stations, the County should support state capital

investment and expansion in MARC seMce to match the demand that will result from planned transit-oriented

developments. This train sen/ice should not only connect transit users residing inside the activity centers but

should also improve transit connections to and from regional destinations.

Gathering Spaces and PIacemaking

Gathering places in activity centers should promote a variety of social events and activities, including summer

concerts, children's events, farmers markets, people-watching, or simply passive recreation. They should be
intermixed throughout each development site as formal areas like parks, playgrounds, or amphitheaters, as well as

informal areas such 3S cafes, plazas, benches, or sitting walls. These weil-maintained spaces should accommodate

varying crowds and interests, and connect to bike and pedestrian infrastructure.

Not only will placemaking and branding be important corridor-wide, they will also be critical in establishing the

activity centers as unique destinations in the County. Placemaking efforts should be tailored to the vision for

each activity center as they will help attract the types of investment desired in each area. Design guidelines and

manuals, as well as strategic investments, are examples of tools that can be used for placemaking and gathering

spaces.

Residential and Commercial Uses

With a projected demand for employment and office uses within the Corridor, there is a corresponding need to

provide housing and retail proximate to these future employment opportunities. With limited land available for

redevelopment most new housing in the Corridor is targeted in activity centers and should be a mix of multi-

family and single-family attached homes. As discussed in the Dynamic Neighborhoods chapter, activity centers

should also provide opportunities for missing middle housing types, especially those that can be built vertically

within a smaller footprint Activity centers will be priority locations for commercial uses. such as traditional office

and retail developments, as they are intended to create a critical mass of residents, visitors, and employees that

are necessary to support these uses,

Implementing Partners

Zoning alone wilt not achieve the vision for these activity centers. Activity centers require strategic investments

and implementing partners that can facilitate redevelopment consistent with the vision. As discussed earlier,

various organizations and agencies—such as the Howard County Economic Development Authority, a possible

redevetopm&nt authority, the Design Advisory Panel, and others—will need to help implement these strategies

to deliver on these visions.

RTE 1-17 Pdky Stafm-rt

Catalyze the redevelopmertt of activity centers in the Route 1 Corridor and ensure they allow a mix of uses.

Implementing Actions

1. Empower and establish one or more entities to catalyze the redev&lopment and revitalization of the
activity centers and attract, retain, or relocate businesses to appropriate locations.

^——.r^&i ifs. i /^ i"i ^ rtAm irt/ti i^+n^l r*ifim/^/^ i i^n ^An& //^^ ^jni»^"i lni i rt ^+1 A it rt-f -TJ^>^/I^\ +t-i -^.+_sl I r^l * tc f^ac\r&f^ i ir&r

re^identioL commcfci3L-3nd light nclustri3L in the Indu^triol Mixed -U^&'Actvitv Ci
5:2_Attract convenience commercial (including commercial pad sites) and eliminate auto-related uses on

properties that front Route 1 in activity centers.
4^.Ensure that the future zoning of the Mixed-Use Activity Center character area supports commercial uses.
SA Evaluate the Transit Oriented Development Zoning District to ensure that it is reflective of a mixed-use area

that maximizes residential, commercial, and open space uses.
&5_Allow sufficient residential densities in activity centers to make a wide range of uses economically viable,

including convenience retail and other neighborhood-sen/ing amenities.
^Evaluate and revise the Corridor Activhy Center (CAC), Corridor Employment (CE), and Continuing Light

Industrial (CU) Overlay Zoning Districts to ensure the zones are appropriately located within activity
centers and the districts allow for a mix of uses that support the vision of each character area.

8:L.Encourage a mix of housing types available at different price points in activity centers to create more
missing middle and affordable housing opportunities in the County.
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RTE 1-18 PoIkyStfmwrt : RTE 1-20 PoBcy Stfmwrt

Support retail development in activity centers and places in the Route 1 Corridor where there wilt be a "critical
mass" of employees, residents, and visitors.

Implementing Actions

1. Cluster future retail in activity centers where there wilt be public spaces, parking, and other site amenities.
2. Provide public spaces for small or large gatherings and encourage foot traffic for local businesses in new

mb<ed-use retail.
3. Evaluate a relocation assistance program that could be established to facilitate relocation of viable retail

and commercial uses along the Corridor into activity centers.
4. Explore changes to the Zoning Regulations that support food trucks, food halls, and similar operations.

RTE 1-19 Pdky Strtanwrt

Ensure that activity centers in the Route 1 Corridor are vibrant and walkable through placemaking and open
space design.

Implementing Actions

1. Ensure that future development plans incorporate new public plazas, parks, open spaces, and retail
that ser/e community-wide needs. Gathering spaces will be realized through strategic investments and
redevelopment

? F m"^"n-j r^n i^ fijTijjTf^ ripvpEnr^mnnt m Th ^ Tnrii ic^ri^l-t^iwrl-t J*^^ A(~Tivit\' C.^ntpr fh^r^ctf^r ^rf^'i^Tf^

^Tfti.'H /'omrtn^ hu rr^-ttin^ ^^l^rTi^ —Trp.itivf^ rtr .ifTiiTi^'/n'v^tff^r ^D^ff^^ Trt3T-rt-T^i\A/l'm-rc^^icicnT^

5-^.Promote the vision of geographic clusters of activity centers as important "destinations' in the Corridor.
4-SJmprove the streetscape of Washington Boulevard within activity centers with street tree planting, lighting,

and signage guidelines.
S-4_Connect properties through new internal streets or pathways to help achieve a sense of place and feeling

of a community.
fe-^Review and update standards in the Route 1 ^4anua[ for sidewalks, crosswalks, and street reconfigurations

to promote better internal and external pedestrian and vehicular circulation.

Provide efficient, safe, connected, and sustainable multi-modal travel facilities that promote greater linkages
and livability in activity centers for pedestrians, bicyclists, and transit riders in the Route 1 Corridor.

Implementing Actions

1. Prioritize a safe and convenient complete street network in activity centers that serves everyone. Include
sidewalks, wayfinding, crossing elements, trail connections, and hiking facilities to promote linkages to
regional destinations.

2. Provide missing sidewalks and bus stops, and address Americans with Disabilities Act gaps inside activity
centers.

3. Explore options to reroute regional truck traffic outside of activity centers.
4. Include infrastructure for bus and shuttle options, and bike and pedestrian facilities in redevelopment

plans.
5. Work with the Maryland Department of Transportation and regional partners to support track and service

improvements on the Camden Line that accommodate demand from current planned, and proposed
transit-oriented developments.

6. Review and update design guid&lines that provide future transportation connections from n&arby
neighborhoods and a safe. comfortable public realm that supports walking, cycling, and transit use.

RTE 1-21 Policy Strtwnwrt

Ensure redevelopment of the activity centers improves environmental health in the Route 1 Corridor.

Implementing Actions

1. Ensure that redevelopment and new development provide improved stormwater management
infrastructure by using greener nature-basedstormwater management facilities and showcase them as
part of the public realm.

2. Incorporate "green streets" using innovative environmental site design practices such as flow-through
planters and permeable paving in parking lanes (where soil conditions allow).

3. Encourage green building design standards in alt red&velopment and new development opportunities.
4. Design open space to protect, enhance, and connect existing naWral resources and provide diverse wildlife

habitats.
5. Enhance streetscapes with trees, planting native species where possible and ensuring that trees are

properly located in relation to truck traffic.
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Activity Center Districts
Three Activity Center Districts have been identified in the Route 1 Corridor. Each District is comprised of two or

more of the following activity center character areas: Transit, Mb<ed-Use, and Industrial Mixod-Uso. These Districts

are targeted for redevelopment and include North Laurel, Dorsey Station, and Elkridge South. Various factors
were considered as selection criteria in locating and designating each District. These criteria were informed by

preceding studies, existing county policies, the connmunity engagement process, and consultant analysis. Many

of the parcels within each District meet multiple criteria listed below and have high potential for redevelopment

Underutilized Properties:
Vacant or undeveloped properties

Larger properties with small or ancillary buildings

Publicfy owned land and buildings
Existing land uses that undervalue the highest and best use of the property, such as auto sates, truck terminals,

and older motels

Blighted Uses:
Junk yards

Auto storage yards
Vacant and abandoned properties

Properties used for general storage of materials, equipment and the like

Properties with extensive deferred maintenance and those that visually impact the Corridor or would

discourage reinvestment in adjacent properties

Other factors:
Feasibility of relocating or renovating existing and operating businesses to achieve optimal use of the Route

1 Corridor's frontage lots.

Proximity or connectivity to destinations and community assets, such as existing infrastructure, public facilities,

and recent redevelopments.

Limitations and opportunities presented by the existing character and connectivity of each District
Location and significance of natural resources and environmental features.

Minimizing loss of industrially zoned land.

This section provides an in-depth overview of the existing conditions in each District. Design opportunities, land

uses, and zoning changes are identified in the policies and implementing actions betow, and should guide

comprehensive rezoning, updates to design manuals, guidelines, and land development regulations, future master

planning or fLinctional planning efforts, capital budgeting, and operational planning within governmental and/

or quasi-governmental agencies. Design concepts and supporting images are presented but are not prescriptive.

Each illustration offers a depiction of one possible (re)development scenario to convey recommendations in more

detail. The information presented communicates design intent, which provides an extra level of guidance to

county officials and stakeholders as they update the Zoning Regulations. Elements of the design concepts and

their recommendations were influenced by ideas and input generated by community feedback.
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The North Laurel District indudes land nwr the Laurel Park MARC station and Paddodc Pointe. The FLUM proposes a m'w of Transit Activity
Center.-lfidustfi{it-Mwwl-Ufe-Attwity-eentef-_<tn<l Iwlustriot character areas.

Redevelopment Vision

The North Laurel District will build on the existing transit-oriented community with an entertainment focus that
both serves the needs of existing and future residents and offers a destination for neighboring communities.

Improved streetscape and buildings along street frontage together form the southern gateway to Howard

County and support commercial and residential vitality.

Located four miles from Interstate 95 and nine miles from Fort Meade, the North Laurel District offers the

potential for additional medium- to high-density mixed-use and residential redevelopment Redevelopment

would potentially increase public transit demand for the Laurel Park MARC station. Redevelopment and new

development will also create opportunities to improve environmental health with "green" development that

enhances energy efficiency, open space, and stormwater management The potential exists to create a smaller

retail and dining setting along North 2nd Street, anchored by family entertainment uses that would complement

the Paddock Points development Along the west side of Route 1 is a continuous line of narrow parcels that

are currently commercial in nature and are recommended for industrial flftweel-use.T-wtwcb-can include a mix of

^ , r/^^T^i IJC'^Ut^ -.mi in.r\f^'^'f^f -\f\ft n.i iln.li^ /^ ^tl^/Mfir^ rv ^^v^^/ku^ taj/vi U/l /i^/^'vtlz^
'J^IW-fi I ^JLUUTUnLJj UU-III J^-f-I^Jj Ul IU UULJU1- HULI H_l II m -mu'i-'u-'

The future character should complement the Paddock Pointe development and capitalize on its proximity to the

Laurel Park MARC station. Enhanced streetscapes, gateway features, and wayfinding signage would also help

promote a sense of place.

Character Areas and the Future Land Use Map

In the North Laurel District, the Future Land Use Map (FLUM) proposes a mb< of Transit Activity Center-

Mixed-Use Activity Center, _and Industrial character areas.

l^rt Ai-+iui+i/ /^&n+nr ^t^ar^/'+^r ^r^s rr\ fv^r\ rt r ^c- s r\ r^ r/^vi m ^+^ li/

^l *»tr*Ar*l+ T-ll-1^4 1 l*»/Mh ir^ +l-in ln/4i i**+i-?^1 Hn^n/4_l I r.

A/*+ilfl+l^ ^Art+AB" ti'/Y'^ 1^/Y I^B'/BJ^ILJ Ja^^ •^V i^l /LJ"/*l ^ I ^rt^l lAj^l l^+i^^I tiJI+H ^ uAl*ij ^l^*l-ill r^Ll jr'Wll^A*' i^f r'Aj-I y'j A r-'L+t-l I VI^LIJ

institutional usc^.

The Transit Activity Center character area accounts for a little over half of the District and is located within the

southern and eastern portions. Land uses in this character area predominantly include commercial, industrial,

and residential, of which Paddock Pointe is the largest community. The FLUM proposes an expansion of the

current TOD Zoning District between Washirtgton Boulevard (Route 1) and Second Street, transitioning from

CAC-CLI to TOD and increasing the TOD Zoning District coverage of the District

Addrti&RatiyrtheIhfi FLUM envisions the continued use of the northeastem-portion remaining portions of the

District as an industrial area.
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RTE 1-24 Policy Stfnunt

Create a brand, identity, and sense of place in the North Laurel District.

Implementing Actions

1. Develop design guidelines for the North Laurel District that allow high-quality, mixed-use residential
development, support desirable neighborhood businesses, and encourage public gathering spaces.
Direction should be outlined for alleys, crosswalks, and street reconfigurations to promote better
pedestrian and vehicular circulation.

2. Better celebrate the Patuxent River crossing as a gateway to Howard County with additional tree planting
and improved signage.

3. Locate buildings in new infill development so that they front Washington Av&nue and anchor
intersections, continuing recent redevelopment patterns in the area. Ensure that on-site parking is located
behind, b&side, or beneath buildings.

4. Create a networkof useable open spaces with public street frontage and activate open spaces within
surrounding development

5. Renovate existing parking lots that have commercial uses so that they include landscaping and public
gathering spaces, with a focus on lots that front Washington Boulevard.

6. Emphasize a sense of place by encouraging public art, fountains, gardens, and other amenities on private
development and at gateway locations.

7. Create wayfinding signs to promote the brand of the North Laurel District and help safely direct
pedestrians to area amenities.

RTE 1-25 Policy Strtwnwrt

Protect industrial areas while introducing complementary new land uses within the Industrial
Activity Center character area in the North Laurel District

Implementing Actions

1. Support indoor light industrial and small manufacturing us&s and flex spaces in the North Laurel District
and encourage the maker-space concept These uses should complement and be compatible with
storefronts and outdoor seating and residential uses.

2. Integrate indoor light industrial uses [ike small commercial kitchens, breweries, restaurants, fitness and
indoor sports facilities, and art studios In this character area.

3. Focus employment uses and eliminate auto-related uses on properties that front Washington Boulevard.

The illustiwtion highlights we of many possible concepts for bu'ttding a transir-wiented communisy around the Lowel Park MARC station.
This viwalization extencft the concept of trmsit-orieDted development beyond the typicot quarter-mile walking shed fw the station to include
incSustciot aeitS retail uses accessible via a new network of internal Streets and wcitkcibte blocks. The area also serves os a garewoy into Hmward
County from points iou(A.
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Redevelopment Vision

The Dorsey Station District is poised to become a destination that not only celebrates the Corridor's industrial

heritage but also uniquely blends that industrial character with residential-ond .commercial uses. Future

development will capitalize on the potential for transit-oriented development around the Dorsey MARC station

and provide amenities for bordering residential developments by creating opportunities for a new mix of uses,

including retail, recidcntiQ], and light industrial, with walkable connections to the rail station. Redevelopment will

also create opportunities to improve environmental health with "green" development that enhances energy

efficiency, open space, and stormwater management This area wilt also provide opportunities for small industrial

users and industrial flex space. Food trucks and small-scale, convenience-oriented commercial development will

be encouraged. Additionally, this area could be an ideal location for new industrial development concepts that

blend commercial uses with industrial architectural elements, such as retail shipping container parks.

Character Areas and the Future Land Use Map

In the Dorsey Station District, the Future Land Use Map (FLUM) proposes a mix of Transit Activity Center and
Industrial Mixed-Ucc-Activity-Gefftei-character areas. The Industrial Mixed-Use Activity-Gefltef-character area

makes up just under half of the District and is located in the western and southern portions. While Just under half

of the current land ucQS-are-indyctfU^-many.of thoso usoc-ar&'fionconfomiing to current zoning. Additionally;
another third of land uses-aro-commorda). The remaining "portioft&.of the Industriiil Mixed-Lfse Activity Center

aw-madcupofrQsidcntial, government-and-inEtitutional UGCG, and mixed uso. The •CE-CU.Zoning Difitrict makes

up-nearly all of tho Industria! Mixed-Use AGtiwty-ContCir portion of the D+st-fk.t-Otber-zofWig districtG within the

tftductriol Mixed'Use Activity C-ertei-area of the Dorsoy Station Di5trict4ftclude-CAC CLI) B-1 E6u&iness Local)j M.

1; M-2; and POR (Pbnftcd Office Research),

The Transit Activity Center character area makes up nearly half of the District and is located in its northern and

eastern portions. The FLUM proposes an expansion of the current TOO Zoning District southeast of Route 103,

transitioning from CE-CU and M-1 to TOD and increasing the TOE? Zoning District coverage by about 20 acres.

Land uses in the Transit Activity Center portion of the District currently include Just over a quarter commercial

uses; about one-fifth industrial, residential, and government and institutional uses; and a small area of mb<ed-use.

The Dorsey Siotion District indwtes land near the Dorsey MARC station. which cwtinues along Route 100 cind Route ?> ft includes fhe
•Ffmsit-Actwity Conror onrf Indust/ial Mwod'Use Activity Contei-c-hww^wwwKr
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RIB 1-27 Pdky SfluiwiH
Protect and promote industry in and around the Dorsey Station District while creating opportunrties for

(-industrial and commercial uses to coexist within the Industrial Mixed-Use Activity Center character
area.

ImplNnmBng AcUnut

1. Protect and support viable existing industrial and flex uses.
2. Redevelop undemtilized properties with new industrial and flex uses, when possible.
•^ DfhLv/h fo D -3 - new i ndu^tri^I—m i^ff^rl i j eipr 7n n p {f^f co on-bif^AtiDR^Df zo n c^ '^Y'^hj^t ^ 11 ow^ fa r 3 jn iv ry£ jf^.i

f\ f*^. rtft rtnn F^I -i I k t^A<-

4t^Maintain the mix of current employment uses and focus rosidcntiol-ond-mixed uses around the Dorsey MARC
station.

SA.AlIow industry to remain and expand to include diverse land uses to enliven the area.
a. Land uses within this District may include office, research, rosidontial, retail, hotel, and industrial. Indoor

light industrial uses, like small commercial kitchens, breweries, fitness and indoor sports facilities, and
art studios, should also be encouraged.

6r5_Develop a transportation study for the District to ensure that future roadway designs and improvements are
context-driven and support multiple users, QSpecially as US&G shift from-industrial to a mix of commorcial and

TKd Irtj^li i<*+ri-i1 h^mn/^-1 Im t~ l^ ^ ira/*+^ r A ^A ^ <*l^/n it^ >1 r*t j^ f^J^/i r/^^/^ ^Af»^/^i^^» +t^'t^ n ir^^^ir-^ r'A<hl^|jm+1 "l I J T^r

Truck traffic to and from Industrial character areas should be routed around the District by way of
Dorsey Run Road. Explore alternatives to re-route truck traffic away from residential areas.

?: ^-Access to this District should be via collector and arterial roads, and/or freight rail.
a. Local street networks typically serve buildings directly to enable businesses to load and unload trucks.

Service truck traffic should move goods and sen/ices on routes that minimize impacts on the District
and adjacent neighborhoods.

RTE 1-28 Policy Statement

Create opportunities for a mix of uses, gathering spaces, enhanced streetscapes, and placemaking that build
on the Dorsey Station District's unique character.

Implementing Actions

1. Provide a central gathering space that allows for seasonal entertainment or community events of varying
sizes. Seek to celebrate the industrial heritage of the Corridor within this space when possible.

2. Consider creating a shipping container park in conjunction wrth an industrial or retail flex space, such as a
brewery ordistillery.

3. Provide opportunities for food trucks in a targeted area of the District
4. Provide flex space and warehouse or light industrial uses that provide active streetscapes and placemaking

opportunities along Route 1 that contribute to the District's character.
5. Convert existing buildings to support more active uses. Use creative building fa<^de approaches to adapt

more utilitarian buildings for new uses. Provide street trees along Dorsey Run Road, Dorsey Road, and Route
1 inside the District

6. Develop design guidelines for the Dorsey Station District that sllow for medium- to high-rise residential
development north of Dorsey Run Road closer to the MARC station-and-emulate the industrial horitago

7. Locate new buildings at prominent intersections in the area to infill vacant or under-utilized parcels and
provide a more complete sense of place for residents, employees, or visitors.

Y^g-?^ :~'^y^^^~..-^T^7';!?^-^-r::€^
^A<?7^^~^^^--s''':

^'^S5'€?^

The illustration highGghts we of many possible concepts for bwlding a transit-onented development around the Doreey WWC station, depict-
ed in the lower-right corner of the unage,

In the cowepf drawmg, dense buitdifigs fw residential and office uses are located within watking distance of the commuter rail station. Large
pafki/ig deda neorby provide commuter tots for tivnsit riders outude the immediate (iwo of the station. SmaU fbrmat f«tai{ uses serve some
doSyneeds fw residents, e/nptoyees, and visitors. Waticable, tree-Sned streets and different prwwiwis fw open space —a iakessde park, large
plaza, and informal gotherifS ffffen spaces — are accessWe fhfoughout the site.

The overali design of the TOO site and its bwtdings are sensitive to exiiting industrial uses in the area and thtir cspemilonai needs.

/ ' --.l.>^3T'v"A.'?S'r~-::^Sal<?CAlT'yk.^

^J^?^> • ^ss^1^-^?2^^^
^&%^'%^'-''~^; ^~^^-^^^

-f'^^~ ^ -'~"~Jrn^-^
"y'c'" *i^>*^-^. ^/

t'"^.^'"51'^^ ^"'

&^£:-<-.^y^r'^^'o^

?(^'y.^< ...^^-^^f^, .J

The ^fftration highlights om ^ fwny poss&le concepts for aasvating a commumty space in an aiding iriduw For example,
a beer garden or re^uront incubator space in one fff the ifviustriat buildings may internet with ^e puBtic wm^
container pop-up entenoinfnent area, smatt amphithearer. w food truck row.

The active space typically nquires a smaB footpfint within a devetopment but it can quickly become one of the most desirable plows to vsstt in
the cwnmunity, A built emmpte of this concept includes "The Camp'inHuntsvitie.Atbbama.
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Redevelopment Vision

The redevelopment of the Elkridge South District will energize this portion of the Route 1 Corridor, providing a
"town center" feel with opportunities for residential and commercial infill development and a complimentary

"bookend" to the North Laurel District It is intended to deliver new commercial amenities to address the needs

of the residents of EIkridge, Harwood Park, and other nearby underserved neighborhoods. Redevelopment and

new development will also create opportunities to improve environmental health with "green" development that

enhances energy efficiency, open space, and stormwater management

As various residential uses are adjacent to and planned around this District, a mixed-use development in this

location could help meet the demand for retail in the Corridor. Mixed-use development should be targeted

along Route 1 frontage to besutify the streetscape, create a safe and accessible pedestrian connection, and

incorporate complementary community related uses. Connecting this District to the Howard County Library and

adjacent neighborhood-sewing commercial is of upmost importance.

This area currently hosts a number of smaller tight industrial businesses and is adjacent to a loose collection of

trucking and automotive uses both inside and adjacent to the District Where there are opportunities for

industrial uses to remain, plans for trucking in and around this District should be made.

Character Areas and the Future Land Use Map

In the Elkridge South District the Future Land Use Map (FLUM) proposes a blend of the Mixed-Use and Industrial
MJxed-Uso-Activity-Contor.character areas.

The Mixed-Use Activity Center character area makes up just under half of the District, along the southern and

central portions. About a third of the Mixed-Use portion of the District currently includes industrial us&s, and

about one-fifth is made up of residential uses. The remaining land uses in the Mbced-Use portion of the District

include commercial, residential, and government and institutional.

The Industrial Mixed-Use Activity Center'character area makes up just over half of the District, along the eastern

and northern portions. Land use in the Industrial Mixed-Use-area is predominantly industrial, with about two-

fifths of the area in industrial land use. Commercial, residential, and government and institutional uses each

make up around an eighth of land uses in the area.

The EJkridge South District is located just mrth of the Route 700 and Route 1 intersection and wclu^esth»lfi<fuftrioiMwerf-Us«-afi4'
f4iw<t Usc-ActtwtyCmtcfchffmctwaws.
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RTE 1-29 Polky Stafnwrt ^^&^
Protect and promote industry and a compatible mn< of uses within the Industrial Mixed Use Activitv-GeftteF

character area in the EIkridge South District

Implementing Actions

1. Protect and support the viability of existing industrial and flex space uses in the area.
2. Redevelop underutilized properties with new residontial, commercial, light industrial, and flex uses. New

building materials and site design should be compatible with sxisting industrial uses.
3. Develop a new industrial, mid-density, inbced-use zone, or a combination of zones for this District that

includes guidance for specific design principles and compatible land uses.
4. Consider development of low-rise, single-story commercial, warehouses, and flexible office buildings.

Buildings in this area may also be vertically integrated, offering multiple uses on different floors of a single
building.

RTE 1-30 Policy Statement

Facilitate the development of a Mixed-Use Activity Center that includes commercial, retail, and residential uses,
and opportunities for placemaking in the Elkridge South District

Implementing Actions

1. Anchor Route 1 intersections in the area w'th connecting neighborhood streets to create neighborhood
gateways.

2. Develop design guidelines for the Elkridge South District that allow for mixed-use, commercial
development to support existing and planned residential communities.

3. Consider attracting convenience commercial (including commercial pad sites) and eliminating auto-related
uses on properties that front Washington Boulevard.

4. Redevelop Route 1 frontage parcels w'th new neighborhood-serving retail and restaurant uses.
5. Create small community greens and/or hardscape plazas to provide opportunities for activities like

outdoor dining, music, and movies-on-the-green that bring community members together. Ensure that
community gathering spaces can be accessed by walking and bicycling from nearby homes.

RTE 1-31 Policy Statement

Increase connections between adjacent sites while safely facilitating the maneuvering of semi-truck traffic in
the Elkridge South District

Implementing Actions
1. Develop a transportation study for the Elkridge South District
2. Provide pathway connections to adjacent open space corridors and neighborhoods.
3. Create an internal network of streets to improve connections to the Elkridge Library from residential and

commercial uses.
4. Support the addition of a signalized intersection and crosswalk that connects the EIkridge Library to the

east side of Route 1, where the Mixed-Use Activity Center is proposed.
5. Support a local street network that serves buildings directly and enables businesses to load and

maneuver trucks. Semi-truck traffic should move goods and sen/ices on routes that minimize impacts on
neighborhoods and commercial sites within and around the District

6. Consider prioritizing Pine Avenue as an access point for industrial uses within and east of the Elkridge
South District

^•s-.^n^ 9iQr?-'

^^^^iL --^-^^:y^^r s>^.'^ ^^^" ^'^^' .^, ^^'^o^^

.^Y

.^~^f'.^

^.^^

The iUwtrmion highUg^ one of rrwr»y posibte concepK for m^est infitl development olorg Washington Boulevard Jn th^ case, smaU
format wall shops and restaurants that serve the needs of nearby residents are (tepfrted. New lingle-stmy retail shops and restaurants are
placed along Rouu 1 as a new front door'to tte existing fieightsorhwd behind. A smoff community green between t»w bwldings, and a
hardscape picso wrmunding two other bui^ing^ pmvide opponunitin for activities Ske Qutdoor dining, music, md movies-o^^
t/Kir bring community members together. The destination-minded uses in the builiSings wuld be feacfwd on foot or by facycfe from nearby
homes.
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Introduction

HoCo By Design uses the term "character areas" to describe unique and discernible areas of the community

depicted on the Future Land Use Map (FLUM) in the Growth and Consen/ation Framework chapter. The categories

describe important elements that work together to instill a sense of place (or visitor experience) for residents,

customers, or employees in the character area. A character-based planning approach prioritizes site design.

public realm, building form and massing, and architecture over general land use and density.

Included in this appendix are detailed descriptions of the character areas and their typical street and block

patterns, open space and natural resources, lot size and building placement, building types and massing, and

transportation considerations. While the densities and building heights described for each character area represent

intentions for contiguous properties in an area, there may be individual buildings that are larger or smaller than

these ranges for a specific parcel. The County's Zoning Regulations and Subdivision and Land Development

Regulations will provide more specific rules and standards. These will include provisions for permitted land uses,

densities, block sizes, setbacks, parking, and landscaping using HoCo By Design's general characterarea guidance

and recommendations.

Some character areas share commonalities and have cross-cutting land uses. Environmental and agricultural land

preservation easements can be found across multiple character areas to preserve farmland and natural resources

throughout the County. Areas under a preservation easement are depicted on the FLUM in the Growth and

Consen/ation Framework chapter of HoCo By Design.

Areas to Preserve Areas to Strengthen Areas to Enhance Areas to Transform

SPECIAL USE

RURAL CONSERVATION

RURAL LMNG

HISTORIC COMMUNm'

SINGLE-FAMILY NEIGHBORHOOD

MULTI-FAMILY NEtGHBORHOOD

MIXED-USE NEIGHBORHOOD

;^

B
L£;-'i:;^l-?i'L

i£s

DOWNTOWN COLUMBIA

REGIONAL ACTIVITY CENTER

SUBURBAN COMMERCIAL

RURAL CROSSROADS

TRANSIT ACTIVITY CENTER

^S^^®^^.u^

TAB-1 Technical Appendix B: Character Areas ~iC^-^i ~/\' i-^cSi'yil 2023 Council

MULTI-FAM1LY NEIGHBORHOOD
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character ^Fea—Inclu3tricil ffl-ixcd—U-se-

rhctivity €cntcr

l=Bfid-eontributing to the Count/G oconomic viability by provjding-ploco&wboro people live, work, croato, build,

store,-an<kl+stFib^e-^oo4s-amd-sewic-eMhroyg4»^^ Land uses within Industrial Mixed

Use Activity Centers'may inc I ude" office, •reseaFcb-and-tebofatofyT^osidontwl.i .noighbeT-hooct serving Tctailr.hotol'i

light "manufacturing,-wholesalir^i-processing—storage, o commorcc fulfiUmefrt-^p&Fations, warehousing and

logistics, and distribution. Some light industrial uses, like small commercial feitchew-bakeries, breweries, fitness

and indoor sports facilities, and art otudioG, may bo appropriate ir» contoxrs that aHow thorn to intograto into a

Rca rby-iwigj^boAood.of-actiwty-contoF.

