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Case No./Petitioner: SDP-18-005, The Howard Research and Development Company

Project: Downtown Columbia, Crescent Neighborhood Phase 1, Area 3 " Phase 2

Planner Jill Manion-Farrar, Planning Supervisor, Division of Land Development
(410) 313-4338; ifarrar(5)howardcountvmd.qov

Request: For the Planning Board to approve a Site Development Plan for Downtown Revitalization,
Downtown Columbia, Crescent Neighborhood, Phase 1, Area 3-Phase 2, Parcel D-1, Parcels
D-7 through D-9 and Parcels D-11 through D-13 (per F-17-059). Development consists of a
multi-use apartment building with ground floor retail, a free-standing retail building, surface
parking lots, and associated private road connections. The project totals 45,520 SF of retail
and restaurant use and 423 residential units (312 studio and 1 bedroom units, and 111 2+
bedroom units), in accordance with Sections 125.0.G. of the Howard County Zoning
Regulations, the Planning Board shall evaluate and approve, approve with conditions, or
disapprove the Site Development Plan at a Public Meeting.

Location: The subject parcels are identified as a portion of Tax Map 36, Parcel 527, Parcel D, located on
the south side of Merriweather Drive, southeast of Hickory Ridge Road and south of the
Merriweather Post Pavilion property/Symphony Woods. The site is zoned New Town (NT) and
designated as Downtown Mixed-Use Area on FDP-DC-CrescenMA. Tax Map, Parcel 527,
Parcel D was resubdivided into individual lots with F-17-059 and is identified as Area 3. This
SDP shows the proposed improvements on the south and west portions of Area 3.

Recommendation: Approval, subject to complying with remaining Subdivision Review Committee (SRC)
technical comments and any conditions by the Planning Board.

In addition, the Department of Planning and Zoning recommends Approval of the
proposed Alternative Compliance for CEPPA #17 to the 1,650th residential unit, as set
forth in Section III.A. of this Technical Staff Report.

Vicinal
Properties: Surrounding properties are zoned NT. They include:

North: Memweather Drive and to the north of the right-of-way is Symphony Woods and
Merriweather Post Pavilion. Within Area 3, South Crescent Park and residential and
retail properties are to the north of Parcels D-7 and D"8.

South: Broken Land Parkway is immediately south of the subject properties and on the
opposite side is residential land, in the Village of Hickory Ridge.

East: Crescent Area 3 Downtown Mixed Use Area residential, retail and office properties,
shown on SDP-17-027 and NT Open Space Lot 11.
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West: Immediately west is Downtown Parkland, identified as Crescent Neighborhood Lot 3,
and farther west is Hickory Ridge Road extended.

Map: Vicfuty and Zoutng
Case Number: SDP-18-005
iFocal Address: CrescenfArea 3, Ph 2

r.-^. ^"' ^. ,
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Legal Notice: The property was properly posted and verified by DPZ in accordance with the legal
requirements.

I. General Information:

Site History: Parcel D-1, Parcels D-7 through D-9 and Parcels D-11 through D-1 3 are part of Crescent
Neighborhood Area 3, as shown on Crescent Neighborhood Phase 1 Final Development Plan
(FDP-DC-Crescent-IA) for Downtown Revitalization. The complete recent file history is as
follows:

• FDP-DC-Crescent-1 encompasses most of the [and within the Crescent Neighborhood
and includes four designated development areas (including "Area 3"), a network of roads
that expands the overall Downtown road network, and land designated for environmental
restoration and Downtown Parkland. The Crescent Neighborhood Concept Plan, the
Crescent Neighborhood Design Guidelines, and the Crescent Neighborhood
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Implementation Plan were inciuded as part of the FDP package. The FDP was approved
by the Planning Board on March 19, 2015, the Decision and Order signed April 16, 2015,
and the plans and documents were recorded July 2, 2015.

FDP-DC-Crescent-IA is an amendment to the previously approved FDP for Phase 1 of
the Crescent Neighborhood, which identities the street and block structure of Crescent
Neighborhood Area 3. It was approved by Planning Board on September 15, 2016, the
Decision and Order was signed October 14, 2016, and the amended FDP was recorded
in the Land Records on February 24, 2017, as Plat #24102-24110.

F-15-106 was submitted July 2, 2015, to subdivide Parcel 527 into buildable parcels and
open space lots, and to construct a portion of the future Memweather Drive and the
future extended Hickory Ridge Road. Environmental restoration plans are also part of
the road construction plans. The plan was deemed technically complete on March 23,
2016, and the road construction drawings received signature approval on August 3,
2016. The plat was recorded on December 16, 2016, as Piat #23991-#24012.

An Environmental Concept Plan (ECP-16-042) for Area 3 of the Crescent Neighborhood
was approved on July 1, 2016.

SDP-16-075 is a Site Development Plan approved by Planning Board on December 1,
2016, to allow mass grading of the Crescent Area 3 developable area and was signed by
the Planning Director on February 13,2017.

SP-16-009 is a Preliminary Equivalent Sketch Plan that provides initial information on
the road network, utilities, and future proposed uses for the Crescent Area 3
development area. It was signed by the Planning Director on May 9,2017.

F-17-059 is a Final Plan and plat for Area 3 that divided Parcel D into development
blocks and established public roads (a portion of Valencia Lane, Mango Tree Road and
Sky Ribbon Road) within this section of the Crescent Neighborhood. It was approved on
January 19, 2018, and the plat was recorded May 11, 2018.

WP-18-020, WP-18-021, WP-17-115, and WP-17-010 are approved alternative
compliance requests to extend submission deadlines so that information responding to
SRC comments at different points in the planning process for Crescent Neighborhood
Area 3 could be provided.

WP-16-100 was approved on March 17, 2016, to update phasing of residential
allocations for the Crescent Neighborhood, to better match the timing of initial plans with
residential units.

WP-17-052 is an alternative compiiance approved January 31, 2017, allowing enhanced
urban design features on public and private streets, and residential apartments on
private roads.

SDP-17-027 is a Site Development Plan for Area 3, approved on June 15, 2018, which
originally inctuded the improvements proposed with this SDP. While SDP-17-027 was
being processed, the petitioner elected to separate the subject property from the
application allowing them to proceed with portions of the development in a timeiier
manner. This was done because several roads proposed in Area 3 were being re-
designated as public roads. SDP-17-027 includes the first mixed use residential-retai!
building in Area 3 with 382 apartment units, an office tower, two free-standing
restaurants, a free-standing parking garage with a Quick Response Fire and Rescue
Station, and South Crescent Park. The SDP was approved by the Planning Board on
November 16, 2017, and signed June 15, 2018.

F-18-017 is a final road construction plan and plat for the public segments of Dove Sail
Lane, Valencia Lane, and Sky Ribbon Road in Crescent Neighborhood Area 3. The road
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construction drawings were signed July 2, 2018, and the Developers Agreement was
executed July 24, 2018. DPZ is waiting to receive the final p!at originals for review,
signature, and recordation.

WP-18-090, approved on Aprii 16, 2018, includes a boardwalk to and pathway through
Open Space Lot 3, from the intersection of Hickory Ridge Road and Broken Lane
Parkway to Parcels D-1 and D-9 within Crescent Neighborhood Area 3. The pathway
and boardwalk are not part of this Site Development Plan.

WP-18-105 is an alternative compliance dealing with a retaining wall in Area 3, along the
western property boundary of Parcels D-1 and D-9, which requires a maintenance
easement on Open Space Lot 3. The lot is owned by the Columbia Association. A small
portion of this easement will extend into a wetland buffer. Approval was granted on the
following conditions: the encroachment would not extend beyond the impacted 195 SF
area, as shown on the alternative compliance exhibit; any disturbance would be limited
to wail access and maintenance, and that any environmental restoration plantings that
are destroyed or removed must be replanted. A plat was aiso required to show the
delineation of this private easement.

Reoulatory Compliance: Site Development Plans for Downtown Revitalization are subject to the following
items:

(1) The Downtown Columbia Plan: CB 58-2009, which approved an amendment to the Howard
County General Plan, and was further amended November 9, 201 6, with CB 52-2016.

(2) The Zoning Regulations: including sections enacted as part of an amendment to the Zoning
Regulations as Council Bill No. 59-2009 (ZRA 113).

(3) Downtown-Wide Design Guidelines passed as Council Resolution 138-2010.

(4) The Adequate Public Facilities Act amended for Downtown Columbia as Counci! Bill 47-2010.

(5) The Sign Ordinance amended for Downtown Columbia as Councii Bill 56-2010.

In addition, the petitioner met the following pre-submission requirements:

(6) A Pre-Submission Community Meeting was held September 13, 2016, in accordance with
Section 125.0.H.1.a. of the Zoning Regulations and Section 16.128(b)-(g), of the Subdivision
and Land Development Regulations.