This character area recognizes the critical ro!e of the 'maker" economy and the importance of urban design in

foCTermg^tbMflt<<lfttcFS-o^^iwd-u'»-actiwty."Typko^commwc4^ wclustrial buildingG arc low-riso. and. may

fQaturo rotoil storofronts with ottractivo facadoG, ownings, and porchoG, and outdoor soating. Buildings in thisaroo

may be vcrticolly-intcgfotcd (multtplo u&os on diffcf'cfit flooro of o'o+ngk; building); however many •ofc tow scolc

Gingtc-ucc buildings. ThcGC-'woG arc Qnvisionod-as-aet'wc live work contors whoro pliiccmoking invoctmQntG,

fe5tauFaftt5-eaf.es,-J&RwM-sc-ale manufacturing, and commercial uses-are-supported,

Street and Block Pattern

tndystfla)'Mixed UEC-Actwity-Geptef5-afe^pcaUy4ocat-ed^long^oU<^or--aftd^rte^!--i:oad5^^ buildings

should orient to streets and bo set bock far enough TO onsuro podostrians arc woll-soparotGd on sidowolks from

truck and automobile traffic. Buildings should provide direct podcctrion LICCOSS from the street onto the site-and

to-pfincipal-byildings.

Shorter-bui Id ing "lengths ar& encouraged to provide a more interesting and comfortable pedestrian environment

and allow for bener, more integrated block structure.

©pen-Spaces-and Natural Resources

Grading of topography ond-etear^f^-o^egetation-nuy-bc-nocessafy-to-achieve-tbe.-mwed-use-development

desi red.. Mowevofr now .ond" rodovc I o p od -actwtty-GefrteFs-must-protc'c^-Gtoop-'itopeSi-fiood plainsj streams, and

wettefldCj and moot forQCt-conservation<equirements. New and improved centers should promote opportunities

to increase-Rat-ive-tree canopy and ropfaco lawns with native landscaping, including pollinator gardens and other

wildlife hobitab;. Redevelopment diao providos on opportunity to-tfnprovc stormwatef-management.-lfflpFOved

opcn.spocc-o^-voriou'r-typos-'ibeuld bo [rtcofpofated-into-l nd ystrial-Mixed-Use Activity Centers. Common open

5pac-es-5ych-a&-<:oyrtyar-ds-of-pa55we4ands€aped areas, as well as parks and gro&nwoyii. should bo incorporotod

throughout, the center. Buildings that front on open space should orient to common open cpacos.aod-tn^ude
accesstblc-building-entrances from the space.

Lot Size a^Byilding-Placement

Sites-shoukl-be-designed to provide local stroct connections and a safe, comforubfc public realm from nearby

ne^g^!^bo^hoodc-and"transit stops, th&rcby supporting walking, cycling, and tro'nsitusc.

Building Types and Massing

The hoigbt-crf-buijdings.depends upon the context in which they are focatedj howover-most-buiMmgs wi!l be five

stories or less. Buildingfi may be tailor un thc-dcvclopmoffKoFCKmd-step-lower-i'n height in areas whore, thc.contof

triinsitions-te-r-esidential-uses-.-fiesidentol units or office space may be found above' commeFcial or flex' Gpaces.

Woysing-in-and.around Industrial Mixed-Use Centers may include livc-work-urHt-5-orother missing middle housing

1, office, and tight industFiol-flpaco-Ghould bo incorporated into new development to onabk"imatl ccd

small businesses and start'ups to shore facilitios-tind-am&Rities with more established bu&ineGG6G. Energy cfficiont

technologies, such ds-solaf-pancl.s-or-green roofs, are encouraged on new or improved buildings.
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Tra nsportat+Gfr€oft5K=lerat40ft5

The locol street notwoFk-provides^^igh^yaHty-walking^nviKmpneRt-by-beiRg-bot-h-welt-corinected and designed

to-accommodate' pedestrians. Higher classification roads also support walkability by providing a high-quolity
public roolm, bicycle faciliticfi, and frequent crossing, opportunities.

PoFking-^othOF-than on street parking) 15 prcfcrab)y4oca'ted-to-the-rear-or.€;ide-of-bui!dings"Parking lots should be

desigmd and located to provide vehicular croGG-acceGG between ctreots.

Wigbe<-Gtes5tfica'tion-roads-traversing-lr>dLiGtriaI' Mixed-Use Cent&rc should bo designed to allow convenient

cr05£trK|£^n(l-a^ubtic-^ea(m-t-hat-sypp©ft-s-pedestrian, bicycle, and transit acc&ss. Local strcots arc typically wider

to support miincLfvorobility of larger tnjcks.

Semi-truck traffic .5b&u<d4nove-90ods^aftd-services.or» routes that minimize impacts on adjacent neighborhoods
and centers.

Character 3rea; mixed-Use activity Center

Land offering the opportunity to sen/e broader economic, entertainmenti and housing needs in the community.

Land uses should encourage active public spaces between buildings. Residential units or office space may be found

above storefronts. Homes in and surrounding the center of devetopment may offer several choices to live and

experience the Mixed-Use Activity Center—including, but not limited to, missing middle home choices. Mixed-

Use Activity Centers may also include flex uses to respond to future market demands. Parking is satisfied using

on-street parking, structured parking, and shared rear-lot parking strategies. The compact, walkable environment

and mix of residential and nonresidentiat uses in the center supports multiple modes of transportation.

A large-scale, Mixed-Use Activity Center may be surrounded by one or more residential neighborhoods that

provide additional nearby home choices. Walkabilrty is encouraged with a comprehensive and interconnected
network of walkable streets,

Some areas designated as Mixed-Use Activity Center are currently suburban retail or suburban office centers.

Transformation of these areas to support mixed-use development will require deliberate planning and phasing

to keep the areas viable during their period of change.
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Amendment 65 to Council Bill No. 28 -2023

BY: LizWalsh Legislative Day 11
Date: 10/02/2023

Amendment No. 65

(This Amendment makes the following changes to HoCo By Design Chapter 3, Chapter W, am!

Chapter 11:

Chapter 3: Ecological

Health

Chapter 10: Managing
Growth

Chapter 11:
Implementation

Removes the entire section titled Incentivizing Natural
Resource Protection and Restoration, " mchidmg the

subsections titled "Green Neighborhood Program,
"Zoning Regulations, " and "Additional Incentives ;

Removes the EH-4 Policy Statement and Implementing
Actions;

Removes references to and the description of the Green
Neighborlwod Program;
Removes the Green Neighborhood Program and all the
Green Neighborhood Allocations from Table 10-1: Howard
County APFO Allocations Chart - HoCo By Design;
Removes a narrative section that compares HoCo By

Design housing goals to Planffowarci 2030 housing goals;
and

Removes the EH-4 Policy Statement and Implementing
Actions.)

1 In the HoCo By Design General Plan, attached to this Act as Exhibit A, amend the following

pages as indicated in this Amendment:

• Chapter 3, Ecological Health: 19 and 20;

• Chapter 10: Managing Growth: 7 and 8;

• Chapter 11: Implementation: 17.

7 Correct all page numbers, numbering, and formatting within this Act to accommodate this

8 amendment.
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•Incc'ntivizing -N-aturol ftcsourcc

-Protection and ftcstorotion

Tbe-Gounty currently has few incentives to encourage resource protection'and'restoration-measwes-t-hat-go
beyond the minimum requirements of the Subdivision and Land Development and Zoning Regulations.

Green Neighborhood Program

Tho.SubdiviBion-and Land Dovolopmont Rogubtions include the Groon Neighborhood Progrom, which is a

voluntary, poin<ypascd program that provides houcin9 ollocations as on incentive for more environ mentally

friendly and sustemable developmefit-yfldef-Plan Howard 2030, up to 150 housing unit allocations wew-set-askte

annually for projects that meet Green Neighborhood requirements, HoCo By Design continues this important

Zoning Regulations

The Zoning Regulations include a Density Exchange Overlay (BED) District for tho RC and RR Districts, which
provklco-an opportunity<ind.4ncontivc-to^<'5onre-5ignificont-bk>e^'i-of--fetfflnl3nd and rurol land-in-the-West-An

ovcFloy-dtstFH:t4s-a-distFi£-t-estab(isbed-tG-F&spond"t©-special feathwes or-conditkHisof'an'area, Guch as historic

value, physical chiiriictoristicsj or location. An ovcrlay<fotmrt-maynat5C^ypplement<Hr^ovide^R^heH^4ve^<>-t-l:Ki

regulations-of. the. underlying zoning district. The DEO District allows residential doncity in the RC and RR DiG.trictc

to be exchanged between parcels. Density exchanges are intended to procorvo largo porcolc'in"porpotuity, while
residential development ie diroctod Toward par^M^t^ai'HTK^e-readity-^c-c-ornmodate-the-additiwial dwellings.

Use of this district hti&boon-succossftjl-in^pomoftcntly prcGorving iLirgo trcicts^f-open-space-a nd-ofiviron mental

and .Qgriculturcil land-aftd-5heyl<l-bc-cont+ftye4-yndeF my now zoniftg-fegimo. AdditionaSly, on overlay district

may be an-appfopriat-e-appFeac-h-to- further protect watorshods with unique conditionG or rocourcocT-as-weH-as

the Green Infrastructuf-e-Notwodd

Additional Incentives

The Groon MoB^borhood-Program is divided into separate Site and Home requirementG. Applicants earn Site

points-for-a'wiSe.variety of green practicec, such as designing a walkable community; oxcecding minimum

roquiromonts for stormwotor managomont, stroam and wotlond buffers, or forost cor»5t'Fvation;-ysing-na-tive
plants-for-landccapmgi-wstoring and creating wotlonds; and roGtoFtng-in-stream-habitat-Applicants..earn..!-lome

poinf; for grocsn pmrticos-such-^is ucing onorgy and-water-efficient appliances and fixtures, providing on-site

renewable energy, and building with wood from sustainably managed-fof-este:

OR<y-twe.de>i'e<ep<!nente"with-a-tota<-oM-,-1S8-dwellir»g.-unit5-have qualified as Green Neighborhoods since the

progfamls^ceptk>n-iri-a008,-Pro9i'am-participation-ha5-becn-lHnttccl-t>y-a major national recession that slowed

development shortly after the prografn's inception, and the wide iivQilability of housing ol locations," which, hoo

roducod their vokie-as-an-incentjve-ln addition, the development community has reported the need for greater

flexibility and options for earning points to qualify for the program. The County has also wporionced chollongoc

in enforcing long-term implomontation and maintORonco-forGomo of the Groori Noigbbofbood-foatw&s—syetws

habitat'managem&nt plane and native- landscaping. Tho program would benefit from on o'l'iiluiition-iind-upckitc-to

addroGG these iGGyeSnand-{o-inccwporate-nw/-option5i"such-a5-pFotectwg-t-he Green Infrastructure Network and/
or-increasing modcriito income hoy5i<>g-wntSi

AdA'tionalHrKentives^ould-be-ernployecl^o-suppteffleftt-c-haftgcs-to-t-ho Subdivision and Land Dovolopmcnt

Regylations-and-Zoning Regulations for enhanced resource protection ond.rostoration-ThQsc coytd4ndyde

density bonuses, tax credits, housing allocations, and private-public-pQrtrKTshtps..

EH-4 PoBcy SbrtNiwnt

Incontivizo iidditionot resource pret-e<:tion-Bnd-re5toration-mea&UFe5-wi.tbiB-new-clevelopmQnt ond

r-eetewlopmenfe-

Implementing Actions

l—Consid&r incroasod ufio of a dcnsity.cxch&ngcovedoy district, in both the-Wost and the Eiist, to protoct-
sensitive resources in aroas with-uniquo conditions-or-fesowces:

&—Consider incentives to cncourogc cnviFOfmtental^Hotection-and-res-tofatton when proportics arc dcvctepe4-
or redeveloped, such as tax crsditSi density bonuses, housing alloeatJons.-and-public-private partnerships.

^ 3i—&aluate-afid-suengthen-the..Green Neighborhood Program to ensure odoquato inc&ntives-wiil-irtcrease
program use and incorporate now-optkms, such as-ioc-r-eased^Fnoderate-income housing units.

y^ ^'r*'^-;'.A ;'^

--OL.3 '^V Je5: 202:



adequate Public Facilities Ordinance

(aPFo)
Housing Unit Allocations

APFO sets the pace of new residential development through an annual housing allocation chart, which caps the

number of new units that can be built each year by geographic region. Once the annual cap is reached,

subdivision plans are placed 'on hold" until the next year when more allocations are made available.

The allocation chart for HoCo By Design is shown in Table 10-1 and includes the years 2026-2040. This allocation

chart is based on the approximately 4-S861.430 housing units targeted per year over the 15-yeartimeframeof

this chart. Allocations are granted, if available, once the initial subdivision or site development plan is approvsd.

Given that it typically takes several years for the development review process to be completed (to final plat
recordation and site development plan approval), allocations are granted three years ahead of when the new

units are expected to be built Since HoCo By Design has been presented for adoption in 2023, the first year on

the allocation chart is 2026.

There are four geographic regions in the HoCo By Design allocation chart Downtown Columbia, Activity Centers,

Other Character Areas, and Rural West Allocations amount to an average total of approximately 4-^80 1,430 new

residential units per year over the 15 years in the chart, including Green NeighboAood-aftd Affordable Housing

units. The number of units in each region is tied to the future land use capacity as modeled and estimated in the

Future Land Use Map (FLUM). In addition to the four geographic regio-ns, the allocation chart-foF )-loGo-By-E>esigft
CPk i inT+t- nAi- t^d-ai^.+j^f /"^AAf. Mni/^h.K/^rKrt^^ ^rti /dl /^r-L m ^ nf Prmf^i~t'"-l 1'"

j ^.m i u i u< ^n i I T^iy 1L/^-" I IWV V—v ^.H^r^fl l llw-m;.

County Subdivis+ori 3nd L^nd DcvcloDmcnt R^oul^tions.'Thc totol 3nnuol 3vcr30C-of—3DDro)clm3tclv IjSBO units

ts ^icioiftC3ntlv less'th^n the 2.03^ unite t3rciGtect4n-tb&3Hoc3tion ch3rt of the pr^viou^ G£nclr3l^l3Rr-PlanHo\'v3rci

20^0. Ho\v<?\/&f. ^inc^ t'hrL ^ountl/-h^^-onlv rc^iljz^d ^n 3nnu3l 3V&r3ae-of—3bOLrt11.500 1.600 units ocr V€3r ov&r

C0f\ k<nk+^ i^ -L r^'^ltf^i^- •**h>^T"i irp^_n[uAn thrlL r^miininn linri "iv.,-KM/ UIIIL^/ l^/ U rUUIULIL II ICUJUT ^~^J FV^I I i,iii^ i<—riiuniniy IUIFU ui LHIUUI^*^^' T'»

Green Mciphborhooci^ pro

Design proposes an Affordable Housing set aside incentive as well. These additional allocations could help

increase the supply of affordable housing units above and beyond what is required under the County's Moderate

Income Housing Unit (MIHU) program, and could assist the County with reaching the affordability and
accessibility targets recommended in the Housing Opportunities Master Plan. As noted in the Dynamic

Neighborhoods chapter, ideal locations for these set asides could be in mixed-use activity centers, redeveloped

multi-family communities, and within the Affordable Housing Overlay Zoning District

Table 10-1: Howard County APFO Allocations Chart - HoCo By Design

Activity

Centers

2026 ^^^^^S 6001
2027 ^^^B^ 6001
2028 ^^^^^S 6001
2029 1^—^a 600|
2030 ^—Bl 600]
2031 ^^^^SES 6001
2032 ^^^^K3 6001
2033 ^^^^S5^ 6001
2034 •^^•0 6001
2035 ^^^^^ 6001
2036 ^^^•^1 600|
2037 ^^^•ga 6001
2038 ^^^Ua 600!
2039 ^^^^K3 6001
2040 ^^^13i 6001
Total ^^^EBB 9,0001
Annual ^^^^W9B 600
Average

Other
Character

Areas

365
365
365
365
365
365
365
365
365
365
365
365
365
365
365

5.475
365

Rural
West

100
100
100
100
100
100
100
100
100
100
100
100
100
100
100

1,500
100

Total

1,400
1,400
1,400

1/400
1/400
1,220
1,220
1.220
1,220
1.219
1,219
1,219
1,219
1,219
1,219

19,194
1.280

Neighborhood

4se
458
450
458
450
459
456
458
456
456
450
450
458
4se
450

3iM6
460

Affordable
Housing

150
150
1501
ISO'

150
150
150

150
150
150
150
150
150
150
150

2.250

150

(1) The aUocations for Downtown Columbia aiign with the phasing chart in the approved and adopted 2010

Downtown Columbia Plan.

A$ indicated earlier, HoCo By Design envisions future development in the Gateway Regional Activity Center. Once

a master plan for Gateway is completed, and the number and pacing of residential units for Gateway determined,

the allocation chart can be amended to include annual allocations for Gateway or a separate chart for Gateway

can be adopted. However, these units are not likely to be built in the near-term, as zoning changes will follow the

master plan and units will take several years after zoning to be constructed.

MG-7 Chapter 10; Managing Growth nO^-'C^V L^SSiCli 2 C 2 3 council cr< Chapter 10: Managing Growth MG-8



Table 10-1: Implementation Matruc

Policy and Implementing Actions
Lead

Agency

Timeframe

(Mid-Term five-year,
Long-Term six+ years.

Ongoing)
EH-3 - Ensure the Subdivision and land Dwdopment Regulations and Zoning Regulations pro-
vlde adequate protection for senstthre emrfronmental resources whhln new development and
redevelopment,

1. Evaluate and enhance protections, including sediment and erosion
control, where needed for sensitive environmental resources,
such as water resources, steep slopes, and rare, threatened, and
endangered species, in the Subdivision and Land Development
Regulations.

DP2

HSCD

Mid-Term

2. Explore whether cluster development may also be appropriate
in other residential zoning districts during the zoning regulation
update process.

DPZ Mid-Term

mcnT 3nu FCflcw

1 Con ^i d &^ incr£3^^d u^^ of 3 cicn^itv cxch^nnc ov^risv'dieTri

'51QGF —mccmwcs/ TO cncouroao onv

OPZ

t3^ credits. dcr^5it\/-'boftii£^^.-lhou£lHo—3lioc^T+onc. 3 nd public" D r<v3t6

/^.rd.d.^-L \ [di rt [^ I^t/^t r"h rt /^/4 D ^y^t j^i ^1 rV\ ^/-\ i-i.r\^

ton^ "SUCH 35 ^crcflSGd moaGrQTO mcomc noudOQ uniTG.

0?
ou-p-

ocs

IMP-17 Chapter 11: Implementation

Table 10-1: Implementation Matrix

Policy and Implementing Actions Lead
Agency

Timeframe

(Mid-Term five-year,
Long-Term sb(+ years,

Ongoing)
EH-5 - Evaluate and Improve stormwatcr management requirements to enhance dimate change
resUtonce.

1. Conduct a flooding vulnerability assessment to determine which

watersheds are susceptible to chronic flooding under current and

expected future predpitation patterns.

2. Update stormwater management design standards to address
current and expected future prscipitation patterns. Consider adding
quantity management requirements, including management for
short-duration, high-intenshy storms in vulnerable watersheds.

3. Evaluate opportunities to further reduce stormwater runoff and

pollutant loadings when redevelopment occurs.

4. Continue to use a nature-based or green stonnwater infrastrurture
approach (bioretention, swales) in combination with a built or gray
infrastructure approach (pipes, ponds) to address flood mitigation
and adaptation, to maximize ecological benefits.

5. Evaluate alternatives for improving, enforcing, and funding long-term

inspection and maintenance of stormwater management facilities,

particularly those facilities located on private residential lots.

&PW

DPZ

DPW

ocs
DPZ

DPW

ocs
DPW

DPZ

ocs

Private
Partners

DPW

Private
Partners

Ongoing

Mid-Term

Mid-Term

Ongoing

Mid-Tenn

Chapter 11: Implementation IMP 18 -
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Chapter 8: Pubfic
School Facilities

Chapter 10:
Managing Growth

Chapter 11:
Implementation

Technical Appendix
C: Focus Areas

Deletes a future reqwrement tlust the redevelopment of Gateway
into a Regional Activity Center must evaluate impacts to scJiool
capacity in the second paragraph of the Co-locatmg Facilities
section;

Deletes PS~3 Policy Statement Implementing Action 7 that
references the future redevelopment of Gateway into a Regional
Activity Center;

Deletes references to a Regional Activity Center in Gateway tfiaf
is cm activity center depicted on the FLUM and a description of
the Gateway Master Plan, specific growth targets, and the
creation of a speciaHzed APFO program for Gateway in the fifth
and sixth paragrapJis of the Residential Growth Targets, 2020-
2024 section;

Deletes a reference to future development m the Gateway
Regional Activity Center and the future need to amend tJie
ffowarc/ County APFO Allocation C]\art or adopt a separate
chart for Gateway;

Deletes the development of a master plan for Gateway m Table
10-1: Implementation Matrix EP-4 Action 5;
Deletes ensuring the future redevelopment of Gateway into a
Regional Activity Center in Table 30-]: Implementation Matrix
PS-3 Action 7; and

Deletes the strategy and vision for redevelopment of Gateway as
a Regional Activity Center ami the accompanying graphics and
maps.)

1 In the HoCo By Design General Plan, attached to this Act as Exhibit A, amend the following

2 pages as indicated in this Amendment:

3 • Chapter 2; Growth and Conservation Framework: 16;

4 • Chapter 5: Economic Prosperity: 13, 27, 31, 32, 36, 37, and 49;

5 • Chapter 7: Quality by Design: 3, and 32;

6 • Chapter 8: Public School Facilities: 25 and 26;

7 • Chapter 10: Managing Growth: 6, and 8;

8 • Chapter 11: Implementation: 30, and 52;

9 • Technical Appendix C: Focus Areas: 35, 36, 37, 38,39,40,41,42,43, 44, 45, and 46.

10

LEG 1836 Dl Chapters 1, 5, 7, 8, and 10 General Plan amendment LBR



1 On pages EP"31 and EP-32, Map 5-4: Industrial Zoning Districts and Industrial Character Areas

2 in the FLUM shall be amended to reflect Gateway as an Industrial character area.

3

4 Correct all page numbers, numbering, and formatting within this Act to accommodate this

5 amendment.

3
LEG 1836 Dl Chapters 2, 5, 7, 8, and 10 General Plan amendment LBR



StrAteGy For Growth And ConservAtlon

With continued strong demand for new housing and nonresidential growth, but a limited supply of undeveloped
land, the County must optimize land use so that it can sustain a strong economy while maintaining the high

quality of life to which county residents and businesses are accustomed.

Scenario Planning

To assess potential strategies for growth and conservation, and evaluate their effects, the HoCo By Design process

included a scenario planning component that allowed stakeholders to evaluate several alternative futures for the

County. Participants were asked to share their reactions to impacts and evaluate trade-offs for different themes

and values voiced by the community. This scenario planning exercise generated future alternatives while

considering emerging trends and the community's desires for growth and conservation.

To create the growth scenarios, HoCo By Design used information and data from land use and other physical

assessment documents on existing conditions in the County. This data was combined with thoughts, ideas,

and opinions collected from community outreach events to prepare four distinct scenarios. Building upon the

assessment of existing land supply in the Land Supply section on page 7, the project team used CommunityViz

software to model potential future year growth and conservation patterns, and measure potential impacts of
each scenario.

In addition to scenario development, the HoCo By Design CommunityViz model assessed specific impacts and

issues that arose during the General Plan process. These included an evaluation of opportunities and constraints

related to expanding the Planned Service Area, and potential impacts and opportunities to preserve environmental

features, such as the Green Infrastructure Network.

The HoCo By Design Scenario Planning Guide and a series of

Growth Choices Workshop events held in h4arch and April
2021 presented these four alternative futures for feedback.

Based on the impacts analysis of the scenarios, as well as
community and PAC feedback, a final preferred hybrid

scenario was crafted—represented by the HoCo By Design

Future Land Use Map (FLUM). The FLUM was modeled in

CommunityViz as a form of "ground truthing* to ensure that

the County has land available to support the hybrid scenario

and to identify infrastructure demands for informed decision

making. A fiscal impact analysis was also conducted to

determine the long-term impacts on the County's budget for

each of the growth scenarios and the FLUM. More

information on these specific analyses can be found in the

HoCo By Design Scenario Planning Guide.

1 Aeopy e>fihe Soenttrio Planning Guide Is avaltable from tha Department of
Planning and Zoning.

Despite a projected demand for 31,000 new homes and 59,000 new Jobs, the HoCo By Design Future Land

Use Map plans to accommodate up to 27,000 new residential units through 2040 (this includes approximately

3,500 units in the 2023-2025 pipeline). HoCo By Design also accounts for a minimum of 35,000 new Jobs. '?4&

Jobs projection does not occount for new Jobs created by the Gateway Regional Activity-Center, which will be

determined through a fu-turo master pianning process-^ploace see-the-Economic Prosperity chapter for more

^-The targets for 2040 represent a slower pace of growth compared to the growth targets over the
past decade, as projected in the [ast General Plan, PlanHoward 2030. The slower and steadier pace of growth

represented in HoCo By Design acknowledges the limited remaining undeveloped land in the County, market

shifts in housing types and financing opportunities, and the need for strategic redevelopment within focused

areas of the County as activity centers-

TheFLUM focuses new growth into redevelopment areas, which account for approximately 1.5% of the County's

already-developed land. This approach addresses high demand for housing and commercial growth while

significantly reducing potential impacts on infrastructure, maximizes the potential for infrastructure investments,

and maintains the character of existing n&ighborhoods throughout the County.

More information on growth management, including growth targets and potential infrastructure demands, can

be found in the Supporting Infrastructure and Managing Growth chapters.

Planned Service Area and Tiers

The Sustainable Growth and Agricultural Preservation Act of 2012 [Senate Bill 236), adopted by the Maryland

General Assembly, required local Jurisdictions to adopt Growth Tiers by December 31,2012. These Tiers designate

certain areas for different types of development depending on specific characteristics such as sewerage sen/ice,

agricultural use, forest and green space, and locally designated growth areas.

SB 236 required local jurisdictions to classify land into one of the following four Growth Tiers, as defined in the

(egfstatfort.

Tier 1: designated growth area served by public sewer
Tier II: designated for future extension of public sewer ser/ices

Tier HI: not planned for sewer sen/ice, not dominated by agricultural or forest, and planned for large lot

development

Tier IV: not planned for sewer service, dominated by agricultural and forest [and planned for resource

protection

The intent of the legislation was to protect the Chesapeake Bay and its associat&d rivers and streams by limiting

the amount of development served by septic systems. Accordingly, major subdivisions in Tier IV areas (five or

more lots in Howard Count/) are prohibited. While SB 236 established Tier definitions, the final land designations

and the development of a local Growth Tiers map were left up to local jurisdictions. To meet SB 236 requirements,

the Howard County Council adopted a Growth Ti&rs map in April 2013 as part of PlanHoward 2030. The County

intends to maintain the current Tiers map and used it as a basis for the FLUM.

In coordination with Growth Tiers, the Planned Service Area (PSA) outlines the areas of the County served by

public water and sewer services. The PSA is also important because it serves as Howard County's designated
growth boundary, or Priority Funding Area, per the State's Smart Growth Art.

GCF-15 Chapter 2: Growth and Conservation Framework '^Z.~s Chapter 2: Growth and Consen/ation Framework GCF-16



CommErciaL

Commercial land uses comprise 3%, or approximately 6.9 square miles, of land in the County. Included in this

category are retail, office, hotel, and service-oriented business uses. As shown in Map 5-1, these uses ar& primarily

concentrat&d along major roads—Route 29, Route 1, and Route 40—or in suburban activity centers such as

Downtown Columbia, Maple Lawn (including the neighboring Johns Hopkins Applied Physics Laboratory), and

the Columbia Gateway area. Other locations are scattered throughout the County.

Most residents and employees will shop in-person near their home or place of work, while certain destinations

are likely to draw users from across Howard County for specific shopping needs. Commercial uses are expected to

be heavily concentrated in denser and/or more accessible parts of the County, such as Columbia, where office and

retail demand is likely to be strongest However, declining demand for "brick and mortar" retail and the changing

needs of office users may lead to workplace transformations.

Based on the Department of Planning and Zoning (DP2) land use database and CommunityViz modeling, it is

estimated that there is potential to build about 10.1 million square feet of new non-residential building space in

Howard County under current zoning, as shown in Table 5-4. This figure includes an additional 4.7 million square

feet planned for Downtown Columbia. The Market Research and Demand Forecast indicated that there is a

potential market demand in Howard County for 16.5 million square feet of new non-residential building space

through the year 2040. As such, a shortfall of about 6.4 million square feet, or 38%, exists.

Non-Rastdentiat BoScGBfl T^pe

Retail

A/B+ Office

B/C/Flex Office

Total

Sqiuare Feet <X 1,000)

Source: DPZ Land Use Dotobase md CommunityViz modetvfg

1,7001
5,2001

8001
10,1001

EsGmated Jobs

4,100

17,300
2,600

28,300

The existing capacity of 10.1 million square feet of non-residential space is estimated to accommodate 28,300

jobs, based on current jobs to building space ratios. This is less than half of the market demand of 59,000 new

jobs over 20 years. This additional Job demand could be accommodated through redevelopment opportunities

in the activity centers and other non-residential character areas as identified on the Future Land Use Map (FLUM).

These places can meet the greater market demand for non-residential space.

:Fhe-£K-&atost-opportunityto-acc-omrReAatethe additionot job-demand would-be the.rcdovelopment of the large

Regional Activity Gefttef-sbown-on the FLUM (the cwront-Gateway office park). A.mastef-plan for Gateway-e&ukt

explore-a-vorioty of mixed-use devdopHWftt-opp&rtunities, Development in Goteway-will-extend-bcyond 2040

and could-tberefore accommodate additional demand after the-20-yeartimeframo of this Plan.

omic development
)&io and surroum

fnomicaily wl
^where potent
founding neig\

high paying.