(7) The Design Advisory Pane! (DAP) reviewed the building and site design concepts for Crescent
Area 3, based on the approved Neighborhood Specific Design Guidelines, on September 14,
2016, in accordance with Section 125.0.H.1.b. of the Zoning Regulations and Title 16, Subtitle
15 of the County Code. Per Section 16.1504(1) of the Howard County Code, the Planning
Board may consider the DAP's recommendations when making a final decision for Site
Development Plan approval for Downtown Revifalization. See Attachment B for a summary
of recommendations and the applicant's response for the recommendations.

Definitions:
Downtown Columbia Definitions: Piease refer to the attached definitions (Attachment 'D')
of terms relating to Downtown Columbia revitalization, as excerpted from Section 103.0.A.38-
60 of the Zoning Regulations, as needed.

Crescent Neighborhood Definitions: See also Section 7.0 ("Definitions") of The Crescent
Neighborhood Design Guidelines.
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II. Description of the Site Development Plan Proposal:

Proposed Site Improvements: Parcel D is approximately 21.39 acres and this proposal is about 13.71 acres.
The Site Development Plan proposes multiple buildings and associated infrastructure as part of a mixecf-use
development. Buildings include:

• Building C: 423 Dwelling Units and 36,100 SF of retail and 6,260 SF of restaurant space
• Building E-1: 18,190 SF of retail space

In ali, 54,290 SF of retail, 38.678 SF of standard restaurant, 6,260 SF of fast food restaurant, and 423
dwelling units (with 312 units as studio or 1 bedroom units and 111 units as 2 or more bedrooms) are
proposed with this plan.

Roads: Most of this development will be served by public roads, including the future Dove Sail Lane, Mango
Tree Road, and Valencia Road, to be recorded on F-17-059 and F-18-017. Small segments of these roads
wii! be privately owned, as shown on this SDP. This includes the southernmost private sections of Dove Sail
Lane, Valencia Road and Sky Ribbon Road. The first private road segment on this SDP is the cul-de-sac for
Dove Sail Lane, iocated west of Building C. It will have a landscaped island at the center of the cul-de-sac.
The other two street sections are to the west south and east sides of Building E-1, which were not designed
to full public standards for curb radii.

Pedestrian and Bicvcie Connectivity: In accordance with the Crescent Neighborhood Design Guidelines, the
development of Crescent Neighborhood Area 3 wiil have extensive streetscape enhancements. Typical
sections include a 15'-25' wide area that accommodates a minimum 6' wide sidewalk, plus additional room
for street tree and micro-bioretention plantings, street furniture and outdoor dining, or other storefront
amenities. Because the streets are short, with low travel speeds, bicycles will be accommodated in shared
traveled lanes. Crescent Area 3 will be connected to other areas of the neighborhood by a sidewalk and
multf-use pathway on Merriweather Drive, and by a future pathway/boardwaik through the environmental area
on the open space lot between Hickory Ridge Road and Area 3.

Downtown Community Commons: Downtown Community Commons are not proposed with this Site
Development Plan. Ail Downtown Community Commons for Area 3 were designated with SDP-17-027.

Parking: A Parking Needs Analysis utilizing the Downtown Revitaiization Trip Reduction, per Section
133.0.E.3 of the Zoning Regulations, indicates that 1844 parking spaces are required for commerciai uses in
all of Area 3 and 1,134 parking spaces for all residential uses. 2,005 commercial parking spaces are
proposed and 1,143 residential parking spaces are proposed for both Phase 1 and Phase 2 of Area 3. There
are 170 parking spaces more than the minimum required at build-out. Parking is provided in a 1,349 free-
standing parking garage, in garages located within Building B and C, temporary surface iots located off
Valencia Road, Mango Tree Road, and Dove Sail Lane, and limited on-street parking (not included in the
parking totals).

This SDP displaces approximately 1,919 parking spaces used by the Merriweather Post Pavilion. The loss
wili be mitigated by 1,372 spaces in Area 3 and by other parking provided outside the area in accordance
with a Permanent Parking Agreement.

Building Height: Building C will be 7 stories and a maximum height of 84.34 feet, while the free-standing retail
building E-1 will be 30'.