EP-13 Chapter 5: Economic Prosperity rioC-s-oy Desic,!-! 2023 council di'a'r'L Chapter 5: Economic Prosperity EP-14



fvntown Columbia-tbo-Gateway area —leeate^-generally north and-west-of lnterstate-9-5

a^'^-Reute 32-aRd-south and oost of .Route-1-75 and Snowdon RiveT-Pw-kway —reprosonts Dnc' of-the last-tafge

petefffet growtt:h-ecnTCTS in Howard County. The area, comprised of over 1,000 acr&s and-situated along a major

wterstate, is po+sed-te-bo the County's nox^b+g-mixed-usc center and will help occommo

housing demand-•H&£G-&y-Design'G F&cus Aroao TcchniGil'Appendix di&6ysses4n-m©^re detail the econ&mie

eppertu niticG in Gateway's development as-a-Regional Activity Center and-lays-a-foyRdation for a future moGtor

ptan for Gateway,

Maple Lawn

Maple Lawn is a larg&, planned community built under the Mixed-Use District [MXD) overlay zone situated

in the southeastern portion of the Planned Ser/ice Area. This neo-traditional neighborhood contains a mix

of residential, retail, and commercial buildings oriented to streets and prominent public open spaces. Maple

Lawn has been constructed in phases following the approval of its comprehensive sketch plan in 2007, which

established maximum permitted uses, including 1.86 million square feet of commercial office and retai) space and

1,340 residential units. Asofearly 2022, the majority of the community's approved commercial office and retail

space has been constructed and filled by businesses, and a naw office building was proposed for construction

on the community's last undeveloped employment use parcel. Businesses have cited the community's walkable

amenities as an attraction, and the Howard County Economic Development Authority (HCEDA) has observed

continued demand for commercial spaces in Maple Lawn despite the economic downturn caused by the Covid-19

pandemic The HCEDA obsen/ed a similar continuing demand for Downtown Columbia as well, indicating

sustained business interest in walkabte, mixed-use centers.

Western Howard County

Western Howard County contains the majority of the County's farms and farm acreage. Existing conditions,

policies, and implementing actions pertaining to the agricultural industry are described at the end of this chapter.

Western Howard County is also home to several small traditional business crossroads and more recently built

suburban shopping centers.

hoWard County Economic dEvELoPmEnt Suthority

The Howard County Economic Development Authority (HCEDA) is a quasi-govemmental
organization whose mission is to be a catalyst for economic growth and stability in Howard
County. HCEDA performs an essential public function in promoting and enhancing the
economic welfare of the County through its programs to encourage Job creation, retain
existing businesses, and attract new businesses. HCEDA promotes small business growth,
entrepreneurship, and innovation, and assists companies with land and building selection,
financing, employee recruitment and training, permit and regulatory issues, and other
development support services. HCEDA is tasked with producing a strategic economic
development plan for the County every five years, the goals of which are guided by the
General Plan.

The 2017 Strategic Economic Development Plan acknowledges that a lack of available
land is a major hurdle to attract new businesses, thus placing a renewed emphasis on
expanding and retaining existing firms and scaling up start-up firms. One such program is
HCEDA's Maryland Innovation Center, which assists start-ups wth technology, resources,
and mentorship to innovate and grow locally. This type of support will become increasingly
important as new industries and trends emerge and as working environments shift to a
broader digital economy.

W if"
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Map to be replaced by DPZ to reflect
Gateway as an Industrial Character
Area.

Planned Service Area

Industrial

Industrial Mixed-Use Activity Center

tndustrially Zoned Areas

map 5-4: industrial- Zoning districts

and Industrial- CharactEr 3rEas in thE

fLum
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Promoting 3 hEaLthy JoBs/housing

BaLancE
To remain an attractive community for today's businesses and their employees, Howard County will need to

support new and emerging industries and promote a healthy mix of employment and housing opportunities.

Such opportunities include replacing the traditional single-use office park of the 1980s and 1990s with offices

integrated into mixed-use settings, as many new businesses desire to locate in walkable activity centers that

offer diverse housing options and an amenity rich environment for their employees.

HoCo By Design proposes a variety of actrvity center character areas at different scales. Activity centers allow for

infill opportunities to co-locate diverse housing options and jobs in compact walkable, mixed-use environments.

Furthermore, through deliberate placemaking, these centers can become destinations that incorporate useable

and invrting open space, transportation connections, pedestrian and bike facilities, and other amenities to attract

employers.

To be self-sufficient, these activity centers must support a variety of businesses. As noted earlier in this chapter, it is

estimated that the existing capacity of 10.1 million square feet of new non-residential space could accommodate

28,300 Jobs, based on estimated Jobs to building space ratios. This capacity reflects an average of 1,415 new Jobs

per year, or less than half of the 3,000+ new jobs per year added in Howard County over the [ast 20 years. The

Future Land Use Map (FLUM) contains character areas with land capacity to accommodate approximately 7,800

retail, 23,000 office, and 4.200 industrial Jobs (a total of 35,000 Jobs and an average of 1,750 new jobs per year

over 20 years). Much of this capacity to accommodztejob growth is attributed to proposed mbced-use activity

centers and industrial/flex centers along the Route 1 Corridor. The capacity for 35,000 Jobs would Still fall short

of the market demand of 59,000 new Jobs by 2040, as indicated in the Market Analysis and Demand Forecast

prepared for HoCo By Design.-Wow&ver-these-additiona) jobs couklbe-accoFnmodated in Gateway, which HoCo

6y Design envisions will sorvo as orogional-act-ivity center with a strong-focus on innovatiorii Qelycation, rQGoarch,

There is a close relationship between employment growth and housing demand, with new jobs fueling a need

for nearby homes. Howard County has fewer housing units for each Job than nearly every other Jurisdiction in

the region, with an estimated undersupply of more than 20,000 units. This metric does not account for new

housing needed to support the targeted 3,000 new jobs per year the County seeks to maintain over the planning

horizon.

As described in the Dynamic Neighborhoods chapter, the majority of the homes built in Howard County today

are higher-end single-family homes. Without more housing choices, it will become more difficult to recruit

workers that may be priced out of the local market Failure to meet the Count/s workforce housing demands

will exacerbate the housing affordability challenge and cause more of the Count/s workforce to live in neigh-

boring counties—resulting in increased traffic congestion and sprawl.

EP-35 Chapter 5: Economic Prosperity ,23 Chapter 5: Economic Prosperity EP-36



Greater housing diversity increas&s economic diversity, contributes to wealth expansion, creates new inv&stments,
and drives community growth by attracting young professionals, entrepreneurs, and workers with varied

educational and professional backgrounds. While housing is primarily provided by the private sector, public
policies will help to ensure a healthy balance of housing at different price points located in the right places. Map

5-5 shows the current locations of housing types relative to activity center locations. As activity centers grow, they

can serve as locations for both Jobs and housing and can provide amenities and job opportunities to the existing

communities surrounding them,

Create job opportunities through new mixed-use activity centers that serve as destinations and include a mix of

uses that compliment and support one another and improve thejobs-housing balance.

Implementing Actions

^ 1. Revise the Zoning Regulations, Subdivision and Land Development Regulations, and other land
use regulations and guidelines to ensure that mbced-use activity centers incorporate an array of
housing types (possibly including goals for a specific percentage mix of housing types), walkable
neighborhoods, open space, and compatible transitions between neighboring uses.

t{f; 2. Allow sufficient densities in activity cent&rs through the Zoning Regulations to make a wide range
of uses economically viable. Encourage densities sufficient to support convenience retail and other
local-sen/ing amenities at the neighborhood level.

3. Plan for future transportation connections, including bicycle, pedestrian, and transit, among and
between activity centers and other commercial centers.

4. Ensure that growth management tools consider the need for housing growth that keeps pace with
employment growth in addition to infrastructure demands.

5;—Devetop-3 master plan for Gateway that describes the area'&.doEW-ecl-hjtyFe-mw-of-usesTOpefi-

space network) development p ba?H:tg-and-i n ten sity i building height-pan ge,-a nd infrastructure
appreash-fru+kt-ypen-tbe gonora! considerations-included in the Ho€o-8y Design Feeus Areas-
technical appendix.

6^£. Create opportunities to house the County's essential workers, including teachers,
healthcare workers, and public safety personnel.
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Supporting Small, Local, and Mmority-Owned Business

Many local businesses provide inviting places to connect with other community members. They are often family-

owned and offer fresh, customized approaches that are not found in chains or big-box outlets. However, despite

the unique and creative experience these businesses provide, they are traditionally more susceptible to changing

economics and redevelopment pressures. Over the past several years, small businesses have faced pandemic
disruptions, supply chain problems, and staffing shortages. These recent challenges have left some small

businesses struggling to remain afloat, with minority-owned enterprises among the hardest hit

As technological advances continue to lower the costs of launching new businesses, opportunities for economically-

disadvantaged entrepreneurs grow. Ongoing support is critical to assist small local businesses in Howard County

as economic changes and redevelopment occurto retain small, culturally diverse businesses that support the local

community. Throughout the HoCo By Design public engagement process, small business owners voiced concerns

about being priced out of owning a business and noted village centers as ideal locations for small businesses

today aad-a-redeveloped Gateway oc ideal for the future.

Encourage a business climate that supports growth of and opportunities for small and diverse businesses,

and values cultural diversity and inclusion.

Implementing Actions

1. Continue to create strategies and prioritize assistance programs to support local, small, and

diverse businesses, such as apprenticsship programs.
2. Support small business districts and main streets by creating vibrant spaces through the

integration of design, public art, an inviting public realm, historic presen/ation, cultural spaces, and

areas for event programming.

3. Explore and encourage creative uses of commercial space, such as maker spaces, coworking
facilities, food halls, communrty kitchens, and other models, that allow the community to share

resources.

4. Continue business support programs through a partnership between the Howard County

Economic Development Authority, Blicott City Partnership, and Maryland Small Business

Development Center.

5. Through adaptive reuse and redevelopment, particulariy within village centers, provide

opportunities for varying sizes of retail, restaurant and service uses. Smaller spaces could provide

opportunities for small start-ups, micro-retail, and food hall type uses.
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Quality by Design: Respecting anD pRioRitizing Community ChaRacteR

This chapter celebrates the rich and varied character of Howard County's

recognizes that the County is comprised of a variety of distinct areas, each witl^

and attempts to reinforce each area's character while providing a sbared'senlse of place overall.

these distinct areas range from the planned community of Columbia—indudirtSTtt'ie

Downtown Columbia—to historic districts and established suburban neighborhoods. In the West,

from farms to large-lot suburban residential areas and rural crossroa9s.'

and promote character in future and existing developments, and adopt contex^-

vaiying scales of development Finally, historic resource presen/ation is emphasi^

of community character and tradition. As a supplement to the design-related p^lidesjn this chapter
Appendix C presents illustrative concepts for three two focus areas: NewTowrt

Crossroads.

Howard County continues to evolve to meet the growth it has experiencecL.Sta^eholders throughout ffie'HoCo

By Design planning process expressed a clear desire to establish morerobust^faidelines to better descritie^he
character of existing communities and sen/e as a reference for future'yeveIo|i>merit^The~community defines

its character through both the built and natural environs. These existing pd

built and natural environs. It

an individual.sry.te andjeeling,-..

In.tha East.-

recent redevelopment of

ibor^oods. In the West, areas range
Recctmmend3l:fons-airrTto~preser?-

ntex^-sensEtive desfgn standards for

i^ed:asr.an important contributor

;ed p^lidesjn this chapter. Technical-
Columbia, Gateway; and-Rural

is"snGLua "inrorm 'iQrio'.'us^

regulation updates, which will implement recommendations in the'Plan^and emphasize-the continuity of;

existing neighborhoods. These updates will be used to shape infill and redeveldpments as the/are proposed
overthe coming decades. ' -/ -''"-""
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centers throughout the County for Mixed-i
focus on transportation connectMi
create neighborhoods that are^^inabled

sses and employees. Bypromoti
undeveloped land will be protect

'ill be created. There shoutd be i
tiv^ty centers in existing suburban shop^

.. crossroads that are under performing. Sypro\
live there will be iess need to use the automol

waiking.
6£

- HoCo By Design process pc
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IDentifying anD tRansfoRming Qctivity

CenteRs thRoughout the County

Traditional suburban communities are changing. As land available for greenfield development runs out,

communities, stakeholders, and County government will have to adjust to meet the social, economic,

infrastructure, character, and environmental needs of the future. Positioning mature suburban communities for

new opportunities requires considering market demands, demographics, regional forces, infrastructure capacity,

community actions and reactions, physical planning, and phasing redevelopment in specific areas with fractured

land ownership, as well as government rules and policies.

To accommodate growth and continue to provide a high level of service and infrastructure, the County will need

to embrace redevelopment opportunities. Several decades of conventionat suburban development, combined

with [and preservation efforts, have resulted in a communit/ with very little devdopsble land remaining, a wide

spectrum of character typologies, and a population increasingly reliant on automobiles.

HoCo By Design seeks to identily activity centers that promote mixed-use, walkable development areas throughout

the community as areas for transformation. These activity centers are depicted in the Future Land Use Map (FLUM)

presented in the Growth & Conservation Framework Chapter. Character areas that provide opportunrties for the

County to grow and innovate with future activity centers include Downtown Columbia, -Regional Activity Center

)r Transit Activity Center, Industrial Mixed-Use Center, Village Activity Center, and Mixed-Use Activity

Center. The FLUM and character areas aim to create more predictability around what type of development will

occur in these targeted areas. These activity centers provide opportunities to reimagine Howard County's future

and introduce new mixed-use employment centers, regional shopping centers, entertainment areas, and upper-
story or adjacent residential units in appropriate locations.

The overall goal is to allow and promote compact mixed-use development patterns in county activity centers

that create places where people live, work, shop, and play as a cohesive community—furthering the economic

vitality and sustainability of the ar&a. Mixed-use development also increases the efficiency of the utilities and

transportation sen/ing the area and &nhances the sense of community experienced by residents, business owners,

and visitors.

These new activity centers in the County will evolve over time in terms of land use mix, density and intensity,

home choices, and transportation options. Each activity center's design will be unique, resulting in a variety of

mixed-use places. These are the areas where the County should emphasize public and private investment—

increasing allowable densities and intensities, adding infrastructure capacrty (such as public schools, fire stations,

and other public facilities), improving access from nearby neighborhoods, investing in streetscape improvements,

and encouraging affordable housing.
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Regulatory Process

The County's Subdivision and Land Development Regulations allow for land in a subdivision or building

development to be reseru'ed for public facilities, such as schools, if it is not being used as open space. The SAG

explored this process as a tool TO increasing the Land Bank. The SAG'S discussions revealed that the regulations

are not aligned well to current development patterns, HCPSS facilities and budget planning timelines, and the

County's development review process. The SAG concluded that the reservation process should be evaluated, and

regulation changes recommended to increase use of this tool. Further, these regulations were recently expanded

toallowforreservationof buildings. If properly timed, such building reservations could allow HCPSS to purchase

available properties in the near term with leaseback options to tenants to hold land or buildings for future school

needs. Activity center redevelopment and Route 1 redevelopment provide excellent opportunities to exercise

building reservations, especially in areas where existing commercial is struggling.

Rnally, HCPSS staff have reported challenges with regulations, such as setback, height limits, and other bulk

regulations, that limit the developable footprint for buildings, athletic fields, and other site amenities. The Zoning

Regulations should be updated to allow for admmirtrative approval of variances to bulk regulations as they relate

to school facility development

Co-locating Facilities

In the face of dwindling land supply, opportunities to co-locate school facilities with other public amenities,

like libraries, park and recreational facilities, community centers, affordable housing, police or fire stations, and

athletic fields, allow for optima! use of limited greenfidd space and leverage additional funding opportunities.

As Blueprint implementation is evaluated, government and commercial centers should be considered to house

mandatory prekindergarten programs that are conveniently located, accessible, and/or create opportunities to

provide wrap-around sen/ices to families and students. These options should be considered during the capital

planning process and coordinated with HCPSS to ensure educational programming standards are maintained.

Finally, educational facilities can be integrated into mixed-use activity centers and can serve nearby residences

through safe convenient pedestrian connections. -Spocificolly, rodevelopFnwrt-of Gateway into a Regional-Artivity

£enteT-myst4be<:&y§)^y-evaluate impaets-to-sehoot-eapaeity-afKl onGuro that the requisite number o^sGbools-aw

•&-tho rcdeveiopment pr&eH:afn- A pubfic-private partnership model may

be considered as part of an innovation district design,

PS-3 Policy Statement

The County and Howard County Public School System (HCPSS) should collaborate on future school siting
and develop tools that provide the flexibility needed to allow for alternative school designs, flexible site
requirements, and adaptive reuse of underutilized properties.

Implementing Actions

Consider adaptive reuse of commercial real estate for school buildings or HCPSS office space.
Consider leasing space for early childhood or other HCPSS programming.
Evaluate integrating public prektndergarten into government and commercial centers that encourage
convenience for working parents, increase access to communities, and/or create opportunities to
provide wrap-around servic&s to families and students.
Evaluate the efficacy of using smaller existing HCPSS-owned properties for regional programs and/or
shared athletic facilities.
Examine alternative school design models that establish a variety of forms to maximize available
land resources. This may include higher capacity buildings, smaller footprints, shared site amenities.
modular design, and/or vertical construction.
Explore opportunities for co-location of school facilities with other public amenities, like libraries,
parks, affordable housing, and athletic fields, to make use of limited greenfietd space and leverage
additionst funding opportunities.

7-. —EnsuTO^utuFe-FedevelopfneRt-of-Gat-eway-int-o-a-Regtenal-Actiwty Center includes a thorough

evaluotion of school capacity and that any defideneies<reoted4h?u§h its redwel<
mitigated by providing-requisite-set:iool4acil4ies-

& 7_ Ensure development of activity centers includes a review of school capacity needs and
opportunities to address those needs within the activity center.

4.

5.

6.

PS-4 Policy Statement

Revisions to the County's Zoning Regulations and Subdivision and Land Development Regulations should
provide more flexibility for school site development and remove barriers to efficient use of school site
property.

Implementing Actions

1. The Zoning Regulations update should allow administrative approval of zoning variances as they relate
to school facility development

2. Evaluate the applicability of the Subdivision and Land Development Regulations governing
reservations of land for public facilities to determine appropriate changes that would increase
utilization.
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residential growth targets, 2020-2040
HoCo By Design has set a target of approximately 1,580 new units per year. This future growth represents a similar

pace compared to the last 20 years, when an average of 1,537 new units were built annually.

Future growth in Howard County is expected to be modest giv&n the limited amount of vacant land upon which

housing and other development can occur. Most of the County has already been developed or preserved as

agriculture, parks, and open space, and there is limited land left for the typical greenfield development that

occurred in previous decades. Additionally, much of the remaining land is constrained wrth environmentat

features, difficult topography, limited access, or other physical features that restrict ultimate yield. This dwindling

land supply and the challenges associated with developing it naturally reduce growth opportunities.

However, the HoCo By Design Market Research and Demand Forecast (prepared by the consulting firm RCLCO)

shows demand for new housing in Howard County remains strong and is necessary to support job growth
and a healthy jobs/housing balance. As furth&r described in the Growth and Conservation Framework chapter,

RCLCO found potential to add 59,000 jobs in Howard County between 2020 and 2040, resulting in demand for

31,000 new homes to accommodate households associated with the Job growth. The RCLCO market analysis also

identified a current "pent up" demand for 20,000 more housing units tied to those who work in Howard County

but Irve elsewhere in the region. An inadequate supply of housing exacerbates housing affordability challenges,

as further described in the Dynamic Neighborhoods chapter. A lack of housing choices also makes recruiting

workers more difficult, as they ar& priced out of the local market Further, the fiscal study for this Plan indicates

that new growth is important to maintain the high quality of life and sen/ice levels that Howard County residents

and businesses value and have come to expect-

To meet these demands, HoCo By Design provides a strategy for redevelopment, as detailed in the Growth and

Conservation Framework chapter. The Future Land Use Map (FLUM) shown in that chapter drvides the County

into 18 character areas and focuses future growth into activrty center redevelopment areas—many of which were

included in the last General Plan, PlanHoward 2030. However, the locations of these activity centers are more

targeted, as compared to PlanHowarct's growth and revitalization areas.

Among the ac-tivity- centers-dep+eted-on the FLUM is a Regional Activity Contcr in...GQtoway-As-desCTbecf4n

the Economic Prosperity-chapter, Hoee-By-eesi^i-eaUs-for-the-development-of-a-masteie-pIan for the Gateway

Regional Activity Centef—Tbe-Gateway master pten-wUI-syfnmarize-the area's future-development phasing-afld

intensity, mix of uses, open &poco-notwof:krbuilding height range, and infrastructure oppf&aeM-to£e-8y. Design''

^fowth-targots-will need to be adjusted-when the master plan for Gatoway-is-completecf, using-aFi-atwemlmefft

process similar ro-the-Downtown Columbia Plan in-2010. Specific growth targotirwill-bc'-klfrRtifieel-through-the

Gateway planning process and any dovol&pmef^-in the Regional Activity Contor will take plQco ovor.30..or more

y&aFS-A-soporatfr, specialized-AP-fO-pfo§ram should be created for Gat-6way-to-addr-ess-t»Rsportat;on need s and

sebe©t-eapaei^[--Given-thi5-long-term developFnent-berizon, mukiplo future Gcn&ral-Plans will incoFpor-ate-tbe

plan forGQtcway-

Jn-aelditien-to-the Gateway mastoi-pteH-devetepment Development in many of the other activity centers, as shown

on the FLUM, will require amendments to the County's Zoning Regulations, Subdivision and Land DeveSopment

Regulations, and associated design guidelines to shape the character of new development Amendments TO these

regulations should allow for accessory dwelling units and better regulate infill development to maintain the
character of existing neighborhoods.

It is important to note that redevelopment in mature suburban communities like Howard County can be difficult

and time-consuming. Regulations will need to be amended, and the transition toward redevelopment of the

envisioned activity centers may take some time. Implementation will need to accommodate market forces,

overcome fractured property ownership, and consider development economics and consumer behavior.
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adequate Public Facilities Ordinance

(aPFo)
Housing Unit Allocations

APFO sets the pace of new residential development through an annual housing allocation chart, which caps the

number of new units that can be built each year by geographic region. Once the annual cap is reached,

subdivision plans are placed "on hold" until the next year when more allocations are made available.

The allocation chartforHoCo By Design is shown in Table 10-1 and includes the years 2026-2040. This allocation

chart is based on the approximately 1,580 housing units targeted per year over the 15-year timeframe of this

chart. Allocations are granted, if available, once the initial subdivision or site development plan is approved. Given

that it typically takes several years for the development review process to be completed (to final plat recordation

and site development plan approval), allocations are granted three years ahead of when the new units are

expected to be built. Since H&Co By Design has been presented for adoption in 2023, the first year on the

allocation chart is 2026.

There are four geographic regions in the HoCo By Design allocation chart: Downtown Columbia, Activity Centers,

Other Character Areas, and Rural West Allocations amount to an average total of approximately 1.580 new

residential units per year over the 15 years in the chart, including Green Neighborhood and Affordable Housing

units. The number of units in each region is tied to the future land use capacity as modeled and estimated in the

Future Land Use Map (FLU M). In addition to the four geographic regions, the allocation chart for HoCo By Design

maintains the set-aside incentive of 150 units per year for Green Neighborhood developments. Projects using

Green Neighborhood allocations must meet the Green Neighborhood requirements, as specified in the Howard

County Subdivision and Land Development Regulations. The total annual average of approximately 1,580 units

is significantly less than the 2,084 units targeted in the allocation chart of the previous General Plan, PlanHoward

2030. However, since the County has only realized an annual average of about 1,500-1,600 units per year over
the past decade, the rot/ised target of 1,580 units is a realistic measure given the remaining land available and

multiple factors influencing growth,

Just as the housing allocation chart offers a set aside incentive for the Green Neighborhoods program, HoCo By

Design proposes an Affordable Housing set aside incentive as well. These additional allocations could help

increase the supply of affordable housing units above and beyond what is required under the Count/s Moderate

Income Housing Unit (MIHU) program, and could assist the County with reaching the sffordability and

accessibility targets recommended in the Housing Opportunities Master Plan. As noted in the Dynamic

Neighborhoods chapter, ideal locations for these set asides could be in mixed-use activity centers, redeveloped

multi-family communities, and within the Affordable Housing Overlay Zoning District

Table 10-1: Howard County APFO Allocations Chart - HoCo By Design

E7?n
igraa
RJKB
RiR3
Risa
RiBil
RiHI
RiCT
RiEa
Bsa
BiEa
RiEa
R^a
RiEa
Risa
ESSI
Total

Annual

Average

Activity

Centers

600
600
600
600
600
600
600
600
600
600
600
600
600
600
600

9.000
600

Other
Character

Areas

365
365
365
365
365
365
365
365
365
365
365
365
365
365
365

5,475
36S

Rural
West

100
wo
wo
100
100
100
100
100
100
100
100
100
100
100
100

1,SOO

100

Total

1,400
1.400
1,400

1.400
1,400
1,220
1,220
1,220
1,220
1,219
1,219
1,219
1,219
1,219
1,219

1&.1S4
1,280

Green

Neighborhood

ISO
150
150
150
150
150
150
150
150
150
150
150
150
150
150

2,250
150

Affordable
Housing

150
150
150
150
150
ISO
150
150
150
150
150
150
150
150
150

2.250

150

(1) The allocations far Downtown Columbia align with the phasing chart in the approved and adopted 2010

Downtown Columbia Plan.

.\fm. ] n rii ^3tp^i-(^3 rl i ^ r. MoCo &v D&^iart cnv[^ionri futitrf1 fl^v-ploninpr^t-Ii^-th^ G^tpw^v R(?oiort3l—A^Ttivit'/

3-msstcr 0)3^ for G3tcw3v 15 connol&tGct,~^ncjl-th6rftijrT(bcr and D3cina of r6sid&nti3l unit5 for G3t&w3v-d£t£rrTiin<a€l7

th& 3t]oc3t^on ch3rt~c3n-bc 3mcnd6d to mclud& 3nnu3l—3tloc3tion£ fof G3tew3v-or-3-ccp3r3t£ ch3rt for G^tew^v
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Table 10-1: Implementation Matrix

Policy and Implementing Actions
Lead

Agency

Timeframe

(h/tid-Term fwe-year,
Long-Term sb(+ years,

Ongoing)
CC^C'1 ;'-S3ri'33^J-33YI iiri7?^:^iA*2^^tS^:l'l'% "^iS^^'^ '%7"'J'^'CrS'' 3'?Tr3'^'?X:teLl ^? T'~?": ^ T'j7''?'.?''
^-SF^^^rT^"'^'.:.:1'^^^^^ ..--^.—^

1. Develop tools and strategies to support long-term job diversity
initiatives, emerging industries, and Job opportunities accessible TO
a variety of skill and educational levels.

2. Promote green industries by creating incentives to attract new
businesses demonstrating sustainabte practices or developing
sustainable technologies, materials, and products.

3. Support new investment and job creation in emerging markets,
especizlly those that reveal new opportunities for renewable energy
and green technologies, including but not limited to solar arrays
and canopies.

HCEDA

HCEDA

HCEDA

Mid-Term

Mid-Term

Long-Term

Table 10-1: Implementation Matrix

Policy and Implementing Actions Lead
Agency

Timeframe

(Mid-Temn five-year,
Long-Term six+ years,

Ongoing)
EP-4 - Create Job opportunities through new muced-use activity centers that serve as destinations
andinchidea mb( of uses that compliment and support one another and impnnr* the jobs-
housing balance.

1. Revise the Zoning Regulations, Subdivision and Land Development
Regulations, and other land use regulations and guidelines to
ensure that mixed-use activity centers incorporate an array of
housing types (possibly including goals for a specific percentage
mix of housing types), walkable neighborhoods, open space, and
compatible transitions between neighboring uses.

2. Allow sufficient densities in activity centers through the Zoning
Regulations to make a wide range of uses economically viable.
Encourage densities sufficient to support convenience retail and
other local-semng amenities at the neighborhood level.

3. Plan for future transportation connections, including bicycle,
pedestrian, and transit, among and between activity centers and
other commercial centers.

4. Ensure that growth management tools consider the need for
housing growth that keeps pace with employment growth in
addition to infrastructure demands.

^ . Qfiv^|oD^-m3st&r- D^3n-fOF-G3tew3v th^t dc5Cfib£5 th6 3r&3^s-d&sircci~

1^ Q^ u^c^. open ^DQCC nc~T\vo r^. ~ rt^v-^l^d m f^ n r nh.J^^

/^A Pl/ p^rt*-

5 . Create opportunities to house the County's essential workers,
including teachers, healthcare workers, and public safety personnel.

DPZ

DPZ

DPZ

DOT

DPZ

DPZ

DHCD

DPZ

Non-

profit
sector

Private
Partners

Mid-Tem

Mid-Term

Ongoing

Ongoing

Ongoing
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Table 10-1: Implementation Matrix

Policy and Implementing Actions
Lead

Agency

Timeframe

(Mid-Term five-year,
Long-Term SK+ years,

Ongoing)

QBD-8 - Expand documentation, protection, and education regarding the County's drocrsc histor-
ic resources.

1. Research and creates mechanism similar to a historic landmarks
program that can be used as a tool for identifying valuable historic
resources and efforts to protect them.

2. Expand documentation efforts to include "recent past" buildings,
such as those of significance in Columbia and other maturing areas.

3. Continue to update the Historic Sites Inventory through updated
inventory forms for properties added in the 1970s-1990s and for
new sites.

4. Create more thorough inventories of the County's historic resources
and expand documentation of ethnicity, cultural context, and
historic relevance to the County's history.

5. Work with nonprofit organizations to cr&ate opportunities for
the Howard County community to learn about its historic sites,
including telling all stories in the County.