Setback Reciuirements: While setback requirements do not apply, the Crescent Neighborhood Design
Guidelines recommend a 15-25' setback from a public or private right of way to allow adequate room for the
desired sfreetscape. The proposed buildings on SDP-18-005 follow these guidelines.
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Landscaping: Landscaping is proposed throughout the site in microbioretention planters and street tree and
other planting areas, in accordance with the Crescent Neighborhood Design Guideiines. Street furniture and
hardscape materials are coordinated throughout the site.

Stormwater Management: Stormwater management calculations are based on a combination of
redevelopment and new development requirements. For redevelopment, water quality is provided using
Stormceptors, which is a type of stormwater quality improvement device. The remainder of the site will use
structural and non-structural micro-bioretention faciiities (M-6) for water quality, along with Stormfilters, which
is another type of stormwater treatment. Channel protection wil! be provided in underground structural
facilities throughout the site. All Stormcepfors will be privately owned, but publicly maintained. Ail others will
be privately owned and privately maintained.

Environmenta! Considerations: This previously graded site has been a gravel parking area used for the
Merriweather Post Pavilion and it does not contain any environmental features. A retaining wall is proposed
along the western boundary of Parcels D-1 and D-9, which requires a maintenance easement on Open
Space Lot 3; owned by the Columbia Association. A small portion (195 SF) of the maintenance easement
encroaches into a wetland buffer, which was approved with WP-18-105. Approval was based on the fact that
disturbance would be occasional, during wall maintenance and would not require major vegetation
disturbance. Conditions of approval were issued to further minimize disturbance, as described above, in the
site history.

Forest Conservation: The property is exempt from Section 16.1200 of the Howard County Code for Forest
Conservation because it is zoned NT and received preliminary plan approval prior to December 31 , 1992, per
Section 16.1202(b)(1)(iv).

III. Planning Board Criteria:
In accordance with Section 125.0.H.3. of the Howard County Zoning Regulations, the Planning Board is to
evaluate and approve, approve with conditions, or deny a Site Development Plan that proposes Downtown
Revitalization, based on whether the petition satisfies the following criteria:

A. The development conforms with the adopted Downtown Columbia Plan.

Conformance is specifically interpreted in Section 125.0.A.2.b of the Zoning Regulations:

"When a provision in this section requires that an action "will conform", "conform with",
"conforms with" or "conforms to", the Downtown Columbia Plan or any part of the plan, the
action being taken shall further, and not be contrary to, the following items in the Downtown
Columbia Plan:

(1) Policies;
(2) Timing and implementation of the plan;
(3) Timing of development;
(4) Development patterns
(5) Land uses; and
(6) Densities and intensities,"

The Downtown Columbia Plan envisioned the Crescent Neighborhood as a mixed-use, live-
work neighborhood and employment center. It was to be densely built and located adjacent to
environmentally sensitive areas. The proposal for Area 3 fulfills this vision and this first site
development plan for the area proposes office, residential and retail, to provide a weli-rounded
neighborhood with amenities for ail users.
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Downtown Phasing - This proposal falls within Phase I of the Downtown Revitalization Phasing
Plan. It states that Downtown Columbia cannot proceed to Phase II until there are between
656-2,296 new residential units, between 100-640 new hotel rooms, between 1 million to 1.5
million sf of new office and conference space and between 300,000-676,466 sf of new retail
space. (See chart below)

With this Site Development Plan, a cumulative 1,622 residential units (not including those
proposed with the New Cultural Center) and 660,966 SF of office and 241,380 SF of retail
(including restaurants) uses would be approved for development under Downtown
Revitalization provisions and/or that have been already constructed. To date, a hotel has not
been approved under the Downtown Revitalization provisions.

The existing approved development in Downtown to date does not exceed the maximum limits
for any use categories for Phase 1.
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f* fc; See Page 73 of Downtown Columbia Plan for Chart and Notes)

The proposed development meets the Downtown Columbia Plan when considering the
conformance criteria, should the Planning Board approve the alternative timing requested for
CEPPA #17, which is discussed further in the section below.

CEPPAs: The Department of Planning and Zoning has
also evaluated the SDP for conformance with all applicable Community Enhancements,
Program and Public Amenities (CEPPA) Requirements. See the attached CEPPA
Conformance Chart (Attachment C). This SDP trigciers CEPPA #17, which requires the
developer to, if deemed necessary by the Board of Education, reserve an adequate school site
or provide an equivalent location within Downtown Columbia.