6. Explore grants for documentation of archeological resources,
museum collections, and oral histories, and partner on this initiative
with local preservation nonprofit organizations.

7. Participate in a statewide effort to create one master state map of
all known cemeteries.

DPZ

DPZ

DPZ

DPZ

Non-
profit
Partners

DPZ

DRP

DPZ

DPZ

Long-term

Long-term

Ongoing

Long-t&rm

Long-term

Ongoing

Long-term

PS-1 - The County. Howard County Public School system (HCPSS). and private sector should work
coBaborathfely to Identify school sites that meet the needs of the student population and anticl-
parte future growth patterns.

1. Examine alternatives to the Adequate Public Facilities Ordinance
waiting periods whereby a development proposal offsets the
potential impact to zoned schools through an additional voluntary
mitigation payment

2. Ensure coordination of HoCo By Design and the HCPSS capital
planning so that school capacity projects are planned in activity
center areas identified for transformation on the Future Land Use
Map.

DPZ

DPZ
HCPSS

Mid-Term

Ongoing

Table 10-1: Implementation Matrix

Policy and Implementing Actions Lead
Agency

Timeframe

(Mid-Term fr/e-year,
Long-Term sb(+ years,

Ongoing)

PS-2 • Th* County and Howard County Public School System should partner to leverage additional
public and prh/ate resources to mert school facility needs and timinq.
1. Examine the costs and benefits of public-private partnership

mod&ls to address near-term school facility acquisition,
construction, and renovation needs, including long-term financial
commitments and considerations.

2. Evaluate a trust fund for school site acquisition or partnerships with
philanthropic organizations to purchase property and hold it for a
short term until school facilities can be built

HCPSS

Private
Partners

HCPSS

Private
Property
Owners

Mid-Term

Mid-Term

PS-3 - The County and Howard County Public School System (HCPSS) should collaborate on future
school siting and develop tools that provide the flexlbfllty needed to allow for alternative school
designs, flexible site requirements, and adaptive reuse of underutiHzed properties.

1. Consider adaptive reuse of commercial real estate for school
buildings or HCPSS office space.

2. Consider leasing space for early childhood or other HCPSS
program mi no.

3. Evaluate integrating public prekindergarten into government
and commerciat centers that encourage convenience for
working parents, increase access to communities, and/or create
opportunities to provide wrap-around sen/ices to families and
students.

4. Evaluate the efficacy of using smaller existing HCPSS-owned
properties for regional programs and/or shared athletic facilities.

Examine alternative school design models that establish a variety
of forms to maximize available land resources. This may include
higher capacity buildings, smaller footprints, shared site amenities,
modular design, and/or vertical construction.

6. Explore opportunities for co-location of school facilities with other
public amenities, like libraries, parks, affordable housing, and
athletic fields, to make use of limited greenfield space and leverage
additional funding opportunities.

^..i^-i-.tii-iM Li"itft ^ Da/^T^m^l A^ti^^i*^/
'^-n'ILW—l^yT\/1 IVI-F 1\,MT ILJ

7 . Ensure development of activity centers includes a review of school
capacity needs and opportunities to address those needs within the
activity center.

HCPSS

HCPSS

HCPSS

HCPSS

HCPSS

HCPSS

AH
Agencies

DPZ

HCPSS

Private
Partners

Mid-Term

Mid-Term

Mid-Term

Mid-Term

Long-term

Ongoing

Mid-Temt
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€'aTeway
Ga-t-eway-St-rategy

Previous studies have determined that the

Gateway-area —general ly-nerttt-efld -west • of

)Frtei:state-95-af:id-Royte-^2;-aFid-&&yth-awt-east

of Route 17S and Snowden River Parkway-

fopFoscF)ts—&nc—of the last large regional

growth contors in Howard County (along with
Downtown—Columbia). ."The area comprises

over 1,000 acres, of which appro)(imately-40%
is existing impewious- surface -a rea-Given-the

size and proximity to Interstate 95, Gateway

sheh^d-play-a-sign+fieaFrt-feIe-ifl-the-future-of

Howard Gounty for deeiidcc to'comcL

Transformation of Gateway starts, with the

wsion and recommendations presented in the HoCo By Design General Plan, but full development of the area as

on activity center is oxpoctod-te-&xtend woll beyond the long •torm-planning-hoFte&n-of-tt'w-P(3n-in-204&.-A master

plafl4®T-<3otcwoy-will-bc-nccdcd"to'further-d evelop eadyconcepts-and-ideas-presented in this^ppendix;-and-wi)l

+w:lude mwe-detailed data analysis, design concepts, property owner engagement, and targeted community

engagement.

Broad Vision for the Activity Center

The Future Land Use Map prcMntod-in-t^e^rewt^^^nd-^&Rsewation.-Framework-GhapterenvisioBs-Gateway
as a Regienal-Activity Center,-which-represent5-a-major-hub-f&i-ewtpteyment, entertainmewt—aftd innovattOft

i'Fh-tbo-Goynty-with-access'from one or more transportation corridors. As a magnet to surrounding cities and

neighborhoods. Gateway becomes an iconic model for custainablo and innovativo development-^anel-infrastFyetufe

projects,-making it an exciting new focal point fortl!ie-Baltimor-e--Wa5htft§ton regi&ftr

Residential units or office spacoc may bo found.obovc.&torofrofit5-Tbe-pubti6-&pases-be^ween buildings should be

d a ci g no el-for-watka bit ity-community gathering, and-intere&ting-str-eet life. Homes in and surrounding the cofitcr

ef.dcvclopment-may-F&fleet-a-vwetyof housing types. Industrial, warohouso, and flox space buildings-sheukt-be

-ific areas in Gateway. Future plans for Got&way should consid&r oirpIano-opoFations-^fom

nearby-Baltimore/Washington-lffltemational Thurgood Marshall Airport (BWI) anEl-ctetgmprovisions-for noise

mitigation including, but not limited to, noiGo-redyetkm-design-elements:

^
Redevelopment of properties in the (Gateway) Regional

Activity Center must adhere to a master plan cstabiishcd
through a public process, which specifics the uses, urban form,

densities or intensities, building scale, buUding heights and
types, and design features or controls intended for the area.

^ -

- Excerpt from the Regional Activity Center character area
description provided in the Character Areas tQchnical appQndbc

A-gridcted-netwwk-o.f-walk^bte-stwets-sboytd connoet-dcstinations within-the-a^ivity-center and surrounding

neighborhoods. Parking should bo satisficd-uMFig-on &troot-piif-kiFig—structured.-parking, and shared rear lot

parking sTrategies.-A<omprehen&ive^nd-eQnnecteel-Retweri<-of-&pen^pacethrough©iri-^at-eway-ac-<:ommodates

Fecfeation facilities, small parks, greenways, or gatbering-ptaeesrpFeserves-natural-resources; and helps-manage
storfTwaterrunoff.

Infrastructure needed-to-support future devQlopmentTincluding new schools,-fire stations.-par-kSi-oi-recwatkw

facilities, should be aee6FnFn6e(a-t-e<:l-w?btR-tbe-Re9iona^AEt<v>fy-Genter-to.the. maximum e>rtent possible. Imparts

to4r>frastrycture-out5ide"Gatew3y should-be-mimmized-usiBg-iFuwvative land use and site design efomonts

within the center.-These-could-include-mobility-options that rodyco the numbor of vohide-trips enteppg-eF

exiting the site, low-flow technologies that roduco.scwc'r-domiinds.-oi-ntitivc' bndscaping and vegetation that
reduce water dcmands-

The design, scale, chi)rocteF^and-jnt-en5ity-&f-deve!opment in th& Regional Activity Center should b& compotiblo

with, and transition to, -adjacent-land-UEres;-aficl the character of existing aeljacent-Fteighborhoods-sbeyl^-be

G enc ral" ConsidoFirttOfts

General Gonsid&rationsfor-Gateway-to-ex^ateFfrduring the master plan process are presented-a s-a-list-fiext-to4be

UhKtrativo concept map on the following-page. Narrative guidance a&sedotod with-each-prindple is provided

fottewng-the. map.
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gateway illustrotlvc €onccpt M-e^

The concept map off&rs-an-illystr-ativ&.fFamewofk, subject to further exploFati&ft-anckcfinomont in tho master plan

process/'to'transfwm-G&tcwoy.into Q miijor hub foromploymont, entertainment, and innovation-in Howard County

while-empha sizing housing, open space, transportation-mobility, environmQntol ctewardship, and-civic-prindples

that make the activity-ecnt&r-a-^-opftploto community".

Gener-a 1-Genst^eratio ns

-1—Plan for Sigrnfica^-Grewth-ond Dovolopmont in Gateway (not keyed to a specific

tocotkw on the mop)

2—Showcase Industrial-Usec in a Roimoginod Gateway (not keyed to a

cpocific locatioft-on'tho map)

•3—Create a Public-Rcalm Framework-for Organizing New Development-

and Open-Spaco in Gateway

4—Consider Impacts of Flight Paths for BWI Airport in the-&e5tgn-o^

Gateway-(not-kcycd to a specific location on tbe-map)

5. Take Green Design to the Next' Level-(not keyed to a specific

location on-tho mop)

6. Emphasize; Ciwc-Usos-ond Community Facilities (not koyod-to-o"

spcci'fic-tocotiofron the map)

•7,-4flCTO<i5C Mobility Options in and Leading-to Gateway

8. Build an Interconnected Street Network that-Follows Exist+Rg-Property Lines

and Creates Wolkoblo Blockc

9. Phase Deveiopment-with Conskk'fotion'for Existing Develop ment-Patterns

and Property Ownership

1-0-Providc a Mix of Housing Options in Gateway (not-keyed-to-o-spochfio

location-on-tho map)

•14- Showcase Imwvative-Design-and tnsist on High-Quality Building Architecture.

Throughout Gotoway (not keyed to 3-speetfk:-location-&rt-the-?tap)

^

The cwcep'ti>(ms-<Md-dfawwgs

in this apifencSw iltustwe •

kypothctical'approochss to
AkjA/ArtwiArt^ AJS/'/ ^fitl /rrt/*/

do not represent propoeofs-fof-

dovclopinont.
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General Considerations for o Future Master Plan-at-Gateway

;t-P<an-for Significant Growth and Dovolopment-in-Sateway

Gateway is roforrod to by somo a&."tho lact frontier—fGX-sigrHficant growth in Howard County. The County should

maximize its development potontiQl-as^a-major-employment-bub.-and.plan for housing, open space, and civic

uses as cGcontial componentc to building •a "complete commumty:-foi:-t-hc twcnty-first century. The f&etpfWt-s^

Gateway —over 1,000 acres —offers o Gignificant opportunity to-pl»n-a-speGtat-place-in-+loward-County tbat-wiH

evolve over decades.

Building heights -and-devetopm&nt densities ir> Gateway should be comparable to Downtown Columbio-ii'i-sem;

areas within the activity center. TalloF^yikttngs-witb-small&r-fo&tprints-could pi=&vid&-moFe-land-fer open space

or civic UECG. One §eal-fo»-the-Gateway Master Plan-should^oe-to accommodate a population that could roac4)y

support tho businesses within the activity center.

2-Showcase-lndustrial Uses in a Reimagined -Gateway

^dustriat-warehousft-and flex space-uses in Gateway-should be considorod important to the! long-torm oconomic

viabtl ity-of-the-a£tivity-.€eFite F —ond-the County as a whole. The master plan should ovaluate-opportunities-to

incorporate- sndustFkil-usoa into the'overall development framework, with on omphiiBis on now-or-<;t;nor-§4fl§

industries and technolog+es-whcrethe-^oynty-has-or can gain, a competitive-advafftsgfr-foi-busiriess recruitment

in the Baltimoro-Washington rogioni

New or improved industrial oroos in Gatc>wa>i-shey<4-H;M:lyde-ameruties that better integrate-the-sites into the

everaH-developnwnt framework for the Dctivity contor. Small-ovcnt-veFmes-p&rk-Sr-gFeenways; or streets accoGsiblo

to-the-publ'ic-witi-energiEe the spaces botwocn buildings and offor-opportynities-to build better relationships

between-some businoscos and cuctom&rs<5uch as breweries and food halls).

Considerations in th&-m3Ster-plan-&bould still aeeemmodate needs for routine industr.ial-op&rations (such as truck

traffi<-a nd-outdoor storage).

3. Crcate-a-Pybtic Realm Framework-for Organizing New Dovclopmcntand Open-Space-in-Gateway

•The public realm, which includes thc'5paees^i:oynd-betweer», and extending from buildings, holpc-inst+H-a^pec-ific

i.mpfe&sion-or.senseof place for a visitor and odis.tinct4dcfltity-for.an area. Factors important to the public, roolm

may incluele the street-nerwork; size and scale of buildings; number and-qyality-of-public spaces; connections

between.destiftatioftSi-.and-stFeetseape elements such as outctee4-seating;-lightingi landscapingj and public art.

The-Gateway Master-Plan-sheukl address the public realm;- It 5hould-<rnphasizc^ogk:akl>(tefisi&fts-&r-e)(-pansion5

ef-natyral- spaces in the activity center, including opportunities to reintroducc natural spiaccs or-c.toFmwatc.F

features on reelovolopod parcels. A hierarchy, of-useatete parks and open cpaco in the activity cc-Rtor-sheyt^-atse

be identified-witb-destinati&ns-eonnQCted via-a-network of open-spM^-e&ffidofs-ortree-lined streets. Open space

in Gateway choukl bo leveraged to activate specific areas in thc-Gontor, with" public street frontage or buildings

that-frontonto an-epiergized community green or publie-plasa:
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V-.

4T€on5idoi-lmpa€l5-crf-FHgbt-Paths4€>f-BW[ Airport in the Dcsign-

Gateway is located within certain flight paths for-Baltimore/Wastxngton-tntcrnationQl Thurgood-Marshol! Airport.

Thc.ma5tcr.plan..shouid.consider the impact of low-flying airplanes when siting specific land uses or densities for

the activity center, especially in light of new policies, prGceduFesT^nckechn&logies-betneKfttr-odueed-by-the-Federal
Aviation Administration for the Next Generation Air Transportation System (NextGen).

S—Fafce-Green Design to the Next Level

fifl^Faee^be-oppertuBity-to-substantially-imprevo.cxisting.environrnerttal conditions through future redevelopment

of Gateway, and integrate green design throughout the 1,000-3cr6 activity, center. AfrGateway-FedewtepSrS&nsitwe

resowees —floedplaiRSr-streamsi wetlands» snd steep-stepes —will be protected) stormw3t&-maftagefl?Rt-wim>e

enhanced, and there will be opportunities to increase native tree canopy.

Sr&en streets in the area may bo used to manago stormwator and Qdd-new-cles4gft-efemeRt5.-Otbef-elemefits

of-9Feen-stoFmwater-!Rffastfy€twe —such as bioswates, planter bexesi rain gardensj vogetativo wallsi ond groon

foofs — should be used in the public realm or individual building -desigfts-lfl-addition to environmental benefits,

those olomonts can indude intorprcti'i'e diGplayB that oducato tho-publie-'about-green-stcn'mwater management

Ganopy-trccs m3y-be-used-to-define-space5 in the activity center while increasing-ovor-olf-e-aftepy for the oreci. Open

space designs may increase habitat diversity through bonoficiol. )i)nd5rapo-clon:tent&-tik-e-fneadows, poltinator

gardens; and limited mow areas. These open space elements could provide-tiabi.tat-cewiections-to-the^-GFeen

Infrastnjcture-NetwoFk^s-GuilfoFd-Bfafwb-FoFest Hub on the southern border of Gateway. Solar-panels and energy

efficient or green buildings should be used as well .to roduco..caf-bort-{ootprintfc
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6. Emphasize-Civic Uses and-Community Facilities

The •long-term-vision"-for--Gateway-should-include" schools;

libraries, culturQl facilities, porks, rocroation areas, and other

community omonitios located inside tho activity contor that will

sofvo a growing residential popubtion. Somo fLidfittOG may bo

develsped-and-operated-tbrough-publk-private-partnerships.

The- community; -elected •offidals.-.-and -design. • professionals

sbou Id-con&ider-new-a nd-iFrter-esti ng-methods-fo r-provi d i n@-eivie

services in the area to help make Gateway a center of excellence

and-Kmova-tion-dur-i ng-the-ma&ter-plan-pr-ocess:

^^'

7. Increase Mobility Options Within<»nd-Leading-to-Gateway

Transforming Gateway into-a-sel-f-systatning-GCxTHnurHty-shoyld

emphasize an environment where people prefer to walk, biko, or
take—tFansit—between —etestmatk>F>s —ffistead—of—drwing —by

aytem&bilc. In thc-master plan, a comprehensive and connected

network should-be identified that addrocsos oach-transpertatiwt
mode. This-network-should-ine)ude-3-combiA3t»on-crf-off-st-Feet

fecititicG ond-Qn-stroct space-prioritized for different travel medefc

Conscious, decisions.-about—tbc-ty'po-iwd-location' of parking

provided in-the-actiwty-centor may also influence walking and
dFiwng-pattcms-in-tbe-areaT

Destinations in Gat-eway-should-be-connected to -the-Iarger

pect&str-ianrbicyclei-and-tFSFi&it-networks envisi&Bed for Howard

County, following rccommcndoti&ns-in-tho Wiilk-Howard-and

69(e-Howafd-h4a5tcT Plans. The CSX rail corridor immodiotcly

•seuth crf-Gatoway previdos promising oppart-yfHties-to-eonnect

the activity center with Downtown Columbia, Route 1i and F&rt

Meade by foot, bicycle, or transit. Bridge crossings for bicycles

ancl-peetesTrianc along Sftowcten-Riv&r-Parkway-or-Royte-tTS
near Dobbin Contor also promote non-aut(

Gateway. Autonomous tron5H-5hould'-bc-<=oftsi€lefeel-a-l>iiabIe

long-term solution for meving—people To-artd-within the
Gateway-area:

8. Build an Interconnected-Strect-NetwoFk-that-FoUows-

Existing Property Lines and Creates Wallcablc Blocks

Use-and-enhance the existing parkway street system-in-Gatewsy
te-GFeate-a-gFickted-network.of connected, walkable streets

throughout-the-activity-center.-that are designed in accordance

with-the-County's-Complete-St-Feets-Policy and desigFhStaftdafds-

New streets should bo located with sonsitivity-to-oxistiflg
pf-ep&rty- lines. Lar-ger—Fedev&l^m&rtt-sit-es-in-Gateway-may

consider one or more now mtornat streets to croQtc smo[lcr,

k-ablo-bloGks-Mew-stRWt';-should stub out to adjacent

properties that will redevelop in the future to extend the

network-i ncrementa lly:

Additional-connectior>5-between Gateway and the regional

tFansporta-tioFi-system-shoyld-also-be-constder-ed—tM-lud+ng

new-or-impFoved-access'to Route 108 or Route 1 via Mission

Roael-er-t-he-GSX-raif-eoFFidor-no- longerin-sepwce;

9. Phase Development with Consideration—fw— Existing-

Oevctopnicnt-PatKims-aftd-PFepeFty-ewneF&h+p

Reimogining the future of 6at&way-will-oecur"ir»crement3lly as

property owners decide to infill or-rcdcvclop-tlWH-pf&pfifties

over time. The long-term framowe>Fk-&f-&tFeets,-open space, or

topography onvisionod—feir the activity center should be

planned with this-understanding in mind and reeognize that

devek>pmewt-may oeew-as a patchwork of individuiil preje^s
that must fit into an overall vision and framowork-ot-thc-cnd.'

fiedevelopmei:*Jerf-©bse4ete-bui[dings or undomtilizQd-parcels

4s ice-^e ig lots) in the area should-bo-considered-for

a—teng-torm, —phased—development plan. SimilaFty—bigb-

performing buildingc-iph-the-aFea-should-be-protected and

tRteg^ated-atefigside new buildingc in Gateway.
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Wi-Pwwde-a-Mix-e^+teusing Optiofts in Gateway

Rosidontial —dovolopment should —be—consider-eei
essewtial-to -the long-term viability erf-Gaieway-as-a

self-sustaining community within Moward-County. A

bousing-frtp&tegy for the area created in the master

pten-should focus on different home choices-anet

price poir ig, but not-Iimitod te-
apartments or-condoFniniunts—mectiym —to low-

profile multiplex buildings,-and stacked townhomes.

Home options described in the-master-plan should

also targe^wor-kforco ond L>ff&(:elab)e-bousing -neecl^

The location and-design-of-bomos in Gateway should

emphasize —site—integration —versus — isoteted

neighborboods-with peFimotoi-buffors. Home sites

sheuki-bc-physiciilly connected to complemefrt&fy

land uses and promote walking and-btcyc-ling-betwocn
destinations. To provide-a-Fange-of'homo-choiccs in

tbo-Gamo neighborhood, residential development in

Gateway-is-encouraged to provide different home

types-on-a-variety of lot ciz&fc

^y^

Suilding architecture wed-in-

Gotwoy should corripiomcnt

surrouncimg oroos, where

?(?, The three bwtd'mgs-

shown w-this-pagtf-dfMWHStwto-

how-stwctwos ofdifferem sizes

•cmd-gtoes to convoy

cr specific stylo of (industria!)

ofvhU'cctw'c.-lfi-Gotffway, buiWng-

''ko those may bo

appropriate otong interstatff 95, os

{he-bwWftge-GF'eot'o-o-twctfcirop ro

the low-pro'file, industriai'chsrsctef-

of-the-Rovtc 1 Corridor.

si

'̂;u

^^
*^K^'

y-.-Showcase Innovative D&sign-and-lnsist-on High-Qyatity-

Building Architecture Throughout-Gateway

The-Gounty's vision of Gateway as a center of exc-etience-and

innovation-should bo oxcmptifiod by high-quality site design

aod-buiiding-architocturo. Rules or-iricentwes to oncourQgc

high-quality site design-and-buiU ing orchitocture.&hould target

all land uses envisioned, for-the-development-framowork.

Improvements taF@eted-fOF-&pedfic-sites-may vary in type, scale,

or technoiogy.-lnvestment5-+R-thc-public roolm adjiicent to

certain pf&perties-or-usos-may reinforce intended-oytcomes;

which chowcaco technologies or demonstrate-bert^wactko'i-foF

a specific business ••line/—industry—sectorj or environmental

initiative. For examplei-a short segm&nt of the stroot network

may be docignod as a "smart street," which caR-be-used-to-test

ancl.dem&BSt:F3to4FH?vativo ideas for solar lighting, wind power,

digital communication,-and-other-technofogtes-beHtg devel&peel

by-adjacent-or nearby bu5;nosG05.

euilding-archit-ecturo ucod in GotQwoy Ghould reinforce cfeativity

and.innovation^ln-some-cas&ST-byttclings at the edge of the

aetwity-c-eRter-may-ificorporate-specific-clesign elements from

adjacent areas-to-better-sypport-tr-ansitional uses, site design

principles, or nearby building architGcturG.
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Amendment 67 to Council Bill No. 28 -2023

BY: Liz Walsh Legislative Day 11
Date: 10/02/2023

Amendment No. 67

(This Amendment amends HoCo By Design Chapter 2: Growth ami Conservation Framework by

removing Map 2-3: Future Lcmd Use Map and subsfifufing a new Future Land Use Map with

less specificity and more focus on the location of Activity Centers.)

1 In the HoCo By Design General Plan, attached to this Act as Exhibit A, amend the following
•^

2 pages as indicated in this Amendment: •

3

4 • Chapter 2, Growth and Conservation Framework: 39 and 40;

5

6 On pages GCF-39 and GCF-40, Map 2-3: Future Land Use Map shall be amended to remove

7 the map and substitute the new Future Land Use Map as attached to this amendment.

8

9 Correct all page numbers, numbering, and formatting within this Act to accommodate this

10 amendment.

11
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Map 2-3: Future Land use Map
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Amendment 68 to Council Bill No. 28 -2023

BY: LizWalsh Legislative Day 11
Date: 10/02/2023

Amendment No. 68

(This Amendment makes the following changes to HoCo By Design Chapter 3, Chapter 5,

Chapter 7, Chapter W, and Chapter 11:

Chapter 3: Ecological
Health

Chapter 5: Economic
Prosperity

Chapter 7: Quality by
Design

Chapter 10: Mcmagmg
Growth

Chapter 11:
Implementation

Removes the entire section titled "Incenfivizing Natural
Resource Protection cmd Restoration, " inchiding the

subsections titled "Green Neighborhood Program,
"Zoning Regulations, " and "Additional Incentives ;
Removes the EH-4 Policy Statement and Implement ing

Actions;
Amends the EH-8 Policy Statement Implementing Actions to
remove consideration of an overlay zoning district to target

resource protection measures for the Green Infrastructure
Network;

Removes a reference to the 2018 Land Development
Regulations Assessment's recommendation for the TNC
overlay district to be elimmated and the Future Land Use
Map's recommendation for replacing the TNC overlay

district,
Amends the EP-1 Policy Statement Implementing Actions to
remove consideration ofmdustrial overlay zoning for prime
industrial lcmcl;

Removes a paragraph about opportunities to revise the
historic district zones by replacing them wjfh overlay zones;
Amemh the QBD-1 Policy Statement Implementmg Actions
to remove consideration of replacing historic zoning
districts with new historic zoning distjict overlays or form
based distiicts;

Removes a reference to a specific Affordable Housing
Overlay Zoning District and substitutes a reference to a
general affordable housing overlay zoning district;

Removes the EH-4 Policy Statement and Implementing
Actions;
Amends the EH-8 Policy Statement Implement ing Actions to
remove consideration of an overlay zoning district to target

I—^ <tttl tojB h» cdpy <tf
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resource protection measures for the Green Infrastructure

Network;
Amends the EP-1 Policy Statement Implementing Actions to
remove consideration ofindztstrial overlay zo^mg for prime
inchfstrial land', cmd

Amends the QBD-1 Policy Statement Implementing Actions
to remove consideration of replacing historic zoning
districts with new historic zonmg disfi'ict overlays or form
based districts.)

1 In the HoCo By Design General Plan, attached to this Act as Exhibit A, amend the following

2 pages as indicated In this Amendment:

3 • Chapter 3, Ecological Health:19, 20, and 49;

4 • Chapter 5: Economic Prosperity: 25 and 33;

5 • Chapter 7: Quality by Design: 25 and 30;

6 • Chapter 10: Managing Growth: 7;

7 • Chapter 11: Implementation: 17,21,28;and 46.

8

9 Correct all page numbers, numbering, and formatting within this Act to accommodate this

10 amendment.

11
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i-nccntivizing -N-Qtural

Protection and -Restoration

-Rcsourcc

The County currently has'few-incentiwc to encourage rosource protection and r-estoration-measuroG that go

bey&ftd-tho minimLim roquircments of the Subdivision-onet-lsORd-Dowlopmont and Zoning Regulations;

Grocn Neighborhood Program

The-Subdivicion and Land DQvelopment Regulations- include the Groon Noighborhood Program, which-ts-a

voluntefy—point-ba sod program that prcwides-housing atlocotiono-iis an incentive for mof"&'environmentaUy

friendly'and sustainoblc dcvcIopmQnt. Under PlanHoward 2030, up to ISO-bousing-unit-atiocations wore Got aside

iinnually for projects that meet Grecn-Neighborhood-roquiromonts. HoCo By Design contiftues-thi?-impoTtam

Zen+ng-Regu lotio ns

The Zoning RQgulotions-inclycle-a-Bewity-Exchongc-Ovoriay.fDEO} District for the RC and RR Oistrictc, which

provides an opportunity and incentive to preserve Gignificant'blocks-of-farmland-and-njral •land-in-ttw-WcGt.-An

overlay district is a district cotQblished to respeRd-to-5pec4aUeatur-es-or-condition5-of-an-area-sych^as-h+5tori<:

wtuo-pbysisakboractonsticG, or location. An overlay district may also supplement or pr(wide-an-alterrtattve4o4)w

regulations of the-underlying-zoning diGtricL The DEO-Di5tfict-allowi«"iidontiol density in the RC and RR Dictrictfi

to-be-exchangcd between piircols. Donsity oxchangQS aro intondod to preserve large parcels in perpetuity, while
residential dovolopment is directed-toward-pOF6c4G-thi*60R-nTOro<-('iKtily-occoFnmodato-thc'-i)dditional dwelling c.

Use of this diGtrict-has-been-suc<:c5Gful in pormQnontly-pFOGorving lorgo tractG of open spoco and onvironm&ntal

and agricultural land, and should be continued under any new zoning regime. Additional[y,-an-overlay-district

may-be-an appropriate-approach to further protect watorshods with unique conditions or resources, as wefl as

the Green InfraGtructure-Network-

Additional InccntivcG

The Groon Neighborhood Program-i&-divkled into soporate Site and Home requiwments-AppIiG-Qnts-oom .Site

pewRts-fow • wide vorioty of green practiceG;-syc'h-05 dDGigfting-o-wolkablo community; exceeding-nTnnimym
K1qu4wmc'nt& for stormwater management, stre3m afKl-wettand-buff.&r-G, or forost conGorvotion; using native

plants-fw londscoping; restoring and creating-wetland5;-and-re5toring in-ctroom habitat. Applicants earn'HcHne

points-for grGGn-practicc&.such as using onorgy'and-watcr cfficioftt^iipplioncos ond fixturos, providing on-sitc

WBCwabte-ofWfgy-and -building with wood from sustainably managed-forests:

Only two dowlopmentG with a total of 1,'158 dwelling unit5..hcivo qualified as Green Neighborhoods-since'the

program's inception in 2008. Program participation-has been limited by a major notional recession that slowed

dcvctopmont shortly after the progrom'c incoption-and-thc wido-ti?ilQbili.ty of housing allociitions, which' hac

reduced their value os on incontivo.. In addition, the dowlopment community has'^eport-ed-tho .need for groator

flexibility and optiow-fof-earmng points-to-quolify for the program. The County has-also-experienced challenges

in enforcing long-term implementation and maintenance-fwTOmc-o^-tho-Groon Noighborhood features, such as

habitat^Tionogcnwnt-pkiWniRcl-FkitivG-lcindscaping. The program would-benofit from an GTOluotion-ond update to

oddrocc those issuos and to incorporate new options, 5y€-h-a5-pFOtecting-thc Groon InfrostructurQ Network and/
or mcreasing-moderate-income-hoysing units.