CEPPA Tracking*

Parcel/Project Block Square Footage
Project Approved - Issued Building Permits
SDP-13-007
SDP-13-016
SDP-14-024
SDP-14-024
SDP-15-068

SDP-15-068

SDP-17-027

Parcel D/Metropolitan
Mail
Parcel C-2/Warfield
Parcel C-1/Warfieid
Parcel A-
1/Crescent/BldgA
Parcel A-
1/Crescent/Bldg B
Crescent Area 3/Parcel
D/Building B
Crescent Area 3/Parcel
D/Building A-1

W-1

IVM
W-2
W-5
C-1.1

C-1.1

C-3.2

C-3.3

454,328 SF
33,289 SF

247,903 SF
188,765 SF
217,223 SF

129,585 SF

438,619 SF

344,748 SF
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SUBTOTAL 2,054,460 SF
Project Approved - Pending Building Permits
None

SUBTOTAL
OSF
OSF

Projects Approved - No Pending Permits
SDP-17-027 Building E"2

Building E-3
C-3.6

C-3.10

SUBTOTAL

16,040 SF
1,850SF

17,890 SF
New Projects

SDP-18-005 Building B
Building E-1

C-3.8

C-3.7

SUBTOTAL

CUMULATIVE TOTAL - INCLUDING SDP-18-005 proposed
improvements

468,937 SF
1,850

470,787 SF

2,543,137 SP*

* Only tracks projects not exempt from CEPPA requirements
** Building permit SF is estimated except for issued building permits; square footage may
change prior to issuance.

Request for Alternative Compliance for CEPPA #17
CEPPA #17 requires that prior to approval of the Site Development Plan for the 1,375th new
residential unit, the developer shali, if deemed necessary by the Board of Education, (emphasis
added), reserve an adequate schoo! or provide an equivalent location within Downtown Columbia.
This requirement is initially discussed within the text of the Downtown Columbia Plan, where it
states:

"When 10 percent of the new residential units planned for Downtown Columbia are
built and occupied, the HCPSS will consider updated student enrollments and subject to
Board of Education approval, select the most appropriate pupil yield ratio and associated
option outlined in the Columbia Schools Analysis for implementation. Prior to the Site
Development Plan Approval of 25% of the new residential units in Downtown, the County
will request the Board of Education to review their earlier identification of the best
education al facility option to accommodate student population growth based on the
observed and project pupil yield ratio. Following on this review, GGP will work with HCPSS
to identify and provide, if necessary, an adequate school site or equivalent location within
the downtown, subject to Board approval."

The Howard Hughes Corporation (HHC), the parent company of Howard Research and
Development (HRD) reports that more than 10% of the original 5,500 new residential units
planned for Downtown Columba have been built and occupied, as of August 2018. The Planning
Board has approved SDPs for 1,199 residential units to date. Per the original Downtown
Revitalization Phasing Chart, the 25% occupancy rate occurs at 1,375th unit. The approval ofSDP-
18-005 would exceed that threshold, bringing the total number of units approved to 1,622 units,

As outlined in the August 31, 2018, letter from the HHC/HRD (see Attachment E, which provides a
complete history of the efforts to complete CEPPA #17), the developer began negotiations with
the Howard County Public School System (HCPSS) in January 2017, resulting in an offer by HRD
to dedicate to the HCPSS for zero dollars consideration, and in satisfaction of CEPPA 17, property
it owns, known as the Clary's Forest Open Space site. It is identified on FDP Phase 181
(approved in 1986) and FDP 181-A-Part V (approved in 1989), as open space to be used for a
public school. This offer was made at the specific request of HCPSS due to a 2015 Columbia
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Schools Analysis undertaken by HCPSS, which stated that the schoo! district should obtain the
site for a future Columbia school.

The HCPSS evaluated the site for its appropriateness for a new elementary school. After the
evaluation was complete, it provided its findings to the Howard County Board of Education (BOE),
along with an iilustrative concept plan for the school site. After the January 25, 2018, HCPSS
presentation, the BOE voted 5-0 to approve the site for a future Columbia school, and directed
HCPSS to acquire the site. However, its decision was reversed on February 8, 2018, and upon
reconsideration, postponed a future vote on the property indefinitely.

Following these events, and knowing that SDP-18-005 would trigger the CEPPA #17 requirement,
DPZ sent a letter to the BOE on May 4, 2018, requesting that the BOE review its identification of
the best educational facility option outlined on Pages 25-26 of the Downtown Columbia Plan. DPZ
did not receive a response from the BOE. DPZ then sent a second letter to the BOE in August
2018 once alerted that the 10% occupancy threshold had been met. HCPSS responded through
its staff that they wouid be consider the downtown school issue after their initial 201 8 pupil count.
HRD asserts that the Fauikner Ridge school site was the school that was identified in the analysis,
and so the Clary's Forest site would have provided additional capacity, above that believed by
HCPSS to be needed.