Additioniil incontivos could be employed to supplemerit-changes-to-the-Sybdivfstefl-aftd-bind-Dowlopmont

Regyla't+ens-^aftd-ZoRing-Rogulations for onhanced reoource protection and restoration:

4eftsity-bonuGCE,-tax-credits-hoystng oIlocotionG, and private-public partnerships.

EH-4 Policy Statement

SncontivizD additional resource protection and restoration measures within-new<ievelopme?»nd-
fcdovclopmont.

Implementing Actions

4. "GonsidCT incroacod-uso-of a density exchange overlay diotrict, in both the West and the East, to protect
sensitiw-wsowcoG in iirt'Qs-wkh-uniquc conditions or rficourccs.

3-. — Con5klcT-+nGWtwo!; to encourage environmental pfOtQCtioft^and-r<'5torotior> when proportios are doveloped-
or rod oveloped;"Guch-a G-tax^'edrts-donsity'bonuses; housing ollocotions; ond public-privato partnorships.

•^ 9-. — Evoluirte-cffid-strongt-befi-tbe-Gfeen-NeighbOThood Program to ensure odoquato incontivoG will incroQ&o
program4j5o and incorporoto now options, such as incroasod modorat& incomo housing units.
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additional actions are still needed, such as integrating the GIN Plan into county planning processes, establishing a

new easement/land acquisition program, amending development regulations and design standards for increased

protection, and instituting financial incentives to support more costly best management practices on private

property. Additional studies are also needed on existing resource conditions and on how wildlife use the GIN, so

that informed management of the network helps optimize the many benefits provided by the GIN.

While the GIN is intended to provide a connected system of large areas of significant habitat that supports native

plants and wildlife, other natural resources and habitats outside the network are also valuable and worthy of

protection and restoration. The GIN is part of the larger ecosystems in the County, so the health of these

ecosystems supports the health of the network. There may also be value in protecting smaller forest and wetland

habitats that could providfr 'stepping stones' to the network to strengthen the ecological function of the GIN.

EH-8 Policy Statement

Expand implementation of the Green Infrastructure Network Plan.

Implementing Actions

1. Integrate the Green Infrastructure Network Plan implementation actions into the relevant county plans
and programs.

2. Consider usc-o^-an-ovcr-tay-zoning district or other regulatory measures to target resource protection
measures for the Green Infrastructure Network.

3. Establish an easement or land purchase program to protect uncommitted parcels within the Green
Infrastructure Network.

4. Amend county design standards for roads, bridges, and culverts to facilitate safe passage for wildlife at
county road crossings within the Green Infrastructure Network.

5. Conduct studies of existing resource conditions and wildlife use wrthin the network to enhance
management of the Green Infrastructure Network-

6. Consider expansion of the Green InfrastmctureNetwori: to include smaller habitat areas that provide
'stepping stones' to the primary network.

PrEsErving Farmland

^:S8£Ms^f^i,
t&lfMMi^M^^;[

^ <r»)^

Howard County presen/es farmland in the Rural West primarily through its Agricultural Land Preservation

Program (ALPP), in which a property owner, whose land meets certain size and soil criteria, can offer to sell a

p&rpetuat easement To the County, while holding fee simple title to the land. The land may be sold, but the

easement, which restricts the development of the property, remains with the land and binds future owners.

Howard County had one of the first local purchase of development rights programs in the nation and began

acquiring agricultural preservation easements in 1984.

The Maryland Agricultural Land Preservation Foundation (MALPF) program also purchases agricultural easements

and was particularly active in Howard County in the early 1980s, prior to the establishment of the ALPP. As of

September 2022, there were 4,046 acres under a MALPF easement in the County. MALPF easements established

since 2004 are perpetual. MALPF easements established prior to 2004 allow a property owner to petition to

terminate their easement and buy back their development rights from MALPF after 25 years. To terminate their

easement, the property owner must demonstrate that profitable farming is no longer feasible on the property

and both MALPF and the Howard County Council must approve the owner's request When reviewing the

request, MALPF considers the economic feasibility of farming and the County considers local land use priorities,

including consistency with comprehensive planning goals and impacts to vicinal properties.

As provided for in the Zoning Regulations, land may be dedicated to the ALPP by way of preservation parcels

created through the cluster subdivision or Density Exchange process. No county funds are used to acquire the

dedicated easements because they result from private market transactions betuveen the property owner and a

developer. Like the ALPP purchased easements, the restrictions or> the dedicated parcels against development
remain with the land and bind all future owners.

As of September 2022, there were 18,979 acres of preserved farmland through the ALPP Purchased and

ALPP Dedicated programs. There is additional farmland that is protected as county-dedicated environmental

preservation parceis and some that is held under conservation easements between the landowner and on& or

more local land trusts, though many of these parcels contain more environmentalty sensitive areas than active

agricultural land. Local land trusts, such as the Howard County Consen/ancy and the Rockbum Land Trust, accept

donated easements from private property owners and the property owner may receive tax benefits based on

the value of the donation. The County recently entered into a partnership with the Howard County Conservancy

to create a new purchased easement program for nonprofit landowners with environmentally sensitive areas

on their land who cannot derive tax benefits from a donated easement The Presen/ation Easements Map (see

Map 3-8) shows farmland and other lands preserved En the County through the diverse options available to

landowners seeking to presen/e their land.

For information about efforts to support the agricultural economy, including agriculture in the East, please see

the Economic Prosperity chapter.



Route 40 Corridor Downtown Columbia

Route 40 was initially constructed in the 1930s as an east-west interstate highway. Today, Interstate 70 now serves.
as the primary east-west interstate, and Route 40's role has shifted to a predominantly commercial corridor that

sen/es the local community. As defined in the Route 40 Manual, the Route 40 Corridor includes approximately

seven miles of Route 40 and the surrounding properties from the Howard County line at the Patapsco River west

to the interchange with Interstate 70. Along these seven miles, there are multiple shopping centers, gas stations,

automobile dealerships, service businesses, and restaurants that were built in different eras. These commercEal

uses are largely clustered into three areas, each centered around a large shopping center 1) Enchanted Forest;

2) Chatham; and 3} Normandy. There are also multiple residential neighborhoods along the Corridor and behind

the commercial areas.

As Howard County has grown more diverse in recent decades, a variety of business offerings have emerged with
a cluster of 170 Korean-owned establishments along the Route 40 Corridor. In 2016, a five-mile stretch of the

Corridor was named "Korean Way," and in 2021, two Koreatown signs with pillars and tiled roofs were placed

along the Corridor.

Like the CAC District along Route 1, the Tradrtional Neighborhood Center CTNQ Zoning District applies to many
properties along the Route 40 Corridor. The purpose of the TNC District is to "provide for the development of

pedestrian-oriented, urban activity centers with a mix of retail, service, office, and residential uses." Unlike the CAC

District, the TNC District is an overlay, which means underlying commercial zoning still applies. To date, property

owners have not opted to redevelop sites along Route 40 under the TNC overlay. The-2018'l:and-Development
Reg ylations-Assess m&nt-recommended-that-the-FNGoverloy be climinated-»nd-repfaced-with-a-ftew«»mmynity-

ccalo mixod-uGO zoning diGtrict. HoCo By DoGign'o Futuro Land Use Map (FLUM) rocommonds thoGO oroas b&como

MJKcd4^GC^Ctwtty<cRtOFiKH-Subu^n-Commcrdat^TOa!i4o^rovick!<ompoct,..walkob

broodor economic, ontortoinmont, and houGing needs in tho community.

EP-25 Chapters: Economic Prosperity

^'ElGfsllfflAUt^te'^i

HoCo-Sy Desig'n

The Downtown Columbia Plan (DCP), adopted in 2010, and incorporated by reference in HoCo By Design, sets forth

a 30-year plan to transform Downtown into a major mixed-use economic center for the County. The DCP includes

43 million square feet of new offics and conferenc6 center space, 1.25 million square feet of new retail space, and

up to 640 hotel rooms to be developed in phases over its 30-year timeframe. By providing space for current

employers to expand and opportunities for new and relocated businesses, this additional commercial space is

expected to generate significant new employment opportunities and millions of dollars in wages and tax revenues.

The DCP also calls for 6,244 new residential housing units. More residents living in Downtown Columbia witl create

an active pedestrian environment, as well as customers for shops, restaurants, and other entertainment uses during

and after normal working hours. Additional housing will contribute to more activity in the Downtown area both day

and night, enhancing the safety of residents, workers, and visitors.

In addition to plans for new residential, office, retail, and hotel development, the DCP includes recommendations

for arts and culture, recreation and open space, environmental sustainabitity, and reconfigured road and pedestrian

networks, all aimed at redeveloping Downtown Columbia into a mixed-use urban center. HoCo By Design carries

this vision forward and creates a separate Downtown Columbia Character Area in the FLUM that is supported and

implemented through the DCP.

fifiS?ift1lf@^^?^^"r=

2023 council drafi: Chapters: Economic Prosperity EP-26



EP-1 Policy Statement

^ Retain and expand the use of industrial land to support employment opportunities that pay a living wage.

Implementing Actions

1. As part of the Zoning Regulations update, consider protective measures to ensure an adequate
long-term supply of industrial land, such as additional requirements or impact statements for
rezoning industrial land, zoning that discourages incompatible uses in heavy industrial areas,
fir hea\y buffer requirements for non-industnal users locating near heavy industrial land-e<-

2. Determine how compatible uses can co-Iocate in designated Industrial Mixed-Use character areas
to support industrial operations and create an active sense of place.

3. Prioritize for retention industrial land that is uniquely accessible to regional highways for
continued indListrial use.

4. During the Zoning Regulations update or via Zoning Amendments, favorably consider context-
sensitive industrial uses along the Interstate 70 corridor.

EP-2 Policy Statement

Ensure redevelopment is consistent with the character of industrial areas.

Implementing Actions

1. Update the Route 1 Design Manual to include Industrial Mixed-Use character areas and incorporate
buffers between redevelopment areas and industrial areas.

—^— :,':'?\

The Plan needs to anticipate a changing economy and create economic
opportunities for new enterprises and a diverse econorpy.

^ —
- HoCo By Design process participant

Growing Emerging and Significant

Industries
Howard County has a strong local economy and serves as a regional employer. As shown in Table 5-2, Howard

County's major employers represent a diverse set of industries. Strong and significant industries in the County

include cybersecurity, information security, information technology, green technology, higher education,

research and development, and finance. The nonprofit sector also plays an important role in the County;

according to Maryland Nonprofits, Howard County was home to 2,094 nonprofrtsin 2019 (the largest of which

was the Columbia Association). To maximize Howard County's economic competitiveness in the region, economic

development should support emerging and significant industries to continue to diversify employment

opportunities. By keeping apprised of changing economic trends, Howard County will be able to attract new

and diverse industries that support expected job growth. This economic development focus should include the

manufacturing, distribution, and logistics industries, which are responding to changes in consumer trends.

The green or environmental industry is another important and emerging employment sector. According to the

Bureau of Labor Statistics, green jobs are "jobs in businesses that produce goods or provide services that benefit

the environment or conser/e natural resources' or "jobs in which workers' duties involve making their

establishment's production processes more enwonmentalty friendly or use fewer natural resources." Investment

in the environmental sector accomplishes muEtiple sustainability goals. The environmental sector tends to endure

through economic downturns, bolstering a sustainable economy. This sector traverses multiple industries and

creates a significant job pool accessible to a variety of skill sets. By creating opportunities for workers without a

college degree, green jobs promote economic mobility and help to dose the opportunity gap. Importantly,

green jobs also promote environmental sustainability through more efficient energy consumption, reduced

greenhouse gas emissions and waste, ecosystem protection, and climate mitigztion and adaptation.

Policies and the Zoning Regulations should support these emerging and significant industries to ensure a healthy
and diverse local economy. This support will ensure that the County will be able to meet the future job demand,

as indicated in the market study conducted for this General Plan. Deliberate efforts and investments would

demonstrate the County is committed to being competitive to attract and grow emerging industry sectors,

EP-3 Policy Statement

Support and diversify the local job market to maximize opportunities to grow regional employment

Implementing Actions

^ 1. Develop tools and strategies to support long-term job diversity initiatives, emerging industries,
and job opportunities accessible to a variety of skill and educational levels.

2. Promote green industries by creating incentives to attract new businesses demonstrating
sustainable practices or developing sustainable technologies, materials, and products.

3. Support new investment and job creation in emerging markets, especially those that reveal new
opportunities for renewable energy and gr&en technologies, including but not limited to solar
arrays and canopies.

EP-33 Chapter 5: Economic Prosperity &*/ -ss.-j. 2023 council cr£.i:; Chapter 5: Economic Prosperity EP-34



Preserving Character in Future Development

Development standards can and should encourage high-quality future development These standards should

clearly articulate the community's desired vision for an area targeted for development or redevelopment to help

the County obtain the type and quality of development it seeks. New developments, redevelopments, and infill

developments should use best practice placemaking and urban design principles to achieve high-quality built

environments, preserve and incorporate natural features, and establish transitions between the built and natural

realms. Key design elements could include the use of building articulation, building placement and site planning

principles, building design transitions across landscapes, landscape design, plantings, stormwater management

and open spaces.

The Count/s existing ordinances regulate a [argely-suburban built environment but could be enhanced to further

protect the built and natural character of the County and to promote more walkable, high-quality development,

where appropriate. The County's Zoning Regulations, Subdivision and Land Development Regulations, and

design manuals will need to be reviewed and rewritten to support the vision and policies presented in the General

Plan—especially provisions r&lated to context-sensitive new construction in existing neighborhoods, and walkable,

mixed-use development in new activity centers.

Conventional zoning may still be appropriate for existing single-family residential neighborhoods and strip
commercial centers. However, the adoption of an ordinance or guiding document that incorporates more

character-based (or form-based) elements vrill assist in achieving high-quality development that is in keeping

wrth the character of Howard County and the desires of the community.

In contrast with conventional zoning that emphasizes separating uses, a character-based (or form-based) code

uses character, or the look and feel of a place, as the primary organizing principle for new development. Hybrid

codes may also combine conventional zoning with character-based elements.

According^o-tbe-Dcvclopmont Regulations AGSOGGmont, thoro could be'opportunities-to-T-evisc the historic diGtrict

zones in the County. Currently, the Zoning-Regylat.iens-doscribo-tho-roquiromontG and reGtrictionc applicable-to

historic districts instead of genor3l|y addrecGing-the'alkwable-land-uses-of' dowlopmont standards. Frequently,

in zoning-regylations-h+storic districts ore identified wkh-an-overiay-zone-or-Tis-a choractcr-bQsed district that

more cloorly dofinos'the-boyndafte'i-aftd^ctps-dcmon'itroto how historic prosorvotion-fegulationo intoroct with

uftdoriying-zoning and subdivision rcgLilotions.-OverSay-zofws^'ith^a-cloQrly.dofinod base zoning district can help

provide predictability of permitted -uses-wi-thin a historic diGtrict, oncourage development-pattems-that-are

concistont with tho"hi5tork:-chafactef-of>d-cfcott'"opportunitioc to octablich future-distr+cts-thoT may twwfit-4oFn

5 ych-cteGtgftiitk) n-critorio.
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hoWaRD County/s Design QDvisoRy panel

The Design Advisory Panel (DAP) is a seven-member panel of professionals, including architects,

landscape architects, planners, urban designers, and crvil engineers, who provide recommendations

regarding proposed plans for development or redevelopment that are subject to DAP review.

Created by the Howard County Council in 2009, the purpose of the DAP is to encourage excellence in

site design and architecture, promote design compatibility with surrounding development, promote

revitalization, and enhance property values.

The DAP provides design advice on proposed subdivisions and site development plans when they are

subject to the Route 1 Manual, Route 40 Design Manual, New Town Village Center Design Guidelines,

Downtown-wide Design Guidelines or Downtown Neighborhood Design Guidelines, Clarksville Pike

Streetscape Plan and Design Guidelines, compatibility criteria for conditional use applications, or

design guidelines consistent with the requirements of the County's adopted Zoning Regulations.

The DAP also prow'des guidance regarding the following:

1. The design for buildings, vehiculardrculztion and access, pedestrian access and linkages, parking,

loading, dumpsters, external mechanical units, existing trees, landscaping, hardscape, conceptual
designs for graphic elements, and walls and fences.

2. Building scale and massing in relation to and compatible with the surrounding area and with

significant and contextual adjacencies, and appropriate responses to existing site conditions,

grading, and stormwater management

3. Building architectural style, materials, entrances, wndows, roof design, and colors.

4. Open space on the she including pathways, public spaces, street furniture, amenity areas, and

similar features.

5. The design of exterior lighting devices and potential disturbances to the public and adjacent

properties.
6. Principles of sustainability and green design.

QBD-29 Chapter 7: Quality By Design

Regiona! examples of how character and design can be prionMed in new ctevetopment.

QBD-1 Policy Statement

Prioritize character and design in future development, recognizing variations in Howard Count/s unique areas.

Implementing Actions

1. Identify areas to investigate character-based zoning concepts and consider the use of pattern books,
design guidelines and manuals, or a hybrid approach to establish an intended character and design
elements for different character areas in Howard County.

2. Build on the 2018 Development Regulations Assessment to update the County's Zoning Regulations
and Subdivision and Land Development Regulations and policies. Incorporate opportunities to
ccdify current practices and create regulations and design standards for new developments, infill
developments, and redevelopments.

3. Evaluate the existing historic district zones and-con.sidor rep liKmg-them. with new historic zoning

4. Review the current Design Advisory Panel (DAP) review areas and approved guidelines for updates.
Consider whether the role of the DAP should be expanded to other areas wrthin Howard County.

5. Revise the New Town Zoning District and investigate the use of enhanced design guidelines and
character-based or form-based codes in Columbia.

a. Build upon the preferred development types, patterns, intensities, and design elements
described in HoCo By Design's Character Areas technical appendix.

b. Take into consideration the design and planning principles illustrated in HoCo By Design's
Focus Areas technical appendix.

c Explore rules and requirements for design review by the Design Advisory Panel, or a
combination of staff and the DAP.

d. Identify the appropriate purpose and timing of design review within the development review
process.

Chapter 7: Quality By Design QBD-30



ddequate Public Facilities Ordinance

(APFO)
Housing Unit Allocations

APFO sets the pace of new residential development through an annual housing allocation chart, which caps the

number of new units that can be built each year by geographic region. Once the annual cap is reached,

subdivision plans are placed "on hold" until the next year when more allocations are made available.

The allocation chart for HoCo By Design is shown in Table 10-1 and includes the years 2026-2040. This allocation

chart is based on the approximatety 1,580 housing units targeted per year over the 15-yeartimeframe of this

chart. Allocations are granted, if available, once the initial subdivision or site development plan is approved. Given

that it typically takes several years for the development review process to be completed (to final plat recordation

and site development plan approval), allocations are granted three years ahead of when the new units are

expected to be built Since HoCo By Design has been presented for adoption in 2023, the first year on the

allocation chart is 2026.

There are four geographic regions in the HoCo By Design allocation chart: Downtown Columbia, Activity Centers,

Other Character Areas, and Rural West. Allocations amount to an average total of approximately 1,580 new

residential units per year over the IS years in the chart, including Green Neighborhood and Affordable Housing

units. The number of units in each region is tied to the future land use capacity as modeled and estimated in the

Future Land Use Map (FLUM). In addition to the four geographic regions, the allocation chart for HoCo By Design
maintains the set-aside incentive of 150 units per year for Green Neighborhood developments. Projects using

Green Neighborhood allocations must meet the Green Neighborhood requirements, as specified in the Howard

County Subdivision and Land Development Regulations. The total annual average of approximately 1,580 units
is significantly less than the 2,084 units targeted in the allocation chart of the previous General Plan, PlanHoward

2030. However, since the County has only realized an annual average of about 1,500-1,600 units per year over

the past decade, the revised target of 1,580 units is a realistic measure given the remaining land available and

multiple factors influencing growth.

Just as the housing allocation chart offers a set aside incentive for the Green Neighborhoods program, HoCo By

Design proposes an Affordable Housing set aside incentive as well. These additional allocations could help

increase the supply of affordable housing units above and beyond what is required under the County's Moderate

Income Housing Unit (MIHU) program, and could assist the County with reaching the affordability and

accessibility targets recommended in the Housing Opportunities ^43Ste^ Plan. As noted in the Dynamic

Neighborhoods chapter, ideal locations for these set asides could be in mixed-use activity centers, redeveloped

multi-family communities, and within riw-ASorioblo-Houomg Overlay Zoning District an affordable housing

overlay zoning district

Table 10-1: Howard County APFO Allocations Chart - HoCo By Design

Km
KSJS
Riaa
RiR3
RiCTI
BiETil
BCTI
Ri?a
RiEEI
ESI
2035
2036
2037
2038
2039
2040
Total
Annual

Average

Activity

Centers

600
600
600
600
600
600
600
600
600
600
600
600
600
600
600

9,000
600

Other
Character

Anas

365
365
365
365
365
365
36S
365
365
365
365
365
365
365
365

5,475
365

Rural
West

100
100
100
100
100
100
100
100
100
100
100
100
100
100
100

1.500

100

Total

1,400
1,400
1,400
1/400
1,400
1,220
1,220

1,220
1,220
1,219
1,219
1,219
1,219
1,219
1,219

19,194
1,280

Green

Neighborhood

150
150
150
150
150
150
150
150
150
150
150
150
150
150
150

2,250
ISO

Affordable
Housing

150
150
150
150
150
150
150
150
150
150
150
150
150
150
150

2.2SO
ISO

(1) The aiiocatsons for Downtown Columbia align with the phasing chart in the approved and adopted 2010

Downtown Columbia Plan.

As indicated earlier, HoCo By Design envisions future development in the Gateway Regional Activity Center. Once

a master plan for Gateway is completed, and the number and pacing of residential units for Gateway determined,

the allocation chart can be amended to include annual allocations for Gateway or a separate chart for Gateway

can be adopted. However, these units are not tikety to be built in the near-term, as zoning changes will follow the

master plan and units will take several years after zoning to b& constructed.
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Table 10-1: Implementation Matrix

Policy and Implsmenting Actions Lead
Agency

Timeframe

(Mid-Term five-year,
Long-Term six+ years,

Ongoing)

EH-3 - Ensure the Subdivision and Land Dcvdopmcnt Regulations and Zoning Regulations pro-
vide adequate protection for senshfve environmental resources within new development and
redevelopnwirt.

1. Evaluate and enhance protections, including sediment and erosion
control, where needed for sensitive environmental resources,
such as water resources, steep slopes. and rare, threatened, and
endangered species, in the Subdivision and Land Development
Regulations.

DPZ

HSCD

Mid-Temi

Explore whether cluster development may also be appropriate
in other residential zoning districts during the zoning regulation
update process.

DPZ Mid-Term

A ...!*l.t_ _.iCw dcv<

^/t n n/'IA ^ ir\rf£s.~sf£-L/^ I I^A /^f ~* /^/Lrt^l+t/ ^\\f^- \\ -1 Ft J*I rt ^.Lfj^rTl^ / /^Tf;
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DPZ

^.__ . ^.fnn.fj.f^ ap j-rt^ /^^ +T^ jd ^ - -+/^ ^i"i/~/^j ir-^/id. Artui
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OPZ-
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Table 10-1: Implementation Matrix

Policy and Impl&menting Actions Lead
Agency

Timeframe

(Mid-Term five-year,
Long-Term six+ years,

Ongoing)

EH-5 - Evaluate and improve stormwater management requirements to enhance climate change
resilience.

1. Conduct a flooding vulnerability assessment to determine which

watersheds are susceptible to chronic flooding under current and

expected future precipitation patterns.

2. Update siormwater management design standards to address
current and expected future predpitation patterns. Consider adding
quantity management requirements, including management for
short-du ration, high-intensity storms in vulnerable watersheds.

3. Evaluate opportunities to further reduce stormwater runoff and

pollutant loadings when redevelopment occurs.

4. Continue to use a nature-based or green stormwater infrastructure
approach (bioretention, swales) in combination with a built or gray
infrastructure approach (pipes, ponds) to address flood mitigation
and adaptation, to maximize ecological benefits.

5. Evaluate alternatives for improving, enforcing, and funding long-term
inspection and maintenance of stormwater management facilities,

particularly those facilities located on private residential lots.

DPW

DPZ

DPW

ocs
DPZ

DPW

ocs
DPW

DP2

ocs
Private

Partners

DPW

Private
Partners

Ongoing

Mid-Term

Mi d-Term

Ongoing

Mid-Term

Chapter 11: Implementation IMP-18



Table 10-1: Implementation Matrix

Policy and Implementing Actions Lead
Agency

Timeframe

(Mid-Term five-year,
Long-Term SK+ years,

Ongoing)

EH-8 - Expand implementation of the Green Infrastructure Network Plan.

1. Integrate the Green Infrastmcture Network Plan implementation
actions into the relevant county plans and programs.

2, Consider use of 3n overlay zoninci cHst^ict-or o'

measures to target resource protection measures for the Green
Infrastructure Network.

3. Establish an easement or land purchase program to protect
uncommitted parcels within the Green Infrastructure Network.

4. Amend county design standards for roads, bridges, and culverts to
facilitate safe passage for wildlife at county faad crossings within
the Green Infrastructure Network.

5. Conduct studies of existing resource conditions and wildlife
use within the network to enhance management of the Green
Infrastructure Network.

6. Consider expansion of the Green Infrastructure Network to include
smaller habitat areas that provide 'stepping stones' to the primary
network.

DPZ

DRP

ocs

DPW
DPZ

DPZ

ocs
DPZ

ocs
DPW

GOT
DPZ

ocs

DP2

ocs

Ongoing

Mid-Term

Mid-Term

Mid-Term

Long-Term

Mid-Term

EH-9 - Continue to promote agricultural land preservation, recognizing thai uncommittod land in
the Rural West Is a diminishing resource.

1. Build on the successes of the Agricultural Land Preservation
Program (ALPP) and continue acquiring land through theALPP.

2. Continue to promote other land preservation options, such as the
dedication of easements to the County through the subdivision
process, the purchase of easements by the Maryland Agricultural
Land Preservation Foundation program, ar>d the donation of
easements to nonprofit land trusts.

3. Continue to implement the Agricultural Land Preservation Program
easement stewardship activities to monitor compliance.

DPZ

ocs
DPZ

DPZ

ocs

Ongoing

Ongoing

Ongoing

EH-10 - Expand the scope of potential uses <rf the Agrkuhural Land Preservation Program Fund.

1. Work with various stakeholders to identify areas for the most
appropriate and effective potential uses of the fund, including
support for environmental programs, while ensuring continued
funding of the ALPP.

DPZ

ocs

Mid-Tenn

Table 10-1: Implementation Matrix

Policy and Implementing Actions Lead
Agency

Timeframe

(Mid-Term five-year,
Long-Temn six+ years,

Ongoing)

EH-11 - Encourage Individual environmental stewardship in daily activities on private and puMic
property.
1. The County should continue to provide leadership by incorporating

environmentally sensitive site development and property
management practices on county properties.

2. Continue existing and expand current outreach programs
to promote and assist private property owners with the
implementation of stewardship practices.

3. Increase opportunities for student participation in environmental
outreach and education and stewardship practices on school
properties.

DPW

DRP

DPZ

ocs
ocs

DRP

HSCD
Private

Property
Owners

HCPSS

HSCD

ocs
DRP

Ongoing

Ongoing

Ongoing

EH-12 - Commit to and support the County's designation as a Bee City USA.

1. Integrate pollinator-friendly practices into county policies,
programs, and capital projects.

2. Incorporate improvements to the County's pest management
policies and practices as they relate to pollinator conservation.

3. Develop and implement a program to create and enhance
podinator-friendly habitat on public and private land.

ocs
DRP

DPW

DPZ
ocs

DRP
ocs

DRP

Private
Partners

Mi d-Term

Ongoing

Mid-Term

EH-13 - Continue to balance the potential for mineral resource txtnaction with other land uses.

1. Continue to allow mineral resource extraction as a conditional use
in the Zoning Regulations in appropriate locations.

DPZ Ongoing
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Table 10-1: Implementation Matrix

Policy and Implementing Actions Lead
Agency

Timeframe

(Mid-Term fiv&'year,
Long-Term six+ years,

Ongoing)

C1M-8 - Actively ptan for and evaluate the impact of technology and climate change on the
transportation system.

1. Evaluate and update parking and land development requirements
to reflect greater use of mobility and delivery as sen/ice models,

2. Amend design standards and asset management approaches to
ensure resilience.

3. Support the installation of electric vehicle [EV) charging stations in
private and public space, with particular attention to shared parking
lots to ensure they are £V ready by including connections and
infrastructure.

4. Evaluate and address the potential impact of electric vehicle
charging stations on electric power requirements.

5. Participate in regional and state coordination efforts to ensure
federal and state regulations on connected and autonomous
vehicles account for vulnerable road users such as pedestrians and
cyclists.

DPZ

GOT
DPW

OCT

DPZ
DPW

ocs
GOT

Private
Partners

DPW

OCT

ocs
OOT

Mid-Term

Mid-Term

Ongoing

Long-Term

Ongoing

CIM-9 - Support efforts to improve air quality with an emphasis on communities and popuhtions
most threatened by high leveb of pollution.

1. Develop land use and environmental policy strategies that reduce
the impact of diesel particulate matter in communities adjacent to
industrial areas.

2. Develop a plan to transition the County's fleet (including school
buses and contracted services) to low/no emission vehicles.

3. Continue to invest in increasing public transit frequency and
walking and cycling infrastructure to support both a more
equitable transportation system and shifts away from automobiles
to non-automobile modes.

4. Consider targeted financial incentives to prop&rty owners and
companies that deploy electric vehicle charging infrastructure,
idle reduction technology, and other technologies that capture or
mitigate diesel emissions at the source.