After considering these events, DPZ finds that BOE's failure to take final action regarding HRD's
offer to dedicate a new school site falls within the parameters to consider alternative compliance to
meet CEPPA requirements. Specifically, it meets the following parameter identified in the
Downtown Columbia Plan and Section 125.0.A.9.h(3) of the Zoning Regulations:

"If a specific CEPPA identified in the Downtown CEPPA Implementation chart cannot be provided
because: (ii) all necessary permits or approvals cannot reasonably be obtained from applicable
governmental authorities; or (Hi) factors exist that are beyond the reasonable control of the
petitioned

Beyond the delay of the vote, the BOE has declined to communicate with DPZ on the status of
their analysis, or how they intend to uphold their own requirements for analysis, as dictated in
Downtown Columbia Plan. The developer has attempted to address CEPPA #17, but there has
been no clear path on how they are to proceed, should BOE not accept the offered dedication of
land for a public school. Based on these facts, DPZ believes an alternative compliance is
warranted. DPZ suggests that of the options for alternative compliance offered in the Downtown
Columbia Pian, the Planning Board approve alternative CEPPA timing. DPZ agrees with
HHC/HRD's request in their attached letter to increase the threshold for CEPPA #17 to the
approval of the 1,650th residential unit.

The Downtown Columbia Plan states that to approve alternative CEPPA timing, the Planning
Board must conclude that the alternative CEPPA timing:

i) does not result in piecemeal development inconsistent with the Plan;
//) advances the public interest; and
in) conforms to the goals of the Downtown Plan.

DPZ believes these three parameters are met with this request. In consideration of the first
parameter, it must be noted that the ailocations have already been granted for this development
with the approval of FDP for the Crescent Neighborhood and these units have already passed the
adequate schools tests, as outlined in the Adequate Public Facilities Ordinance (APFO). The
additional threshold requested would permit another new residentia! building to be built, until the
school question can be finally addressed by the BOE. As these units were already planned for and
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allocated, the alternative timing would not result in piecemeal development. A small cushion of 28
units would be provided to allow minor flexibility should program changes result in revised
architectural plans and added units. Any further changes, beyond that number, would need to be
reevaluated by Planning Board.

Aiiowing this proposed development to proceed would also advance the public interest by allowing
28 affordable housing units to be constructed in Downtown. Further, it would allow adequate time
for HCPSS to conduct their analysis, now that the 10% occupancy threshold had been met, in
order to make the final projections on what pupil yield is to be expected for Downtown residential
development and if/how that might impact schooi capacity over time.

The request aiso conforms to the goals of the Downtown Plan by providing HCPSS and BOE
more time to identify long-term capacity needs and continues to limit residential development until
the school yield and capacity issues can be finalized. It further allows limited increased density
and fulfills other goals of the Downtown Columbia Plan, such as promoting walkability, enhanced
transit options, and more affordable housing.

For these reasons, DP2 recommends approval of the alternative timing request for CEPPA #17 to
the 1650th unit.

B. The development implements and conforms to the approved Final Development Plan or
Final Development Plan Amendment including all applicable Final Development Plan
approval criteria and conditions.

The Amended FDP envisioned Crescent Area 3 to include ail primary uses identified in the
Downtown Columbia Plan - office, residential, retail and hotel, which ensures street ievel activity
throughout the day every month of the year. The SDP proposes a second mixed use area.

A-1,A-2,A"3&B
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C. The development is weU-organized in terms of location of buildings and structures,
downtown community commons, landscaping, pedestrian and vehicular circulation
systems and other Downtown Revitalization features.

The block and road network is in conformance with the amended FDP. The development is
organized around a park that will be anchored by retail/residential buildings to the north and south,
and with restaurants to the east and west. The short blocks and the connectivity of the Downtown
Community Commons enhances the pedestrian experience. Surface parking will provide
additional parking on nights and weekends for events at Memweather Post Pavilion and
Symphony Woods.
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D. If the development provides Downtown Community Commons and/or Downtown Parkland,
they are reasonable and appropriate given the location, scale and anticipated intensity of
adjacent uses in accordance with the Downtown Columbia Plan.

No Downtown Community Commons are proposed with this Site Development Plan

E. The maximum permitted building heights will conform to the Final Development Plan.

Building heights as tall as 15 stories or 170 feet on Parcel D-8 and 20 stories or 250 feet on Parcel
D-7 are permitted in this area of the Crescent Neighborhood, per the Downtown Columbia Plan
and the Final Development Plan and Crescent Neighborhood Concept Plan. Building C has 7
stories and a maximum height of 84.34 feet. The free-standing retail building E-1 is proposed at
30). Every building is well below the maximum height permitted for this area on both the
Downtown Columbia Plan and the FDP.

F. The development satisfies the Downtown Public Art Program approved with the Final
Development Plan or Final Development Plan Amendment approval.

Several iocations for public art are identified on this SDP to satisfy the 1% requirement Per Policy,
the initial details for public art wiii be submitted with, or prior to the submission of the building
permit.

G. The Site Development Plan satisfies the affordable housing requirements in accordance
with the Final Development Plan.

This SDP is subject to the Development Rights and Responsibilities Agreement recorded among
the Howard County Land Records, Book 17457, Page 265. Buiiding B will have 13 Very Low-
Income units and 13 Middle Income Units in accordance with this agreement. A note addressing
this is provided on the SDP cover sheet.

H. The development satisfies the Adequate Public Facilities Ordinance, if applicable.

SCHOOLS: The proposed development is within the parameters of the tentative allocations
approved for the Crescent Neighborhood with the FDP.

ROADS: The development was tested for adequate transportation facilities, in accordance with the
Adequate Public Facilities Ordinance (Title 16, Subtitle 11 of the Howard County Code). The
transportation improvements are coordinated with the construction of both public and private
roads, as described in the Traffic Study. With the proposed network in place (Dove Sail Lane,
Mango Tree Road, Valencia Road and Sky Ribbon Road) and in the context of the existing road
network, the Traffic Study submitted with this SDP found the proposed development to be in
compliance with the Downtown Columbia provisions of the Adequate Public Facility Ordinance.
The SRC concurred with this finding.

1. The development indicates the manner in which any land intended for common or quasi-
public use, but not proposed to be in public ownership, will be held, owned and maintained
in perpetuity for the indicated purposes.

Easements and Maintenance Agreements are required for areas intended for common or quasi-
pubiic use with the approval of this SDP.
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J. The petition is accompanied by documentation demonstrating membership in the
Downtown Columbia Partnership including the required annual charges.

Payments for inclusion in the Downtown Partnership will be paid in accordance with CEPPAs #25
and #27.

SRC Action: The Subdivision Review Committee has recommended approval, subject to the technical
comments issued in the letter dated August 9, 2018. Additional drafting comments may be
generated in the review of paper copies ahead of the mylar original submission, or with the
review of the original mylars.

Recommendation: Approval, subject to compliance with remaining Subdivision Review Committee (SRC)
technical comments, and any conditions by the Planning Board.

In addition, the Department of Planning and Zoning recommends Approval of the
proposed Alternative Compliance for CEPPA #17 to the 1 ,650th residential unit, as set
forth in Section III.A. of this Technical Staff Report.

Vaidis LaSxtm&rt^ctor Date
Department of Planning & Zoning

Please note that this file is available for public review by appointment at the Department of Planning
and Zoning's public service counter, Monday through Thursday, 8:00 a.m. to 5:00 p.m. and Friday,
8:00 a.m. to 3:00 p.m.

VL/KS: jam(jmf)
T:\DLD- Division of Land DevelopmentVSubdivision and Development Plan Review Records\Site Development Plan (SDP)\SDP-18-005 Downtown
Columbia - Crescent Neighborhood\SDP-18-005.doc
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the right of way?
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Please indicate on the plans how the trees are being
differentiated for surety vs. microbioretention.
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Please update to reflect WP-18-105 here and in the
general notes/ as this WP was needed for the retaining
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07/17/2018

Heather
Panduilo

Heather
Pandullo



ATTACHMENT B
DAP RECOMMENDATIONS



Crescent Neighborhood Area 3 ~ Phase 1
Design Advisory Panel
2016-09-14 Review (16-13)

/y-¥-/£.

Ref#

1.

2.

3.

4.

5.

6.