5. Consider a subsidy program to support low emission vehicles,
bicycles, and scooters in traditionally underserved communities.

ocs

GOT

OCT

ocs
OOT

OCT

ocs

Private
Property
Owners

OOT

Long-Term

Mid-Term

Ongoing

Mid-Term

Long-Term

Table 10-1: Implementation Matrix

Policy and Implementing Actions Lead
Agency

Timeframe

(Mid-Term five-year,
Long-Term sb(+ years,

Ongoing)

CIM-10 - Advance transportation planning and transportation investments to support an eco-
nomically and environmentally sustainable transportation system that moves people safely and
efficiently throughout the County and supports the land use and equity goals in HoCo By Design,
including its emphasis on mbced-use activity centers.

1. Develop a countywide transportation plan and conduct a focused
transportation study for each activity center in the Route 1 Corridor.

2. Continue to use the Functional Road Classification Map to guide
the design, capacity, and function of roads as they are built or
improved.

3. Implement HoCo By Designs recommendations for transit service
through future transit service functional plans or master plans.

4. Continue to implement recommendations from WalkHoward
and Bik&Howard as methods to advance the broad concepts and
recommendations in the General Plan.

5. Ensure the Design Manual is consistent with the General Plan as
part of the regular update process for the Design Manual.

GOT

DPW
DPW

GOT

DPZ
OOT

DPZ
OCT

OOT

Mid-Term

Ongoing

Long-Term

Ongoing

Long-Term

3'--'' ~- /^•'ST^Bl v^7/i. \^ '^ ?:: lClil^^SJ -?T^ S^r:^;^?^?.£^l^^lj3'Ti??^^J':^J-':^'TS'
•I JTI'j7S' '^I^G':

1. As part of the Zoning Regulations update, consider protective
measures to ensure an adequate long-term sapply of industrial
land, such as additional requirements or impact statements for
rezoning industrial [and, zoning that discourages incompatible
uses in heavy industrial areas, QL heavy buffer requirements for
non-industrial users locating near heavy industrial land^-e^

ycniy zonino Tor—&rimc innu^

2. Determine how compatible uses can co-locate in designated
Industrial Mixed-Use character areas to support industrial
operations and create an active sense of place.

3. Prioritize for retention industrial land that is uniquely accessible to
regional highways for continued industrial use.

4. During the Zoning Regulations update or via Zoning Amendments,
favorably consider context-sensitive industrial uses along the
Interstate 70 corridor.

DPZ

DPZ

DPZ

DPZ

Mi d-Term

Long-Term

Mid-Term

Mid-Term

EP-2 - Ensure redevelopment Is consistent wHh the character of industrial areas.

1. Update the Route 1 Design Manual to include Industrial Mixed-Use
character areas and incorporate buffers between redevelopment
areas and industrial areas.

DPZ Long-Term
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Table 10-1: Implementation Matrix

Policy and Implementing Actions Lead
Agency

Timeframe

(Mid-Term five-year,
Long-Term six+ years,

Ongoing)

v^';''^<l_.:'T'',ta. "^'>-'--^'k.,. :h' ^

1. Se&k out additional opportunities for partnerships on future
housing developments to increase the number of homeless
preference set-aside units developed in Howard County.

2. Create awareness and advocacy around the needs of those
experiencing homelessness whenever new housing developments
are being planned and created.

3. Evaluate the need for additional shelter/bed capacity, permanent
supportive housing, and expanded public-private partnerships to
address the needs of the County's chronically homeless and other
individuals with special needs.

4. Explore opportunities for acquisition of blighted or under-utilized
properties for the purposes of providing flexible shelter options
and services for the homeless population.

5. Seek opportunities to locate housing for the homeless or
individuals with special needs in close proximity to jobs, amenities,
and transportation connections.

DCRS

DHCD

DCRS

DHCD

DCRS
DHCD

Private
Partners

DCRS

DHCD

DCRS

DHCD

DPZ

Ongoing

Ongoing

Mid-Term

Ongoing

Ongoing

Table 10-1: Implementation Matrix

Policy and Implementing Actions Lead
Agency

Timeframe

(Mid-Tenn five-year,
Long-Tenn six+ years,

Ongoing)
QBD-1 - Prioritize character and design In future development, recognizing variations in Hoimard
County's unique areas.

1. Identify areas to investigate character-based zoning concepts and
consider the use of pattern books, design guidelines and manuals,
or a hybrid approach to establish an intended character and design
elements for different character areas in Howard County.

2. Build or> the 2018 Development Regulations Assessment to
update the County's Zoning Regulations and Subdivision and Land
Development Regulations and policies. Incorporate opportunities
to codify current practices and create regulations and design
standards for new developments, infill developments, and
redevelopments.

4. Review the Design Advisory Panel (DAP) review areas and approved
guidelines for updates. Consider whether the role of the DAP
should be expanded to other areas within Howard County.

5. Revise the New Town Zoning District and investigate the use of
enhanced design guidelines and character-bas&d or form-based
codes in Columbia.

a. Build upon the preferred development types, patterns,
intensities, and design elements described in HoCo By
Design's Character Areas technical appendix.

b. Take into consideration the design and planning
principles illustrated in HoCo By Design's Focus Areas
technical appendix.

c. Explore rules and requirements for design review by the
Design Advisory Panel, or a combination of staff and the
DAP.

d. Identify the appropriate purpose and timing of design
review within the development review process.

DPZ

DPZ

DPZ

DP2

DPZ

Mid-term

Mid-Term

Mid-Tfirm

Long-term

Mid-Term
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Amendment 69 to Council Bill No. 28 -2023

BY: LizWaIsh Legislative Day 11
Date: 10/02/2023

Amendment No. 69

(This Amendment makes the following changes to HoCo By Design Chapter 2, Chapter 5,

Chapter 7, Chapter II, and the Route I Corridor Plan:

Chapter 2: Growth and
Conservation Framework

Ckapter 5: Economic
Prosperity

Chapter 7: Quality by
Design

Chapter 11:
Implementation

2023 Council Draft Route
1 Corridor Plan

Removes the section titled "The Development Regulations
Assessment and the FLUM" m its entirety;

Removes a reference to the 2018 Land Development
Regulations Assessment from stakeholder input in the Route
1 corridor;
Removes a 2018 Land Development Regulations
Assessment recommendation for the TNC overlay district;

Removes a reference to the 2018 Land Development
Regulations Assessment snggesfing opporhmities to revise
the historic district zones',

Removes a recommendation from the 201S Land
Development Regulations Assessment to amend the New
Town Zoning Disti'ict;
Amends the QBD-l Policy Statement Implementmg Actions
to remove a reference to the 2018 Land Development

Regulations Assessment;
Removes a reference to the 2018 Land Development
Regulations Assessment suggesting the need to update the
Howard County Landscape Manual;

Amends the QBD-1 Policy Statement Implementing Actions
to remove a reference to the 2018 Land Development
Regulations Assessment;

Removes a reference to the 2018 Land Development
Regulations Assessment from stakeholder input;
Removes a reference to the 2018 Land Development
Regulations Assessment from recommendations for updates
to the Route 1 Manual and the Zoning Regulations and
Subdivision and! Land Development Regulations; and
Amends the RTE 1-9 Policy Statement Implementing
Actions to remove a reference to the 2018 Land
Development Regulations Assessment.)

I eestiSy dhb Is a true copy of
A^_6<? C6^8~c^r^S

Leg 1840 lojr
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1 In the HoCo By Design General Plan, attached to this Act as Exhibit A, amend the following

2 pages as indicated in this Amendment:

3 • Chapter 2: Growth and Conservation Framework: 38;

4 < Chapter 5: Economic Prosperity: 22 and 25;

5 • Chapter 7: Quality by Design: 25, 27, 30, and 43;

6 • Chapter 11 ; Implementation: 46;

7 • 2023 Council Draft Route 1 Corridor Plan: 28, 46, and 47.

8

9 Correct all page numbers, numbering, and formatting within this Act to accommodate this

10 amendment.

11
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Future land Use Map
The FLUM depicts preferred development types, locations, patterns, and intensities throughout the County and

is based on empirical land use data that assumes the carrying capacity in each character area. It provides a

physical framework to more effectively realize the plan's vision, including advancing the General Plan 'themes' of

Ecological Health, County in Motion, Economic Prosperity, Dynamic Neighborhoods, and Quality By Design.

Recommendations for the FLUM set a long-term vision for a more diverse development portfolio that is forward-

thinking, focused on economic development, and mindful of supporting infrastructure, promoting quality of life

and balancing the fiscal impacts to the County.

Some areas of the FLUM reflect what currently exists. Some are more aspirational in nature; others are a mix of

what exists and what could be in the future. Some character areas depicted on the map and described later in the

Character Areas technical appendix articulate how a given area should look and feel, even if that is not the case

today. Others seek to retain and advance the current character.

Realization of the FLUM is a long-term endeavor it could take several decades before all the land in the planning

area is developed, redeveloped, or preserved. Realization of the FLUM is dependent on the factors That inftuertce

growth described above, including the inclinations of individual property owners. Revisions to the FLUM may be

needed to reflect changing realities in the future. Modifications to the FLUM should be evaluated against the

vision and policies in HoCo By Design to determine if the proposed changes are consistent or if a General Plan

amendment is needed. County officials should also evaluate proposed changes to the FLUM using an "if- then-

what-else" approach to decision making, whereby potential ripple effects or unintended consequences

associated with a proposed change are evaluated to see what else might be impacted as a result. For example,

character areas assigned in the FLUM may need to be revised if the County or its partners decide to support a

major economic development decision or if a regional or state transportation agency plans improvements for an

area not previously anticipated in HoCo By Design.

Future Land Use Map Guidelines

The Fuhjre Land Use Map (FLUM) generally depicts the intended land use for an area. It is not a zoning map. A
zoning map is parcel-specific and, combined with Zoning Regulations, establishes detailed requirements and

development standards for setbacks, height, use, parking, and other attributes. By contrast, the FLUM is intended

to provide generalized guidance for conservation and growth, and is considered in the context of other polices

and recommendations in the General Plan. The FLUM does not follow parcel bDundaries, and its categories

do not specify allowable uses or development standards. This map is to be interpreted broadly using [and use

categories to evaluate desired character area objectives around the County.

A printed copy of the FLUM is available by request from the Department of Planning and Zoning. Several

important considerations, defined below, accompany the FLUM:

1. The FLUM envisions intended development types, patterns, and intensities for build out of the County. It

should be considered aspjrational in nature. It is not an existing land use map, although in many cases future

development intended for an area is the same as what exists there today.
2. Intended zoning for a specific area should be guided by the FLUM and interpreted with guidance from the

text in the General Plan, including the Character Areas technical appendix.

3. Some zoning districts in the County s Zoning Regulations may be compatible with more than one character

area for the General Plan (or vice versa).

4. The FLUM can be amended. It is intended to be a dynamic map that is updated periodically in response

to the evolving needs of or opportunities for the County. Requests to change the map are considered via

General Plan Amendments (GPAs).

^he-d'cvelopment regulations Assessment And

^he-rUJM

In 2016, DPZ retained-(=lsrion-A5Sod;]t-es-&-f:etk)nal land use firm, to QGSOSS the Count/c current
Zoning Regulations and'Subdivision-ond-Land-Dovolopmont RoguIationG. The Development
Regulations AGsesGment-er^aged-c'&mmynity mcmbors to explore strengths and weslwesses
of existing land development regyte-tions-arHJ-TOGommondotions-for'improvomont. Through
the process;'nearly-^OQ-esmFnynily.mombcrG porticipotod in morG than ,10 meetings. This
outreach and an online-SbHvey-fOGultod in-moro than 700 comments.

From results of the evaluation and public-engagemcn^-tho-DcvolopmGnt .Regulations

Assessment-mode rocommendationc'on-how-to-make.t^ese-Fegulotions more usor-friendly,
intcrnaliy consistent, streamlined, iand'better-aligned-wit'h-County-planning goofs. The
ossossmcnt proposed the-creation o^-a-yn?ed-Dc!volopmcnt Ordinance that would provide

oll'rcgubtions within one ooGily occesGib Ie-docunncnt-efftphosiztng-usor-friendly graphics
and legibility-Additionally, the asso55mc!nt indudod rccomnnendstions for new and-ex-istwg
UGOG and districts, -distriGt-c&nvcrGions or chongoG, and Gtreamlined proceEses fop-t-b&-land

d evelopment-^ppFowl-proccss.'

Tbo-FLUM o5tQbli5hG5-grea'teT- pro dicta bility for the <:FC!Otk?-o^o-Unifiod DovGiopmcnt

Ordinance in line with the recommendations proposed-ift-the-Developmen-t-Regulations
AssossmonL To provide greater Gpecificity-and-gy+daftc-o-to-t.tw-dowlopmont'of futurG

r-eg^atienG, HoCo By DGGign combines characteF-ar-eas,-targeted focus-area-c-oneepts, and a
sot'of flexible policies developed through-s-de5i^n4ens-

GCF-37 Chapter 2: Growth and Conservation Framework hoCo [3'y DsSiS^ 2023 Council OrarT Chapter 2; Growth and Conseryation Framework GCF-38



key Business districts and Corridors

Seven business districts (shown in Map 5-3) represent opportunities for employment growth st different scales.

Each area presents diverse prospects for business to thrive and contributes different levels of economic impact

However, they all work together to maintain Howard County's regional status and high quality of life.

Main Streets

Howard County's main streets are anchored in areas with rich

histories, featuring historic buildings of significance within unique

built environments and landscapes. The Count/s only state-
designated Main Street, Old Ellicott City, is an economic engine and

boasts a collection of independent merchants and restaurants in an

historic environment. As such, it is a regional tourism destination, a

center for entrepreneurial endeavors, and an active, nationally-
significant historic commercial district The Ellicott City Watershed
Master Plan (ECWMP), while a stand-alone document, is

incorporated by reference in HoCo By Design and includes an

economic development framework of policies and actions that are

based on a market assessment and community engagement

conducted through that planning process. These policies and

actions guide new construction, redevelopment, existing business

support, attraction and retention, and branding and marketing

efforts along Main Street in EIIicott City.

While not designated as Main Streets or historic districts, smaller
commercial districts also exist in Elkridge and Savage Mill. Both
areas host a growing presence of small businesses that embrace
the character of a typical main street and possess the potential to
become destinations through deliberate placemakmg, partnerships,
and marketing.

Maryland main Street Program

In 1988, the Maryland Department of Housing and Community Development established
Main Street Maryland, a comprehensive program for traditional downtown revitalization.
This program follows similar tenants to the National Trust for Historic Preser/ation's Main
Street approach, focusing on economic development through activities such as historic
building rehabilitation, organizational partnerships, marketing and promotion, special
events, and improvements to public areas. Old Elllcott City became a state-designated
Main Street in 2015.

Route 1 Corridor

The Route 1 Corridor is located a few miles from the

Baltimore Washington International Thurgood Marshal)

Airport (BW1), Fort Meade, the National Security Agency

(NSA), the Port of Baltimore, and other important federal
institutions. First known as the Washington and Baltimore

Turnpike in the early 1800s, Route 1 currently sen/es as a

critical eastern transportation corridor connecting major

employment cent&rs in Baltimore and Washington, DC.

The nearly 12-mile stretch of Roure 1 is an essential part

of the vibrant neighborhoods and economy of Howard

County. In 2020, the Route 1 Corridors total employment

accounted for 25.2% of all jobs in Howard County,

according to the Maryland Department of Labor data, and

is projected to grow an additional 1,000 jobs by 2025.

The Route 1 Corridor is characterized by a mix of heavy industrial, warehouse/distribution, and pockets of residential

uses. Additional legacy uses include motels, trucking facilities, car repair businesses, fueling stations, and storage

facilities. The Corridor also has a considerable number of underutilized properties woven into these various active

uses, which have potential for redevelopment The Corridor is also home to several historic communities, stable single-

family subdivisions, and newer multi-family developments. The Corridor has four Transit Oriented Development

(TOD) Districts—Oxford Square, Dorsey, Annapolis Junction, and Laurel Park—that allow for employment center

opportunities within walking distance of public transportation.

The success of this industrial Corridor hinges on key economic trends, consumer preferences, and the changing retail

climate. One trend i? industrial space expansion from manufacturing to distribution and warehousing in submarkets

along the Corridor—the southeast and east Elkridge. This expansion is partially driven by location and the profound

shifts occurring in consumer spending patterns from point-of-sale locations to e-commerce sites. Retaining

industrial land is of prima ry importance and often competes with efforts to create a safer, more attractive, and higher-

functioning corridor. With the limited availability of large industrially-zoned prop&rties, these limited resources must

be closely managed and retained over time. Ground floor retail along the Corridor is struggling and will require

regulatory changes to remain viable. Many parcels along the Route 1 Corridor are zoned Corridor Activity Center

(CAC). The purpose of the CAC District, as stated in the Zoning Regulations, is to '-.provide for the development of

pedestrian-oriented, urban activity centers with a mix of uses which may include retail, service, office, and residential

uses.' This intended purpose has not been realized. As'.wted-in-tho 2018 Land Development Rogubtions

Assessment, many ^lan^stakeholders indicated the 50% retail requirement was difficult to meet given retail market

conditions along the Corridor. While the goats of this district remain desirable, the locations of these centers and

incentives to create them must be revisited.

HoCo By Design's Future Land Use Map (FLUM) identifies focused activity centers throughout the Corridor to create

compact, walkable environments that serve broad&r economic, entertainment and housing needs in the community,

including an Industrial Mixed-Use Activity Center character area. More information on the CAC district and activity

centers in the Route 1 Corridor can be found in Route 1 Corridor: A Plan for Washington Boulevard.
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Route 40 Corridor Downtown Columbia

Route 40 was initially constructed in the 1930s as an east-west interstate highway. Today, Interstate 70 now serves

as the primary east-west interstate, and Route 40's role has shifted to a predominantly commercial corridor that

serves the local community. As defined in the Route 40 Manual, the Route -40 Corridor includes approximately

seven miles of Route 40 and the surrounding properties from the Howard County line at the Patapsco River west

to the interchange with Interstate 70. Along these seven miles, there are multiple shopping centers, gas stations,

automobile dealerships, service businesses, and restaurants that were built in different eras. These commercial

uses are largely clustered into three areas, each centered around a large shopping center 1) Enchanted Forest;

2) Chatham; and 3) Normandy. There are also multiple residential neighborhoods along the Corridor and behind
the commercial areas.

As Howard County has grown more diverse in recent decades, a variety of business offerings have emerged with

a cluster of 170 Korean-owned establishments along the Route 40 Corridor. In 2016, a five-mite stretch of the

Corridor was named "Korean Way," and in 2021, two Koreatown signs with pillars and tiled roofs were placed

along the Corridor.

Like the CAC District along Route 1, the Traditional Neighborhood Center fTNQ Zoning District applies to many
properties along the Route 40 Corridor. The purpose of the TNC District is to "provide for the development of

pedestrian-oriented, urban activity centers with a mix of retail, service, office, and residential uses." Unlike the CAC

District, the TNC District is an overlay, which means underlying commercial zoning still applies. To date, property

owners have not opted to redevelop sites along Route 40 under the TNC overlay. The 2018 Land Dovolopmont

Regulations AGGOGsmont rocommended that-the-TNC-overlQy be eliminated and roplocQd with o now comwunity-

srato .mixcd-UBO zoning diirtrict HoCo By Design's Future Land Use Map (FLUM) recommends these areas become

Mixed Use Activity Centers or Suburban Commercial areas to provide compact, walkable environments that serve

broader economic, entertainment, and housing needs in the community.

The Downtown Columbia Plan (DCP), adopted in 2010, and incorporated by reference in HoCo By Design, sets forth
a 30-year plan to transform Downtown into a major mixed-use economic center for the County. The DCP includes

4.3 million square feet of new office and conference center space, 1.25 million square feet of new retail space, and

up to 640 hotel rooms to be developed in phases over its 30-year timeframe. By providing space for current

employers to expand and opportunities for new and relocated businesses, this additional commercial space is

expected to generate significant new employment opportunities and millions of dollars in wages and tax revenues.

The DCP also calls for 6.244 new residential housing units. More residents living in Downtown Columbia will create

an active pedestrian environment, as well as customers for shops, restaurants, znd other entertainment uses during
and after normal working hours. Additional housing will contribute to more activity in the Downtown area both day

and night enhancing the safety of residents, workers, and visitors.

In addition to plans for new residential, office, retail, and hotel development, the DCP includes recommsndations

for arts and culture, recreation and open space, environmental sustainability, and reconfigured road and pedestrian

networks, all aimed at redeveloping Downtown Columbia into a mbced-use urban center. HoCo By Design carries

this w'sion forward and creates a separate Downtown Columbia Character Area in the FLUM that is supported and

implemented through the DCP.
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Preserving Character in Future Development

Development standards can and should encourage high-quality future development These standards should

clearly articulate the community's desired vision for an area targeted for development or redevelopment to help

the County obtain the type and quality of development it seeks. New developments, redeveiopments, and infill

developments should use best practice placemaking and urban design principles to achieve high-quality built

environments, presen/e and incorporate natural features, and establish transitions between the built and natural

realms. Key design elements could include the use of building articulation, building placement and site planning

principles, building design transitions across landscapes, landscape design, plantings, stormwater management,

and open spaces.

The County's existing ordinances regulate a largely-suburban built environment but could be enhanced to further

protect the built and natural character of the County and to promote more walkable, high-quality development,

where appropriate. The County's Zoning Regulations, Subdivision and Land Development Regulations, and

design manuals will need to be reviewed and rewritten to support the vision and policies presented in the General

Plan—especially provisions related to context-sensitive new construction in existing neighborhoods, and walkable,

mixed-use development in new activity centers.

Conventional zoning may still be appropriate for existing single-family residential rteighborhoods and strip

commercial centers. However, the adoption of an ordinance or guiding document that incorporates more

character-based (or fonn-based) elements will assist in achieving high-quality development that is in keeping

with the character of Howard County and the desires of the community.

In contrast with conventional zoning that emphasizes separating uses, a character-based (or form-based) code

uses character, or the look and feel of a place, as the primary organizing principle for new development Hybrid

codes may also combine conventional zoning with character-based elements.

According to tho..DovciopFfK!Bt-Rogulat»on€- Assessment-thepe There could be opportunities to revise the historic

^

district zones in the County. Currentfy, the Zoning Regulations describe the requirements and restrictions

applicable to historic districts instead of generally addressing the allowable land uses or development standards.

Frequently, in zoning regulations, historic districts ar& identified with an overlay zone or as a character-based

district that more clearly defines the boundaries and helps demonstrate how historic preservation regulations
interact with underlying zoning and subdivision regulations. Overlay zones with a clearly defined base zoning

district can help provide predictability of permitted uses within a historic district, encourage development

patterns that are consistent with the historic character, and create opportunities to establish future districts that

may benefit from such designation criteria.
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Character" Based Elements
Character-based code elements emphasize context of development and may apply to a designated area

or more generally within the overall land use regulations and zoning codes. They could be used to

regulate a number of factors, including building height and placement, parking locations, street frontage,

sidewalks, planting areas, drainage, density, and the street itself. This information is conveyed with specific

instructions and often includes easy-to-understand diagrams or other graphic illustrations.

While character-based concepts can be applied anywhere, they are most successful in: areas that have

a mbc of uses, historic communities, and Rural Crossroad areas. A character-based approach to land use

regulation in Howard County may yield more walkable, compact, and diverse, mixed-use environments.

Character-based code elements are used to achieve the following;

1. Create neighborhoods where development is appropriately scaled to surrounding land uses and the

public realm.
2. Encourage active transportation (e,g. walking, bildng, etc).

3. Foster social cohesion.

The New Town Zoning District represents more than 14,000 acres and 28,000 parcels in Columbia. The New Town

District is comprised of 268 approved Final Development Plans (FDPs) and a regulatory structure that results in
challenges for FDP amendments and is difficult to administer. Over time, ownership has changed and

development has advanced—making it challenging to reconcile the district's original goals and organizational

structure.

tn-2018, Howard County-compiotcd a Development Rogulations-Asccscmont and Annotated-Oytlino. for its

Zoning Ordinonco. It'recorr mended, in part;'significQntchangoc to the-New Town Zonir»g Dictrict. Zoning In the

Zo^nina Regulations for the_N_ew Town Zoning District zoning experts cite vague, poorty defined language in some cases

and much too detailed language in others as significant challenges to administering New Town zoning. They also

claim that the absence of flexibility in New Town zoning and requirements for multiple rounds of approvals will

put Columbia at a disadvantage when competing for desired future investment.

As a complement to character-based or hybrid zoning, pattern books or design guidelines and manuals can serve

as a framework for preferred architectural patterns, styles, and details in the community. They can provide

guidelines and standards for building types, building composition and massing, building materials, roof types

and details, windows, doors, porches, and other architectural elements. They can also include standards for

landscaping, lighting, fences, walls, signage, and other outdoor elements. The scope is typically limited to specific

districts, neighborhoods, or activity centers in the community. While pure fbrm-based codes can be challenging

to develop, form-based elements can be used to support more traditional zoning regulations using hybrid

approaches to further achieve desired character outcomes.

The HoCo By Design Character Areas technical appendix provides additional design-related guidance for future
code updates.
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hoWaRD County s Design aDvisoRy panel

The Design Advisory Panel (DAP) is a seven-member panel of professionals, including architects,

landscape architects, planners, urban designers, and civil engineers, who provide recommendations

regarding proposed plans for development or redevelopment that are subject to OAP review.

Created by the Howard County Council in 2009, the purpose of the DAP is to encourage excellence in

site design and architecture, promote design compatibility w'th surrounding development, promote

revitalization, and enhance property values.

The DAP provides design advice on proposed subdivisions and site development plans when they are

subject to the Route! Manual, Route 40 Design Manual, New Town Village Center Design Guidelines,

Downiown-wide Design Guidelines or Downtown Neighborhood Design Guidelines. Clarksville Pike

Streetscape Plan and Design Guidelines, compatibility criteria for conditional use applications, or

design guidelines consistent wrth the requirements of the County's adopted Zoning Regulations.

Th& DAP also provides guidance regarding the following:

1. The design for buildings, vehicular circulation and access, pedestrian access and linkages, parking,

loading, dumpsters, external mechanical units, existing trees, landscaping, hardscape, conceptual

designs for graphic elements, and walls and fences.

2. Building scale and massing in relation to and compatible with the surrounding area and with

significant and contextual adjacencies, and appropriate responses to existing srte condrtions,

grading, and stomwater management.
3. Building architectural style, materials, entrances, windows, roof design, and colors.

4. Open space on the site including pathways, public spaces, street furniture, amenity areas, and

similar features.

5. The design of exterior lighting devices and potential disturbances to the public and adjacent
properties.

6. Principles of sustainability and green design.
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Regional examples of how character and design can be prioritized in new development.

QBD-1 Policy Statement

Prioritize character and design in future development recognizing variations in Howard County's unique areas.

Implementing Actions

1. Identify areas to investigate character-based zoning concepts and consider the use of pattern books,
design guidelines and manuals, or a hybrid approach to establish an intended character and design
elements for different character areas in Howard County.

^ A ^^Arrr-rt ^ rt +L +/^ i i n j"l ^+^ | Fnrls+a +h& ^ftl tn+\/ •

Regulations and Subdivision and Land Development Regulations and policies. Incorporate
opportunities to codify current practices and create regulations and design standards for new
developments, infill developments, and redevelopments.

3. Evaluate the existing historic district zones and consider replacing them with new historic zoning
district overlays or form-based districts.

4. Review the current Design Advisory Panel (DAP) review areas and approved guidelines for updates.
Consider whether the role of the DAP should be expanded to other areas within Howard County.

5. Revise the New Town Zoning District and investigate the use of enhanced design guidelines and
character-based orform-based codes in Columbia.

a. Build upon the preferred development types, patterns, intensities, and design elements
described in HoCo By Design's Character Areas technical appendix.

b. Take into consideration the design and planning principles illustrated in HoCo By Design's
Focus Areas technical appendix.

c Explore rules and requirements for design review by the Design Advisory Panel, or a
combination of staff and the DAP.

d. Identify the appropriate purpose and timing of design review within the development review
process-
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Context-sensitive infill may be further achieved through design guidelines that are specific to surrounding areas.

Suildings and architecture in Howard County are highly varied and reflect several architectural styles, including

Georgian, Federal, and Greek Revival styles and forms. Mid-century architecture was introduced with the

development of Columbia, and new contemporary architecture is also prevalent throughout the County. These

variations in architectural styles reinforce the character of different places, but often buildings and developments

outside of historic areas, districts, and rural areas do not align with the character of the surrounding areas.

Architectural compatibility can be achieved through design guidelines or pattern books to maintain the look and

feel of mature neighborhoods; however, regulating architectural style would be challenging given the variety of

styles present in the County.

Updates to development and redevelopment regulations can incorporate architectural and site design principles

that better reflect unique areas, address pedestrian and transit-friendly opportunities in larger developments, and

result in meaningful open spaces. Updates to the County Zoning Regulations should address infill development

options in residential districts, which includes standards to ensure that new development is appropriate to

the site and its surroundings. Architectural elements can also serve as important transitional features for new

development. Where a clearly established building character is expected to remain, infill development should

blend wrth nearby buildings by using similarly sized and patterned architectural features.

Howard County landscape manual

The Howard County Landscape Manual, which establishes standards of performance for preparing

landscape plans, was last amended in 1998 (though a policy memorandum was added in 2010 to

update recommended street tree and plant lists). As-notod-in the 20-18-Devetepmc'nT Regulations

AsscssFFWfrt-tber-e-is a-need-to updQto the mQnual to better -acktFess-issues related-to-qiiantitios,

spod&o, spacing, and aurvival-of plQntiftgs-as.woll QS intogrotion with solar technology; Updates could
reconsider landscape standards for places in the County that are planned for a more walkable, mixed-

use environment, such as planting calculations, screening requirements, placement design, and species

mixes. The assessment also cited the need to review and strengthen landscape buffers along

residential/commercial and residential/agriculwral edges.

nature and Context-Sensitive Design

As previously noted in this chapter, the natural landscape often serves as a unifying element in

neighborhoods. Infill development and redevelopment can be designed to both respect natural

features and accentuate them. For example, mature trees can be retained and new trees planted
to enhance the existing landscape. Building setbacks (such as the space between buildings and the

street) can be repeated in new development so existing patterns of green spaces (such as front yards)
are maintained. Finally, the approach to design can emphasize adapting a building to a site (rather

than adapting a site to a building), thereby reducing disturbance to natural features.

QBD-4 Policy Statement

Develop contesrt-sensitive design standards appropriate for various scales of infill development to effectively
transition between larger developments and established uses, and to encourage compatibility of small-scale
infill within established neighborhoods.

Implementing Actions

1. Explore the implementation ofform-based or character-based districts and neighborhood compatibility
standards that emphasize massing and form over use type.

2. Investigate programs to preserve the communrty character of older neighborhoods that are not
currently designated as historic or do not yet meet criteria to be designated as such.

<f/ 3. Encourage infill housing typologies that create smaller more affordable units, if they blend in with
surroLfnding homes through context-sensEtive design.

4. Review existing design manuals for updates to address contextual architecture design.
5. Assess existing land use and zoning policies for opportunities to incorporate best practice placemaking

and urban design principles that create transitions between land uses and between the built and
natural environments.

6. Update the Landscape Manual to reflect current best practices, and to provide clear direction on
buffers that address the scale and mass of new development abutting existing development
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Table 10-1: Implementation Matrix

Policy and Implementing Actions Lead
Agency

Timeframe

(Mid-Term five-year,
Long-Term six+ years,

Ongoing)

! DN-15 - Increase access to and availability of affordable housing for people u*g@?iencing home-. ^.

1. Seek out additional opportunities for partnerships on future
housing developments to increase the number of homeless
preference set-aside units developed in Howard County.

2. Create awareness and advocacy around the needs of those
experiencing homelessness whenever new housing developments
are being planned and created.

3. Evaluate the need for additional shelter/bed capacity, permanent
supportive housing, and expanded public-private partnerships to
address the needs of the County's chronically homeless and other
individuals with special needs.

4. Explore opportunities for acquisition of blighted or under-utilizect
properties for the purposes of providing flexible shetter options
and services for the homeless population.

5. Seek opportunities to locate housing for the homeless or
individuals with special needs in close proximity to jobs, amenities,
and transportation connections.

DCRS

DHCD

DCRS

DHCD

DCRS

DHCD

Private
Partners

DCRS

DHCD

DCRS

DHCD

DPZ

Ongoing

Ongoing

Mid-Term

Ongoing

Ongoing

Table 10-1: Implementation Matrix

Policy and Implementing Actions Lead
Agency

Timeframe

(Mid-Term five-year,
Long-Tenn six+ years,

Ongoing)

QBD-1 - Prioritize character and design In future development, recognizing variations in Howard
County's unique areas.

1. Identify areas to investigate character-based zoning concepts and
consider the use of pattern books, design guidelines and manuals,
or a hybrid approach to establish an intended character and design
elements for different character areas in Howard County.

jlld on the .-Olfi D cv^loprTt^n t Rf^d-iLitirtn^ /\f'.fw{^tyr

updoto Update the County's Zoning Regulations and Subdivision
and Land Development Regulations and policies. Incorporate
opportunities to codify current practices and create regulations
and design standards for new developments, infill developments,
and redevelopments.

3. Evaluate the existing historic district zones and consider replacing
them with new historic zoning district overlays or form-based
districts.

4. Review the Design Advisory Panel (DAP) review areas and approved
guidelines for updates. Consider whether the role of the DAP
should be expanded to other areas within Howard County.

5. Revise the New Town Zoning District and investigate the use of
enhanced design guidelines and character-based or form-based
codes in Columbia.

a. Build upon the preferred development types, patterns,
intensities, and design elements described in HoCo By
Design's Character Areas technical appendix.

b. Take into consideration the design and planning
principles illustrated in HoCo By Design's Focus Areas
technical appendix.

c. Explore rules and requirements for design review by the
Design Advisory Panel, or a combination of staff and the
DAP.

d. Identify the appropriate purpose and timing of design
review within the development review process.

DPZ

DPZ

DPZ

DPZ

DPZ

Mid-term

Mid-Term

Mid-Term

Long-term

Mi d-Term
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Challenges to Corridor Revitalization

White the Route 1 Corridor is an important economic engine for the County, it hasn't generated significant private

investment beyond industrial, warehouse, and multi-family residential. Attracting mixed-use redevelopment has

been a challenge and large pockets of disinvestment remain along the entire length of the Corridor. The following

are the primary challenges that are limiting economic growth and redevelopment in the Corridor

1, Residential-commercial mix imbalance

2. Disconnected neighborhoods and inaccessible amenities

3. Conflicting and nonconforming uses

4. A need for land assemblage to foster redevelopment

Residential-Commercial Imbalance

A principal challenge has been achieving a balanced residential-commercial mix, as proposed in PlanHoward 2030

and the subsequent 2013 comprehensive rezoning. While there has been significant residential development

activity, commercial retail activity and office activity have not been at the anticipated (or desired) levels. There are

limited retail-friendly parcels for shopping centers within the one-acre to five-acre range in the Corridor. There are

also very few larger parcels (over 100 acres) along Route 1 that are suitable for large-scale retail developments.

Additionally, the viability of retail along Route 1 is constrained by well-established shopping destinations within

three to five miles of the Corridor that compete for market share.

As stated earlier, nonresidential development is valued lower than residential in the real estate market However,

commercial property pays a higher property tax rate than its residential counterpart. Businesses also generate

personal property, spending, znd payroll taxes, all of which amount to higher local tax revenue and added

stimulus to the Howard County economy than residential property. A healthy mix of residential to commercial

property is essential to a fiscally sustainable County.

As such, the Corridor Activity Center (CAQ Zoning District was established along Route 1 "to provide for

the development of pedestrian-oriented, urban activily centers with a mix of uses which may include retail,

service, office, and residential." To achieve this mbc, the zoning district established a minimum commercial space

requirement This requirement has been reduced multiple times through Zoning Regulation Amendments and

finally eliminated through an in-lieu fee option allowing full buy-down of the commercial requirement

in the 2018 Land Dovolopmont Rogulotion As&05smont, mony Many stakeholders have indicated that the

commercial requirement in the CAC district was difficult to meet, given retail market conditions atong the

Corridor. Many of the commercial spaces buift in the CAC district have remained vacant, with property owners

reporting difficult/ attracting ground floor retail due to small retail space, low street visibility, lack of obvious

parking options, and a lack of critical population density because of disconnected residential islands that limit

walkable access. Given the challenges commercial properties face along the Corridor and the dispersed nature of

CAC parcels, HoCo By Design seeks to focus future commercial development in specific activity center nodes that

can provide critical mass to support viable commercial investment, as described further in "Activity Centers in the

Route 1 Corridor."
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Encouraging and allowing the use of vintage-

style signage and materials on the facades for

retail in mixed-use projects would help to define

and highlight the amenrties located in the Route

1 Corridor. In some cases, property owners may

elect to bring in historic signs from outside the

Route 1 Corridor if they are consistent with a

legacy land use in the Corridor. For example,

historic hot dog restaurant or ice cream shop

signs may be appropriate in the Route 1 Corridor
as an acknowledgment of popular destinations

visited decades ago. Consideration to allow pole

mounted signs on a case-by-case basis may be

necessary as they are not consistent with the

Route 1 Manual.

D_eveloDmentStand3rds and Review

Site design should accommodate features and

architecture that create a unique sense of place.

These efforts are needed, in part, to compete with

nearby retail and office uses in Columbia, the City

of Laurel, or Arundel Mills, and bring different

markets to the Route 1 Corridor. Superior

placemaking has the potential to attract private

investment and well-designed development, and
increase the value of properties in the Route 1

Corridor. The process of ptacemaking celebrates

the uniqueness of the area and identifies the

physical improvements or planning initiatives

necessary to instill a brand or sense of place for

the Route 1 Corridor.

The Route 1 Manual is a helpful resource for

achieving desired design standards along the

Route 1 Corridor. However, the Manual is organized

according to the current zoning districts. Once the

Zoning Regulations and Subdivision and Land

Development Regulations are updated, the
Manual will need to be revised to reflect the vision

and supporting recommendations of the General

Plan or subsequent implementation plans,

policies, or documents.

An updated Manual should provide guidelines on site layout, architectural character, parking configurations,

landscaping, screening, lighting, and signage for the entire Route 1 Corridor. The 2018-Sevelopment Regulations

AswGomont identifies, sigflificaftt-overiap- between the contentc of the Route 1 Monua! ond the roquircmont'; of the

Zorwig-^eg^at+ofts-afiel-SubdMSion and Land Dovolopmont RogulQtiorts—The-AssessFneflt-suggested an An

update was ^.necessary to consolidate text on nonconforming uses and noncomplying designs with other

nonconformhy provisions, to address new zoning districts outlined in HoCo By Design, and to clarify the
following:

When recommendations are advisory or mandatory

How the streetscape and street furniture design standards and guidelines relate to the County's public works

standards for streets and roads

How the street tree standards and guidelines and landscape planting and screening materials relate to the

provisions in the County's Landscape Manual

How the building location and parking area location and design materials relate to bulk and dimensional

standards in the Zoning Regulations

How the stormwater management provisions relate the County's stormwater management standards

How sign standards and guidelines relate to general sign regulations

The Count/s Design Advisory Panel (DAP) should continue to provide oversight on new development and
redevelopment in the Route 1 Corridor. DAP's responsibilities should be expanded to include review of

development in activity center character areas. Panel members' experience as professional designers and

associated recommendations will enhance these significant and complex development projects.

^3;'^?3Tfr;,^j^3^-^A,;; .;.' <• .<;-^ .'•••fi •'•* ;•• (' ".»j|t-A^;'<.. ^ •••^ .•-' < ' v ••;.!• • ••1' '..••..

Encourage building archrt&chjre in the Route 1 Corridor that is unique in Howard County.

Implementing Actions

1. Prioritize quality, cohesive building design and architecture in site development to enhance community
character and improve quality of life.

2. Promote contextual architectural design near a historic site to ensure compatibility.
3. Encourage architecture that promotes a unique brand identity for the Route 1 Corridor.
4. Consider adaptive reuse of historic buildings.
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Create recognizable entrances (gateways) that distinguish the Route 1 Corridor from adjacent areas.

Implementing Actions

1. Evaluate signage, landscaping, public art, and streetscape improvements at various gateways along the
Corridor and explore Sustainable Communities funding for entrance gateway signage.

2. Work with property owners and the community to implement appropriate elements.
3. Prioritize gateways at bridge crossings for the Patuxent and Patapsco Rivers and activity center areas.

Create a uniform brand, marketing, and signsge plan for the Route 1 Corridor.

Implementing Actions

1. Encourage signage consistent with a branding plan.
2. Work with community and property owners on placement of branding elements along the Route 1

Corridor.
3. Evaluate the County's sign ordinance and Route 1 Manual to allow signage in the Corridor that implements

the branding, signage, or marketing plan.

Revise the Route 1 Manual and County regulations to implement the HoCo By Design and Route 1 Corridor
Plan development and redevelopment recommendations.

Implementing Actions

1. Revise the Zoning Regulations and Subdivision and Land Development Regulations to support corridor-
wide new development and redevelopment

2. Update the Route 1 Manual after County regulations are updated to implement recommendations and
f A ^mrr

3. Update the Design Advisory Panel Rules of Procedures and County Code to include criteria for the Route 1
activity center areas.

Protecting Environmental Health in the Corridor

The Route 1 Corridor is located within and near significant natural resource areas. As shown in Map RTE 1 -9, the

Corridor contains portions of the Patapsco River Lower North Branch, Little Patuxent River, Middle Patuxent River,

and Patuxent River Upper watersheds. Bookended by the Patapsco River at the northern boundary and the

Patuxent River to the south, the 12-mile Corridor crosses nLimerous other streams that flow perpendicular to the

alignment of Route 1. Many of these streams have forested or partially forested buffers, and larger streams have

100-year floodplains that may also contain wetlands. The Corridor has 18% open space and parkland, and

approximately 25% forest cover.

The Corridor contains portions of the County's Green Infrastaicture Network (GIN), including nine hubs with

significant forest and wetland resources and nine stream-based corridors. Most of the land in the hubs is protected

from development because it is located within parkland, open space, and/or the 100-yearfloodplain. The Corridor

contains several sensitive species project review areas (SSPRAs) that are indicative of habitat for rare, threatened,

or endangered species. Two of these SSPRAs are located within the GIN. The Dorsey Run and Junction Industrial

Park subwatersheds of the Little Patuxent River are designated as Stronghold Watersheds because they have high

aquatic biodiversity. The Patuxent River watershed is a Tier 11 watershed because there is a Tier II segment of the

river downstream in Anne Anmdel County.

The County's current development regulations protect sensitive environmental resources, including 100-year

floodplains, streams, wetlands, larger areas of steep slopes, and rare. threatened, or endangered species habitat
The Forest Conservation Act requires mitigation for forest clearing and stormwater management regulations

require redevelopment improves water quality management

HoCo By Design's Ecological Health chapter contains policies and actions intended to protect and restore

ecological health in the County. Protection and restoration measures that could be considered for the Route

1 Corridor as it redevelops include restoring forested stream and wetland buffers to meet current minimum width

requirements, ensuring forest clearing mitigation is provided within the Corridor, exceeding minimum

stormwater management requir&ments, increasing native tree canopy, protecting the GIN through an easement

or land purchase program, and increasing private property owner stewardship.

47 2023 Council Draft Route 1 Corridor Plan 2023 Council Draft Route 1 Corridor Plan 48
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home parks and transitional housing, legislate rent
stabilization measures, establish corporate lamflorcl cmd
rental property registries, enforce cmcl expand local
inclusioiuny zomng, preserve existing inventory of more

affordable privately-iield multi -family rental communities,
and support State-level reforms to iandlord-temmt law;
Amends the DN-11 Policy Statement Implementing Actions
to require the supply of affordable age-resiricted housing
ifjnfs and require builders to adhere to the updated Design
Guidelines; and
Creates a new MG-1 Policy Statement to ensure year-by-

year provision of affordability requirement as depicted in
Table 10-1 and creates cm associated Implementing Action
to revise County processes for granting allocations if
affordable unit benchmarks are not met each year.)

1 In the HoCo By Design General Plan, attached to this Act as Exhibit A, amend the following

2 pages as indicated in this Amendment:

3 • Chapter 6: Dynamic Neighborhoods: 44, 50, 51, 54, 58, 62

4 • Chapter 10: Managing Growth: 7 and 8

5 • Chapter 11: Implementation: 37,39,41,42, 43, 59, and 60.

6

7 Correct all page numbers, numbering, and formatting within this Act to accommodate this

8 amendment.

9

Leg 1884



infill development By seeking opportunities to expand the County's indusionary zoning policies and encouraging

the development of diverse housing types where growth opportunities exist, mixed-income communities will

become more prevalent, housing prices will be less constrained, and county tax rates can remain stable. New

financially attainable housing opportunities for all, including low- and moderate-income households, will be less

concentrated and more available in more communities throughout the County.

As noted in the previous section, the Zoning Regulations do not permit many missing middle housing types or

detached AOUs, and proposed policies aim to allow them with appropriate criteria. This section focuses on where

opportunities exist for all types of new housing in the County. The section also emphasizes how regulations may

need to change within different geographies, or opportunity areas, to accommodate diverse housing types.

Diverse Housing Opportunities in New Activity Centers

Based on the limited amount of land still available for devetopmait, a significant amount of future housing will be

concentrated in new mixed-use activity centers identified on the Future Land Use Map (FLLJM). The new mixed-

use activity centers are envisioned to be compact walkable areas with employment opportunities, commercial

uses and open space, community services and amenrties, and multi-modal transportation connections. Activity

centers, refined from PIanHoward 2030's Growth and Rewtalization place type, create a predictable and sustainable

pattern of growth. This pattern supports existing neighborhoods with retail, sen/ices, and Job growth; provides

greater opportunity for attainable housing; and supports opportunities to reduce environmental impacts of

activrty centers through redevelopment including improved stormwater management infrastructure. Medium to

high housing densities will likely be necessary to supporting this vision.

[t is antidpated that activity centers will appeal to a wide variety of residents and will support and maintain

the County's socioeconomic diversity by offering a multitude of housing options and opportunities to increase

the supply of income-restricted affordable housing. Retirees, empty nesters, persons with disabilities, families,

and young professionals would likely be attracted to living in more active mixed-use emironments. As activity

centers are envisioned to be the areas with the greatest potential for growth and are planned to be located

along transportation corridors, having an efficient, safe, and well-maintained multi-modal transportation system

that connects these places is critical. See the County in Motion chapter for more details about the future of

transportation.

Activity centers are envisioned to be varying sizes and scales, which will help inform their infrastructure needs.

They will also provide beneficial amenities to adjacent existing neighborhoods. However, they should be sensitive

to any unintended impacts they may cause, such as traffic and noise. The Supporting Infrastructure chapter

discusses the adequate and timely provision of infrastructure. The Public Schools Facilities chapter discusses

opportunities for new models for public schools that could be appropriate in certain locations. The Quality by

Design chapter recommends that adverse impacts, such as noise, light, and air potlution, be mitigated and new

developments should be contextually-appropriate. It also provides guidance on the public realm and walkability

within and around these new mixed-use centers.

DN-3 Policy Statement

Future activity centers—as identified on the Future Land Use Map (FLUM)—should include a unique mix of
densities, uses, and building forms that provide diverse, accessible, and affordable housing options.

Implementing Actions

1. Establish a new mixed-density and mixed-use zoning district that encourages diverse housing types
and creates opportunities for mixed-income neighborhoods.

2. Allow a vsrticat (a range of uses within one building) and horizontal (a range of uses within one
complex or development site) mix of uses, including housing, employment, and open space, that
encourage walkability and transit connections.

3. Incentivize Require the production of housing units affordable to low- and moderate-income
households, beyond what is currently required by the Moderate Income Housing Unit (MIHU)
program, ensuring at least a one-for'pne replacement of affordable housing within or proximate
to the. re-develooment at comparable cost if the district in dud es_exi sting affordable units.

4. Incerrtivize Regyire.the production of housing units that meet the needs of different levels of
ability (like persons with disabilities) and other special needs households. Ensure that these
un'rts are both accessible and affordable.

DN-43 Chapter 6: Dynamic Neighborhoods Jv L;2S[Cr 2023 csL-ncii c-'c. Chapter 6: Dynamic Neighborhoods DN-44



dffordable housing Overlay

District Considerations

According to the Housing Opportunities Master Plan, the overlay district should:

Identify neighborhoods with few existing housing options for low- and moderate-income
households,

Include incentives to encourage the production of additional affordable and/or accessible
units beyond the MIHU baseline rules.

Allow affordable housing development proposals that meet specified criteria to proceed by-
right, or without the need for additional reviews and approvals. To qualify, an affordable
housing development should reserve a significant portion of units at 60% of AMI and be
subject to a long-term use restriction, provide accessible and visitable units beyond the
minimum required by law, and fall within a range of parameters related to form, density,
massing, setbacks, parking, etc.

Expand below-AMI housing opportunities in larger areas of the County to address de-
concentration of poverty for redevelopment or preservation projects within the wider context
of the County as a whole.

Consider areas of the County where existing infrastructure is underutilized and therefore
could support additional residential density with limited new public investment

Encourage greater racial and sodoeconomic integration by increasing affordable housing
opportunities throughout Howard County, especially in locations that do not have them at
this time.

There are circumstances in which land and construction costs make it chall&nging for developers to produce

income-rsstricted units on-site, primarily in the case of single-famity detached and age-restricted housing

developments. Forthesetwo housing types, Howard County therefore allows developers to payafee-in-lieu (Fit)

instead of providing the units on-site, which is a practice that other jurisdictions also use to advance affordable

housing goals. The FIL generates revenue that allows the County to provide gap funding for housing developments

with even greater percentages of income-restricted units or even deeper levels of income targeting than what

martcet-rate developments can achieve.

The M1HU and F1L policies are central elements of the affordable housing strategy in Howard County. The Housing
Opportunities Master Plan (HOMP) also notes that income-restricted units not only provide housing options for

moderate- and low- income households but can also serve the needs of various other household types, including

those with extremely low incomes, persons with disabilities and/or receiving disability income, youth aging out
of the foster care system, and persons at risk of or experiencing homelessness, among others. These groups

face unique circumstances and challenges. However, the common thread is that many households with these

characteristics may disproportionately struggle to find housing that is both affordable to them and meets their
specific needs.

To increase the number of income-restricted units in the County and make more units available to special needs

households, the HOMP recommends improvements to the M1HU program, such as additional flexibility to

accommodate on-site provisions, incentives to encourage the production of more than the required number of

unrts, greater shares of accessible and visitable units for those with disabilities, and/or deeper levels of income

targeting. The HOMP also recommends that th& County establish various growth and development targets to

demonstrate a clear commitment to increasing the supply of homes affordable to low- and moderate-income

households and persons with disabilities and special needs, including the follovring.

Affordabilrty Target Requirement: ThogrootorofQt At least +S% 25% of all net new housing units should be

available to households making less than 60% of AMI each year.

Accessibility Taw^et Requirement: At least 10% of new housing units affordable to households making less

than 60% of AMI should be physically accessible for persons with disabilities. This target should be
supplemented with concerted efforts to facilitate accessibility improvements to the existing ownership and

rental stock to better enable integrated aging in place.

• ODtionaLcomDlianceforaffordabiIitvand accessibiiitv should be limited to payment of a fee in lieu equivalent to
the_co?tto_the County of siting and building comparable units.

In addition to the MIHU program, the County encourages affordability with financial incentives to residents. For

example, the County currently offers downpayment assistance to low- or moderate-income residents seeking to

purchase a home through the Settlement Downpayment Loan Program.

The County could also encourage greater affordability through the Zoning Regulations by providing density
bonuses or other incentives to developers and property owners in exchange for meeting affordable housing

goals. The County should create a working group to examine the feasibility of a targeted incentive program, such

as a zoning overlay district, to increase the supply of affordable and accessible housing. According to the HOMP,

a zoning overlay district coutd be targeted to areas with limited affordable and accessible housing, and offer

incentives to encourage an increase in the supply of affordable housing through tools such as density bonuses,

a bonus pool of housing allocations within the Adequate Public Facilities Ordinance Allocation chart (refer to the

Managing Growth chapter), and an administrative review processes. Such a program should seek to increase the

supply of affordable and accessible housing units at different AMI levels, similar to the multi-spectrum market

affordable housing provisions for Downtown Columbia.

&&
/ would want to live in Howard County In 10 years If porks, people, and diversity

continue to be a pnority, but it would be a matter of cost if! could return.

(5(S

- HoCo By Design process participant
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DN-5 Policy Statement

»
Incr-ease-the-supply offor-salo and rental housing units in all new developments •attainable to low- and

fnodcFate-iFicome-bouseholds and-spec-ial noods houso holds. Ensure.tbatatleast.25% of all net new for

t;ale_and rental housing unit'; should be available to households makinq_lin5<Lth_an 60% of AMI each year,

and at least 10% of those are phvsicallv accessible for persons with_di<:abil.i.t.i.es,

Implementing Actions

1. Reevaluate the County's inclusionary zoning policies to ensure they are meeting their intended
objectives. Expand Moderate Income Housing Unit (M)HU) requirements in areas with a
disproportionately tower share of housing options affordable to low- or moderate-income households.

2. Ensure that any corridor, neighborhood, redevelopment, or area plan includes dear policies for
meeting lhe_25%_affordable housing §eate requicement.

3. Update M1HU rules and fee structures, with the goal of producing more units throughout the County
that are integrated within communities. Seek opportunities to amend the Zoning Regulations to enable
housing types more conducive to on-site MIHU provision across a broader area.

4. Establish a working group to evaluate the feasibility of a targeted incentive program for affordable and
accessible housing, including:

a. The creation of a definition of affordable and accessible housing, including physical factors
such as unit type, size, or physical accessibility design criteria; and/or income factors through
tools such as deed restrictions.

b. A zoning overlay targeting locations for affordable and accessible housing where there is
limited existing supply of affordable and accessible units.

c. Incentives related to development, such as density bonuses or relief to setback or other
development standards.

d. I ncentives related to the development process, such as the creation of a specific housing
allocation pool for affordable and/or accessible units, exemptions from school requirements in
the Adequate Public Facilities Ordinance, or other means of reducing other regulatory barriers.

DN-6 Policy Statement

Provide various incentives that encourage the devslopment offor-sale and rental housing units affordable

~ST to low- and moderate-income households and special needs households.

Implementing Actions

1. Continue to support the Housing Opportunities Trust Fund to expand the number of income-restricted
rental and homeownership units produced. Explore the feasibility of establishing a dedicated funding
source for this fund.

2. Evaluate opportunities to co-locate income-restricted housing and community facilities on county-
owned land.

3. Establish criteria for flexible use and disposition of county real estate assets that are near amenities
and would promote development of affordable missing middieand multi-family housing for low-and
moderate-income households where appropriate.

4. Offer additional incentives to encourage the production of more Moderate Income Housing Units
than required, and/or deeper levels of income targeting in the form of Low Income Housing Units or
Disability Income Housing Units.

5. Continue to provide and increase downpayment assistance funding to income-eligible households
through the County's Settlement Downpayment Loan Program.
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Opportunities for New Multi-Family Communities

Rising affordability issues and personal lifestyle preferences, nationally and locally, have driven many households

towards rentership. Between 2005 and 2018, the homeownership rate in Howard County fell from 77% to 72%, as

households in nearly every age category moved away from homeownership. The number of renter households

between the ages of 25 and 74 increased by 6,000 between 2010 and 2018 (a 43% increase). However, the number

of renter households under the age of 35 decreased by 9% between 2010 and 2018, likely due to affordability
issues. The County lacks a sufficient supply of rental units to meet future demand. The HoCo By Design Market

Research and Demand forecast cites projected demand for 11,249 multi-family apartment rental units over 20

years (2020-2040). While there is a much greater demand for rental multi-family developments, there is still a

projected demand for 1,884 for-sale condominium units over the next 20 years.

The HOMP found that a large share of the County's existing rental market is affordable to households that make
60-80% of the Area Median Income (AMI). However, since there are limited rental options for higher (over 120%

AMI) and [ower (under 60% AMI) income households, the supply of moderately priced rental units tends to serve

all income levels. The HOMP suggests that future rental housing should be available at all price points, especially

housing that sewes low- and moderate-income households where housing supply is limited.

To remain sodoeconomically diverse and support a healthy economy, the County should consider opportunities

for new multi-family communities in the Multi-Family Neighborhood, Mixed-Use Activity Centers, and Mixed-

Use Neighborhood character areas identified on the Future Land Use Map (FLUM). TTiese opportunities can be

realized through redevelopment of existing, aging, multi-famity properties, and older suburban shopping

centers-stTategic-infill-development, and rodovolopmcnt of oldef-mobite-home parks. Increasing the supply of

multi-family units, to ipidude-Frwket-TOte-rontal and units affordable to low- and moderate- income householdsr
will help the County meet various ^.housing supply gaps tdentified in the HOMP and-thc-M^rket-Research and

Demand Forecast -ewnpleted for-HoC-o-By Design. While multi-family buildings are defined in the County's

Zoning Regulations as structures wrth three or more housing units, multi-family properties can range in size

from three to more than 50 units per structure. Various character areas on the FLUM are envisioned to have a

range of multi-family housing types; however, MuIti-Family Neighborhood. Mixed-Use Activity Centers, and

Mixed-Use Neighborhood character areas are envisioned to contain apartment complexes and condominiums

with a higher number of units and buildings at a greater scale.

New multi-family communities are encouraged to redevelop using design principles that emphasize an

interconnected network of streets, bicycle facilrties, and walkways; encourage options to reduce the size and

location of surface parking lots; orient buildings toward the street offer a variety of housing types between

larger buildings; and deliver a comprehensive and connected network of open space. For additional details and

illustrative concepts about the design and character of new multi-family communities, see Technical Appendix B:

Character Areas and Technical Appendu C: Focus Areas.

DN-7 Policy Statement

Support the new development and redevelopment of multi-famity communities to meet the County's current and

future rental housing demands and ensure that resident displacement is minimized in redevelopment projects.

ImplementitK) Actions

1. Establish new locations and zoning districts as identified on the Fuh^re Land Use Map (FLUM) and
defined in the character areas appendix for multi-family de/elopments. Prioritize new locations for
multi-family housing that are near transit and trans'rt corridors.

^ 2. Support mitlti-family housing projects that serve a range of income levels and integrate traditional
market rate housing with affordable housing opportunities.

^ 3. Ensure that redevelopment of age-restricted housing and housing for residents with disabilities
presen/es affordability of units for existing residents.

4, Strive for Ensure at least a one-for-one replacement of affordable housing units when wA1^2!_
proximate TO the re-development at comparable cost if multi-family communities with affordable units
are redeveloped.
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DN-8 Policy Statement

Create opportunities to increase the diversity of honne choices in the Rural West, especially missing
•<%r middle housing types, that preserve the character of the Rural West

Implementing Actions

1. Allowthedevelopmentof accessory dwelling units that conform to specific design and site criteria.
2. Locate missing middle housing typologies in the Rural Crossroads, where upper-st&ry residential and

small-scale residential infill opportunities exist Use recommendations found in the Rural Crossroads
section of the Focus Areas Technical Appendix for additional guidance.

3. Determine if there are strategic locations in the Rural West where it is feasible to accommodate
increased housing development on shared or community wefl and shared or multi-use sewerage
systems while balancing other priorities such as environmental concerns, historical context, and
agricultural preservation goals.

4. Evaluate and amend Rural Consen/ation and Rural Residential Zoning District regulations to allow for
duplex and multiple); housing types that fit within the existing neighborhood character.

5. Determine zoning, land development, and other code changes needed for small-scale, context-
sensitive, multi-family or mixed-use development in the Rural West

6. Evaluate and identify barriers to on-site tenant housing for the agricultural workforce.

DN-9 Policy Statement

Facilitate the use of shared and/or multi-use sewerage system technologies to create more diverse housing
options in the Rural West

Implementing Actions

1. Identity best practices for shared and/or multi-use sewerage systems and pursue state and local code
changes necessary to facilitate their use.

2. Establish necessary management, operations, and maintenance structures to increase the use of
shared and multi-use sewerage systems in the West

3. Evaluate how accessory dwelling un'rts may be able to safely connect to existing septic systems with
capacity.

DN-10 Policy Statement

Establish policies, programs, and planning and zoning practices aimed at reducing farmer-neighbor conflicts.

Implementing Actions

\. Enhance farmer-resident relationships through expansion of educational programs that encourage
farm visits and other activities to bridge the farming and non-farm communities and build
understanding of allowable farm-related uses.

2. Work with the agricultural and development communities to evaluate, determine, and implement
adequate landscape, screening, or other type of buffer requirement on new residential development
abutting agricultural uses.

3. Encourage use of the Maryland Agricultural Conflict Resolution Service or other conflict resolution
programs to help address farmer-neighbor conflicts.

DN-11 Policy Statement

SupportexistincLCoLinty residents struaaling to maintain_a stable household amid escalating increases.
in rental costs.

Implementing Actions

1. Co ntinue_ rental assistance proarams begun during the.COyiD.-19_pandemic.

2. jixpand_and_r_e-allocate Housing Commission inventory_untiLhousina supply gaps at low-income

and moderate-income affordabilitv leyet5_m.eaninqfylJv_diminish;
3. ExpancLtbeJ.o.cal.lv enacted County riaht-of-first refusal to include mobile home parks and

Transitional housing, and to make available to the Commit;sion significant additional funding for
acgyisition and rehabilitation,

4. Legis|ate_rentstabilization measures similar to those already enacted in neighbonnq^co_unties,

5. Establish corpo.catejand!ord_and_renta] Drooertv reaistries, to.inc|ude_d_is_cLosure of unit sizes.

rental rates, and associated fees assessed.

6. Enforce and expand !ocal inclusionan/zonina and other reauirements specific to the_count_an.d_

^^&f_affordable_un'Lts_piQyLded_in existing and new rental communities,
7. Presen/e. rehabilitate and enhance existina inventor/ of more affordab.lej3rLV9telv-h-eldmul.tir

family re rrtalcomm unities by acceptance of payments in l;eu_oLtaxes (PILOTsl.
8. Support St3te-!evel reforms to landlord-tenant law.
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UniVersaL Design
As defined in the Age-Friendly Action Plan, "Universal design, also called barrier-free design, focuses

on making the house safe and accessible for everyone, regardless of age, physical ability, or stature.

Universal design elements in homes and apartments contribute to age-friendly communities and

multi-generational households, and they increase the independence of persons with disabilities."

As noted previously, only 4% of the Count/s residential land is used for 55 years or more age-restricted

development According to the County's land use database, there are a total of 5,160 age-restricted units

consisting of the following housing types: 419 single-family detached, 367 apartments, 1,244 single-famity

attached condominiums, 1,364 apartments and 1,766 apartment condominiums. However, many of those homes

are not financially attainable. The County has limited affordable housing options for older adults, many of whom

will have mobility and accessibility needs as they age, and persons with disabilities. Without an adequate supply

of these types of homes, some older adults may be unable to find appropriate housing, forcing them to look

outside the County if/when they decide to move. While many older adults prefer to age in thsir homes, that

option is not always feasible due to health reasons, mobility issues, changes in finances, or a home not being

surtable for modifications. Therefore, housing options for early retirees, empty nesters, or older adults who want

to downsize—perhaps because they can no longer maintain a single-family detached dwelling on a large lot (or

choose not to)—should be readily available as part of a larger suite of housing typologies catering to changing

demands and interests.

Multi-GenerationaI NeiQbborb.o.ods

Multi-generational neighborhoods offer a variety of housing types and include units that are designed with

older adults in mind but appeal to people of all ages and abilities. While the features of the units for older

adults are important—size, number of floors, and universal design—the elements of the neighborhood are

also important The housing mix should contribute to the creation of a community that is conducive to social

interaction among neighbors and a level of activity that can minimize feelings of isolation that older adults could

experience with changing health and social conditions. When surrounded by a network of support, older adults

living in a multi-generstional neighborhood have a lower likelihood of depression, as such arrangements can

foster an environment of neighbors helping neighbors. In addition, older adults provide a resource to younger

neighbors in the form of teaching, mentoring, and sharing personal histories, thus improving interactions among

generations and enhancing respect across age, race, ethnicity, and other differences. Neighborhoods that offer a
safe system of sidewalk connections to nearby convenience retail and sen/ices can help older adults with mobility

issues maintain their independence longer while allowing all families to maintain healthy lifestyles. The County in

Motion chapter provides more details about plans for multi-modal transportation options.

Provide a range of affordable, accessible, and adaptable housing options for older adults and persons wrth
disabilities.

Implementing Actions

"zonmo Tool i ^infl inrif^nTF^/c^—m^iT-mcr6'3^^-K£fluir^ rr^f^ ^uooiv rtT -fTM^^ina nnirtni^ hrtii^

accessory dwelling unitGj affordable aqe-restricted housinc? units as identified in Policy
Stotomonts DN-1 and ON-S Ststement DN-5.

2. Provide flexibility in the Zoning Regulations and the Subdivision and Land Development Regulations
for adult group homes/communal living and for accessibility modifications for persons with disabilities
who wish to \'cve independently or older adults who wish to age in place or downsize and age in their
community at affordable price points.

3. Encourage Age-Restricted Adult Housing (ARAH) developments to build small- to medium-scale
housing units to include apartments, condominiums, townhomes, and missing middle housing types
that allow seniors to downsize and are affordable to low- and moderate-income households. Evaluate
if current ARAH Zoning Regulations allow sufficient density increases to incentivize missing middle
hoLtsing types, such as cottage clusters, duplexes, and multiplexes.

4. Explore options for additional Continuing Care Retirement Communities in the County.
5. Update the County's Universal Design Guidelines to enhance the capacity for individuals to remain safe

and independent in the community through universal design in construction.
6. Require builders and homeewnefStofoWew-whcn procticol; adhere to the updated Universal Design

Guidelines for new and rehabilitated, remodeled, or redesigned age-restricted housing.

Create greater opportunities for multi-generational neighborhoods, especially in character areas identified as
^ activity centers.

Implementing Actions

1. Design new activity centers to accommodate the needs of various ages, abilities, and life stages.
Ensure design of neighborhoods and their amenities provide accessibility using universal design
guidelines with sidewalks, wayfinding, and safe connections.

2. Bring multi-modal transportation options to locations planned for new multi-generational
neighborhoods.
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Adequate Public Facilities Ordinance

(APFO)
Housing Unit Allocations
APFO sets the pace of new residential development through an annual housing allocation chart, which caps the

number of new units that can be built each year by geographic region. Once the annual cap is reached,

subdivision plans are placed "on hold" until the next year when more allocations are made available.

The allocation chart for HoCo By Design is shown in Table 10-1 and includes the years 2026-2040. This allocation

chart is based on the approximately 1,580 .Lil'Lhousing units targeted per year over the 1 5-year timeframe of

this chart. Allocations are granted, if available, once the initial subdivision or site development plan is approved.

Given that it typically takes several years for the development review process to be completed (to final plat

recordation and site development plan approval), allocations are granted three years ahead of when the new

units are expected to be built Since HoCo By Design has been presented for adoption in 2023, the first year on

the allocation chart is 2026.

There are four geographic regions ir> the HoCo By Design allocation chart Downtown Columbia, Activity Centers,

Other Character Areas, and Rural West Allocations amount to an average total of approximately -irSSG 1,315 new

residential units per year over the 15 years in the chart, including Green Neighborhood and Affordable-Housing

ynits Housing Affordable to <60% AMI. The number of units in each region is tied to the future land use capacity

as modeled and estimated in the Future Land Use Map [FLUM). In addition to the four-geographic regions, the

^Uocstio'n ch^rt for HoCo Bv &£sian--m3lntoin2 the ^ct-3sid€- incentive of 150 units- per —V&&F—f©f—Green

ion!i mu^t rricct the Green

.' ^1 j h d ivi ^f^n-^f^ri L^nri D^ydopmcnt R^OLll^t^oft5'

The total annual average of approximately 4-S88 1,315 units is significantly less than the 2,084 units targeted in

the allocation chart of the previous General Plan, PlanHoward 2030. However, since the County has only realized

an annual average of about 1,500-1,600 units per year over the past decade, the revised target of 4rS80 1,315

units is a realistic measure given the remaining land available and multiple factors influencing growth.

o r hood^"

Design proposes an-Affordable Housing a_set aside incentwe for housing affordable to <60% AMI as well.

These additional allocations could help increase the supply of affordable housing units above and beyond what

is required under the County's Moderate Income Housing Unit (MIHU) program, and could assist the County with

reaching the affordability and accessibility targets recommended in the Housing Opportunities Master Plan. As

noted in the Dynamic Neighborhoods chapter, ideal locations for these set asides could be in mixed-use activity

centers, redeveloped multi-family communities, and within the Affordable Housing Overiay Zoning District

As indicated earlier, HoCo By Design envisions future development in the Gateway Regional Activity Center.

Once a master plan for Gateway is completed, and the number and pacing of residential units for Gateway
determined, the allocation chart can be amended to include annual allocations for Gateway or a separate

chart for Gateway can be adopted. However, these units are not [ikely to be built in the near-term, as zoning

changes will follow the master plan and units will take several years after zoning to be constructed.

Table 10-1: Howard County APFO Allocations Chart - HoCo By Design

Activity

Year Bfl^fflffl Centere

2026 ^^M^ 6001
2027 ^^^^S 6001
2028 ^^^ES 600|
2029 ^^^^S 6001
2030 ^^^^S 6001
2031 ^^—ffl 6001
2032 ^^^S^ 6001
2033 ^^^KSi 6001
2034 ^^MG3 6001
2035 ^^^•ffl 6001
2036 ^^^^H 6001
2037 ^^•EIB 6001
2038 ^^B^l 6001
2038 ^^^KSI 6001
2040 ^^MEI 6001
Total •^^BSEi 9,0001
Annual ^^^•BB 600'
Average

Other
Character

Areas

36S10G

56SJOQ
365^2
36S12Q
36S12Q
36S1SS
36S^Q

^m
s^m
S^lflfi
3K^13fi
56S1BS
56510C
365 TOC

SSSlffl
M7S-150C

365 3QE

Rural
West

100

100
100

100
100

100

100
100
100
100

100
100
100

100

100
1,500

100

Total

1^QQ
1,'100

11 "100

1,"100

4nS8

1)220

4^39
1i219

4^49
1,219
'^239

4i21f)

4^88

Gnton

oed

456

4W
ISO

4se
458
456

w
459
456
4se

456
456
450
458
458

450

Affordable
Housing

Incl.u.d.ini

Affordable to
<60% AMI

456300

456300

^50300
-W 300

4562^
-t5G300

450300

450^20
456 Siffl
450300

458300

456 300
456300

450300

+S93QQ
%a504^00

450 3QQ

Cl) The allocations for Downtown Columbia align with the phasing chart in the approved and

adopted 2010
Downtown Columbia Plan.

Total

1.435

1.435

1,435

1.435

1.435

1.255

1.25 S

1.255

1.255

1.2S4

1.254

1,254

1.254

1,254

1.254

19.719
1.315

MG-1 Policy Statement

Ensure vear-bv-veac-P-royision ofaffordabilitv requirement as depicted in Table _10^'

Implementing Actions

1_ If the number ofaffordable units provided [iven catendar_year is not ei1 lerat least 20% iftotsLhousina units

actually allocated thatvearor80% of the total number of affordable unit"; preicribed for that yearjn Table 10-1,

County DFOCesses- for arantina allocations shall be revised to achieve at least that minimum balance through the

subsequent year's allocations,
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Table 10-1: Implementation Matrix

Policy and Implementing Actions
Lead

Agency

Timeframe

(Mid-Term five-year,
Long-Term si<+ years,

Ongoing)
DN-2 - Allow attached and detached accessory dwelling unite (ADUs) on a variety of single-
family attached and stngle-famlty detached lots that meet specific site development criteria In
residential zoning districts.

1. Establish a dear, predictable process and location-specific criteria
forADUs.

2. Revise the Zoning Regulations and Subdivision and Land
Development Regulations to allow attached and detached ADUs
that meet pre-determined location and site criteria. Provide parking
requirements as needed.

3. Establish a clear definition of ADUs in the updated Zoning
Regulations.

4. Direct the Adequate Public Facilities Ordinance (APFO) task force
to develop recommendations as to the applicability of APFO to
accessory dwelling unit creation or construction.

DPZ

DPZ

DHCD

DPZ

DPZ

DHCD

Mid-Term

Mid-Term

Mid-Term

Mid-Te/m

'EBJB'K.lctnuiUrinautIDN-3 - Future activity centers—as identtfied on the FiAi? l^ Usa IWap a^UMr--^6uM Indu
a'unlqufe mix of densities; uses, and buBdmg forms that provldedhferse, accessiMe.'and a^ftwd;

Ions. •• • ......' •..••-..' . ,, ,•>;'.'.•• ,•"' I. ."•..:>,-'f',-s.j;'*fit'^r''^,i't'-^'•?^

1. Establish a new mixed-density and mixed-use zoning district that
encourages diverse housing types and creates opportunities for
mixed-income neighborhoods.

2. Allow a vertical (a range of uses within one building) and horizontal
(a range of uses within one complex or development srte) mix
of uses, including housing, employment, and open space, that
encourage walkability and transit connections.

Require the production of housing units affordable to
low- and moderatfr-income households, beyond what is currently
required by the Moderate Income Housing Unit (MIHU) program,.
ensuring atleasta one-for-one replacement of affordable
housing within or proximate to the_re-deveLoDment aL
comparable COST if the district includes existing affordable units.

Require the production of housing units that meet the
needs of different levels of ability (like persons with disabilities)
and other special needs households. Ensure that these units are
both accessible and affordable.

DPZ

DP2

GOT

DHCD

?2
Hon-

profit
Partners

DPZ

DHCD

Non-

profit
Partners

Mid-Term

Mid-Term

Ongoing

Ongoing

Table 10-1: Implementation Matrix

Policy and Implementing Actions Lead
Agency

Timeframe

(Mid-Term five-year,
Long-Term sw+ years,

Ongoing)

DN-4 - Allow the development of small-scale missing middle housing and accessory dwelling
unhs (ADUs) that respect the character and Integrity of -their surroundings and meet specific site
condhlons In slngle-famffly neighborhoods,

1. Establish design requirements, pattern book or character-based
regulations for missing middle housing types and detached
accessory dwelling units to ensure that new construction is
consistent with the character of the surrounding existing housing.

2. Establish provisions in the regulations that include dimensional and
design standards to ensure neighborhood compatibility, off-street
parking requirements, minimum lot sizes, and other standards.

3. Explore zoning and other incentives for minor subdivisions that
consist of missing middle housing types and explore form-based
or charscter-based zoning for these types of residential infilt
developments.

4. Evaluate how accessory dwelling units and other types of new
development could enhance or impact stormwater management
practices.

DP2

DP2

DPZ

DPZ

DPW

Long-term

Mid-Term

Mid-Tenn

Mid-Term
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Table 10-1: Implementation Matrix

Policy and Implementing Actions
Lead

Agency

Timeframe

(Mid-Temn five-year,
Long-Term sb<+ years.

Ongoing)

Id

all net newioLsale and rental housing units should be available to households making less than 60% of AMI
each-vear, and at least 10% of those are phvsicalh/acc^ble for persons with disafcilffieSi

1. Reevaluate the County's inclusionary zoning policies to ensure
they are meeting their intended objectives. Expand Moderate
Income Housing Unit (MIHU) requirements in areas with a
disproportionately lower share of housing options affordable to
low- or moderate-income households.

2. Ensure that any corridor, neighborhood, redevelopment, or area
plan includes dear policies meeting the 25% affordable housing

3. Update MIHU rules and fee structures, with the goat of producing
more units throughout the County that are integrated within
communities. Seek opportunities to amend the Zoning Regulations
to &nable housing types more conducive to on-siteMIHU provision
across a broader area.

4. Establish a working group to evaluate the feasibility of a targeted
incentive program for affordable and accessible housing, including:

a. The creation of a definition of affordable and accessible
housing, including physical factors such as unit type, size, or
physical accessibility design criteria; and/or income factors
Through tools such as deed restrictions.

b. A zoning overlay targeting locations for affordable and
accessible housing where there is limited existing supply of
affordable and accessible units.

c. Incentives related to development, such as density bonuses
or relief to setback or other development standards.

d. Incentives related to the development process, such as
the creation of a specific housing allocation pool for
affordable and/or accessible units, exemptions from school
requirements in the Adequate Public Facilities Ordinance, or
other means of reducing other regulatory barriers.

DHCD

DPZ

DPZ

DHCD

DHCD

DPZ

DPZ

DHCD

Non-

profit
Partners

Mid-Tenn

Long-term

Long-term

Mid-Term

Table 10-1: Implementation Matruc

Policy and Implementing Actions Lead
Agency

Timeframe

(Mid-Temn five-year,
Long-Tenm six+ years,

Ongoing)

DN-6 - Provide various incentives that encourage the development of for-sale and rental housing
units affordable to low- and modcrate-lncome households and special needs households.

L Continue to support the Housing Opportunities Tmst Fund
to expand the number of income-restricted rental and
homeownership units produced. Explore the feasibit'rty of
establishing a dedicated funding source for thiis fund.

2. Evaluate opportunities to co-locate income-restricted housing and
community facilities on county-owned land.

3. Establish criteria for flexible use and disposition of county
real estate assets that are near amenities and would promote
development of affordable missing middle and multi-family
housing for low- and moderate-income households where
appropriate.

4. Offer additional incentives to encourage the production of more
Moderate Income Housing Units than required, and/or deeper
levels of income targeting in the form of Low Income Housing
Units or Disability Income Housing Units.

5. Continue to provide and increase downpayment assistance funding
to income-digible households through the County's Settlement
Downpayment Loan Program.

DHCD

Elected
Officials

OOB
DPW

DPZ

DHCD

DHCD

HCHC

DPW

DHCD

DPZ

Non-

profit
Partners

DHCD

Ongoing

Long-term

Mid-Term

Ongoing

Ongoing
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Table 10-1: Implementation Matrix Table 10-1: Implementation Matrix

Policy and Implementing Actions

Timeframe
(Mid-Term five-year,

Long-Term six+ years,
Ongoing)

rl'RWtTffT*TTVffTr'r''fT^T.-T^ ;rJ-ryftfW1'T^T*lT;T'-W1'aT^
intyrs current and future rental housing demands'i

ffri

Establish new locations and zoning district? as identified on the
Future Land Use Map (FLUM) and defined in the character areas

iftiv A-

2. Support multi-famity housing projects that sen/e a range of income
levels and integrate traditional market rate housing with affordable

Ensure that redevelopment of age-restricted housing and housing
for residents with disabilities preserves affordability of units for

4. Strivo for Ensure at least a one-for-one replacement of
affordable housing units when within or proximate to the re-
development at comparable cost rf multi-family communities
with affordable units are redeveloped.

DPZ

DHCD
DPZ

DHCD

HCHC

DHCD

Private
Partners

Non.
profit
Partners

Mid-Term

Ongoing

Ongoing

Ongoing

DN-8 - Create opportunities to increase th* dhnrsity of home choices in the Rural West, especially

1. Allow the development of accessory dwelling units that conform to
specific design and site criteria.

2. Locate missing middle housing typologies in the Rural Crossroads,
where upper-story residential and small-scale residential infill
opportunities exist. Use recommendations found in the Rural
Crossroads section of the Focus Areas Technical Appendix for
addrtional guidance.

3. Determine if there are strategic locations in the Rural West where
it is feasible to accommodate increased housing development
on shared or community well and shared or multi-use sewerage
systems, white balancing other priorities such as environmental
concerns, historical context, and agricultural presen/ation goals.

A. Evaluate and amend Rural Consen/ation and Rural Residential
Zoning District regulations to allow for duplex and multiplex
housing types that fit within the existing neighborhood character.

5. Determine zoning, land development, and other code changes
needed for small-scale, context-sensitive, multi-famity or mixed-use
development in the Rural West

6. Evaluate and identify barriers to on-site tenant housing for the
agricultural workforce.

DPZ

DPZ

DPZ

DPW

HCHD

DPZ

DPZ

DPZ

Mid-Temn

Mid-Temn

Ongoing

Mid-Term

Mid-Term

Long-term

Policy and Implementing Actions

^ Identify best practices for shared gnd/or multi-use sewerage systems and
pursue state and local code changes necessary to facilitate their use.

2. Establish necessary management, operations, and maintenance
structures to increase the use of shared and multi-use sewerage
systems in the West

3. Evaluate how accessory dwelling units may be able to safely connect to
existing septic systems wth capacity.

Lead
Agency

Timeframe
(Mid-Term five-year,

Long-Tenm six+ years,
Ongoing)

DPZ
DPW

HCHD
DPW
DPZ

DP2
HCHD

Long-Term

Ongoing

DN.10 - EsUblIsh polldw, prognm*, and planning and zoning practices aimed at reducing tann-
er-nnlghbor conflicts.

^ Enhance farmer-resident relationships through expansion of educational
programs that encourage farm visits and other activities to bridge the
fanning and non-farm communities and build understand^ of
allowable farm-related uses.

2. Work with the agricultural and development community to evaluate,
determine, and implement adequate landscape, serening, or other type
of buffer requirement on new residential davelopment abutting
agricultural uses.

3- Encourage use of the Maryland Agricultural Conflict Resolution
Sen'ice or other conflict resolution programs to help address farmer-
neighbor conflicts.

HCEDA
ocs

DPZ

HCEDA
ocs

Ongoing

Ongoing

Ongoing

DN-11 • Support extrtlna County residents struaalina to maintain a rtabla household amtd
escalatiptf Increasei in rental costs.

1, Continue rental assistance programs begun dun na the COVID-19
oaMe'Tuc,

2_Expand anii_re-a1]ocate_Houi;ing Comnnission 'inventory untit housing.
SUDDlv QBDS 3t low-inconne and moderaTe-income affordabilit\' teuel?
meanjngfully diminish.

3. Expand The tocallv enacted Courrtv r' a ht-of-first. refusal TO include mobile
home ps^ks^nd transitj^nal housing^and to make_availabte to the
Commission sian'ificant additional fundina for scauis'rtion and rehabilits'tion.
4, Legislate rent sTabilt7ation measures similarto those already enacted in
neighboring counties.
5_E?teblish c&y?orate landlord and rental DrODertV reai?trie5, t0 include
disclosure of .unit si7es, reoral rates. and asEociated fees assessed,
6. Enforce and expand local induslonarv zomna and other reauiremcnts
<:Decific to The count and cost of affordable uniT"; orovided in existlna and
new_ rental comnnuniTies.
y^Presen/e. rehab il[tate_aad enhanceexistincTinventcw of more"
affordfible privatelv-held multi-fannilv rental communities by
acceptance of paymentsjn 1'ieu of taxes PILOT?'),

S. Support Statc-Icvc) rcfomis to Inndlord-tcnnnt law.

DHCD

HCHC

EI«tNf
Offidnli

n.CHC
Etcacd
.Qffidals

DHCD

DPZ

DHCD

Mid-Tem

Mid-Term

Mi d-Term

Mid-Term
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Table 10-1: Implementation Matrix

Policy and Implementing Actions
Lead

Agency

Timeframe

(Mid-Term five-year,
Long-Term sb(+ years,

Ongoing)

iDN:^Pn^^ar^e^affunIaMe;access|Ue/andBdaptablelibus^g-6 r'bIderaduHst

ff\f\ f V^f^ +AA L ^ ^ r^/**- • •^ ^f^ n ti ^'/^ ^ t h '^* in r FP.II'L

t-^n^-d n^iinl^|^1 h^u^inn ^n^l ^r^^^r^orv d\^rr!Lllir^Q Linit^T ^ffo rd ship

age-restricted housing un;ts_as id&ntified in Policy Stfttcmonts DN
Statement D N-5.

Provide flexibility in the Zoning Regulations and the Subdivision
and Land Development Regulations for adult group homes/
communal living and for accessibility modifications for persons
with disabilities who wish to live independently or older adults who
wish to age in place or downsize and age in their community at
affordable price points.

3. Encourage Age-Restricted Adult Housing (ARAH) developments to
build small- to medium-scals housing units to include apartments,
condonniniums, townhomes, and missing middle housing types
that allow seniors to downsize and are affordable to low- and
moderate-income households. Evaluate if current ARAH Zoning
Regulations allow sufficient density increases to incentivize missing
middle housing types, such as cottage clusters, duplexes, and
nnultiplexes,

4. Explore options for additional Continuing Care Retirement
Communities in the County.

5. Update the County's Universal Design Guidelines to enhance the
capacity for individuals to remain safe and independent in the
community through universal design in construction.

6. R&quire builders and tomoowwfs to follow, when practical, adhere
tfi.the updated Universal Design Guidelines for new and
rehabilitated, remodeled, or redesigned age-restricted housing.

DPZ

DHCD

DPZ

DILP

DP2

DHCD

DPZ

DP2

DPZ

Mid-Term

Mid-Temn

Ongoing

Mid-Term

Mid-Term

Mid-Term

DN-12 - Crwrte greater opportunities for muhi-generational neighborhoods, especially in charac-
ter areas identified as activity centers.

1. Design newactivity centers to accommodate the needs of various
ages, abilities, and life stages. Ensure design of neighborhoods
and their amenities provide accessibility using universal design
guidelines with sidewalks, wayfinding, and safe connections.

2. Bring multi-modal transportation options to locations planned for
new multi-generational neighborhoods.

DPZ

OOT

DPZ

Ongoing

Ongoing

(Mid-Term five-year,
Long-Term six+ years

Ongoing)

Policy and Implementing Actions

1. identify neighborhoods and properties for presewation.

2. Continue to support the County's housing preseroation programs,
which are designed to preserve existing affordable housing and
assist low- and moderate-fncome homeowners and renters to
remain In their homes.

3. Explore options and partnerships for an acquisition/rehabilitation
program for older single-family homes that would support
homeownership opportunities for moderate-income households.

4. Encourage the development of missing middle housing types that
conform to existing neighborhood character and contribute to the
creation of mixed-income commuriities.

5. Develop strategies for employing the right of first refusal policy to
ensure no loss of affordable units when there are opportunities for
redevelopment of multi-family properties.

DPZ

DHCD
DHCD

DPZ

DHCD

DPZ

DHCD

Mid-Term

Ongoing

Ongoing

Ongoing

Mid-Term

DN-U - Support existing neighborhoods and improve community infrastructure and amenWes as
needed, especially In older or undcr-scrved neighborhoods and muHI-family communities.

1. Assess existing community facilities and the neighborhoods that
they serve, and upgrade or retrofit as needed to support changing
neighborhood needs. Engage communities in the identification of
neighborhood needs.

2. Identify older communities in need of a comprehensive
revitalization strategy and work with those communities to develop
revitalization plans to assist those communities.

3. Work with the multi-family rental community to understand the
barriers to reporting and resolving issues related to multi-family
property maintenance.

DPW

DRZ

DHCD

D1LP

HCHC

Ongoing

Long-term

Mid-Term
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Table 10-1: Implementation Matrix Table 10-1: Implementation Matrix

Policy and Implementing Actions
Lead

Agency

Timeftame

(Mid-Term five-year,
Long-Term six+ years,

Ongoing)

Policy and ImpIemenUng Actions

Mfi-1 - Evaluate and amend the Adequate Public Facilities Ordinance (APFO) to support the
vision and polktes presented in HoCo By Design, including current and anticipated development
patterns and challenges.

1, If the number of affordable uniis_p_rovidedjn a aIyen_calendaL
year is not either at [east 20% of total hoysina units actuallv.
allocated That year or 80% of the_total number of affordable

units Drescribed_forthalvearin Table 10-1. County processes

for Qrantina_allocations shall be revised to achieve at least that
m i nimum b alance th rough the.subseauent year's allocation';,

DPZ

1. As part of the evaluation of APFO, achieve the following:
a. Research APFO models used in other Maryland and US Jurisdictions

that account for infill development and redevelopment to support
future growth and transportation patterns as anticipated in this
General Plan.

b. Assess the applicability of APFQ to accessory dwelling units and
develop recommendations as applicable.

c. Evaluate opportunities to grant automatic or limited exemptions to
incentivize affordable, age-restricted, and missing middle housing
developments.

d. Evaluate the necessity of a housing allocation chart, including its
goals, design, and appropriate place in the law.

e. Schools;

i. Collect data for school demands in the County sufficient to
evaluate existing conditions, emerging trends,
and future year needs. This analysis should include
an evaluation of the life cycle of new and existing
neighborhoods to better understand the origins of student
growth.

ii. Evaluate the extent to which new growth generates revenues

to pay for school infrastructure and review altematnre
financing methods.

iii. Evaluate the school capacity test in APR3 to detffrmine if
intended outcomes are being achieved, and recommend
changes to the framework and process to better pace
development with available student capacity,

rv. Examine alternatives to APFO waiting periods whereby a
development proposal offsets the potential impact
to zoned schools through ar> additional voluntary mitigation
payment

v. Evaluate the timing and process of the school allocation chart
f. Transportation:

i. Evaluate and amend APFO standards for transportation
adequacy and develop context-driven transportation adequacy
measures that align with the County's [and use and
transportation safely vision.

ii. Study and develop APFO standards for specific geographic
subareas.

iii. Study and develop methods to use a fee-based approach to
advance the most significant projects in a subarea.

iv. Evaluate and amend APFO standards t<? mitigate Trips with
investments in bicycle, pedestrian, and transit infrastructure,
road connectivity, and safety projects.

2. Appoint an Adequate Public Facilities Ordinance (APFO) task
force within one year of General Plan adoption to review and
provide recommendations for APFO updates that reflect the
vision and policies in HoCo By Design.

DPZ

DHCD

HCPSS
DOT

DPW

Mi d-Term
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