Design Advisory Pane! Recommendation
Verbatim Motion

1 recommend that you think very
seriously about the exterior of the parking
garages and that includes the exposure to
Broken Land Parkway/

\/ote: 5-0

1 recommend that the graphics and
signage be coordinated with Crescent
Neighborhood Design Guidelines."

Vote: 5-0

"When you do your final master plan, you
show something over there (the area
across Memweather Drive) that
accomplishes bringing that area into the
longer term plan for this deveiopment."

Vote: 5-0

"I recommend adding trees and plantings
to soften the surface parking lots."

Vote: 5-0

"Recommend applicant to add more trees
on Prism Way."

Vote: 5-0

"Recommends applicant study Prism Way
to make it more of a pedestrian access

Response by Applicant -.10/3/16

The appiicant Intends to screen the parking garages with an
appropriate facade treatment to the extent that they are
visible, Initiai garage elevations and views wilE be provided
for the county's review with the SDP submission.

The applicant has engaged the graphics design firm of
Redmond / Schwartz to further refine the signage in
alignment with the guidelines, as well as to coordinate
signage design across the Crescent neighborhood areas 1
through 4.

The area to the north of Memweather Drive is not part of the
subject parcel, and is not Induciecf in this submission. The
applicant will be providing a hardscape and landscape
solution for the opposite of Memweather Drive and its muEti-
use path as part of a later, separate submission,

The applicant has re-designed the temporary parking fields
and has added additiona[ trees as part of that re-design.

The applicant has re-designed the pedestrian area along
Prism Way to address both recommendations above. A
small amount of parking has been eliminated and additional
landscape is proposed.

*See applicant response in box above.

DP2 Director's Endorsement

P^AcceptDAP Recommendation

J-^Accept Architect's Response

j?C Accept DAP Recommendation

5? Accept Architect's Response

F Accept DAP Recommendation

^ Accept Architect's Response

^ Accept DAP Recommendation

^Accept Architect's Response

^.Accept DAP Recommendation

^Accept Architect's Response

JXAccept DAP Recommendation

• Accept Architect's Response

Page 1 of 2



Crescent Neighborhood Area 3
Design Advisory Panel
2016-09-14 Review (16-13)

Phase 1
Desian

Howard Counrv

Ad vLs cry
Panel

7.

and give it some importance and make it
feel walkabie. Look at eliminating some
spaces in parking tot so that you can
provide plantings and benches for places
to sit"

Vote: 5-0

"Applicant should go back and study how
the retail in particular integrates with the
rest of the fapade on Memweather."

Vote: 5-0

*No applicant response provided 3?? Accept DAP Recommendation

F Accept Architect's Response

Page 2 of 2
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Attachment C
CEPPA Status Summary

SDP-17-027, Downtown Columbia, Crescent Neighborhood, Area 3 " Phase 1

PRIOR TO SUBMISSION OF THE FIRST FINAL DEVELOPMENT PLAN

1

2

3

4

HHC compieted at its expense an environmental assessment of the three sub-watersheds of
Symphony Stream, Wiide Lake and Lake Kittamaqundi located upstream of the Merriweather
& Crescent Environmental Enhancements Study area.

HHC wi!l commission at HHC's expense (i) the preparation of the Land Framework component
of the Downtown Columbia Sustainabiiity Program and (ii) a detailed outline for the
Community Framework component of the Sustainability Program.

HHC will commission at HHC's expense in consultation with Howard County a study
evaiuating a new Downtown Columbia Route 29 interchange between Route 175 and Broken
Land Parkway and options for a connection over Route 29 connecting Downtown Columbia to
Oakland Mills, including potential bicycle, transit and multimodal improvements.

HHC will prepare at its expense Downtown-wide Design Guidelines.

Complete

Complete

Complete

Complete

PRIOR TO APPROVAL OF THE FIRST FINAL DEVELOPMENT PLAN

5

6

HHC will commission at HHC's expense and in consultation with Howard County one or more
feasibility studies for the following: (i) a new Broken Land Parkway/Route 29 north/south
collector road connection to Little Patuxent Parkway and (ii) a new Downtown transit center
and Downtown Circulator Shuttle.

HHC and Howard County wiil jointly determine the functions, organizational structure,
implementation phasing schedule consistent with the redevelopment phasing schedule,
potential funding sources and projected funding needs of the Downtown Columbia
Partnership, prior to HHC's establishment of this Partnership. As such, at [east fifty percent
(50%) of the revenue collected pursuant to CEPPA No. 25 shali be utilized for the
implementation of transportation initiatives in the shuttle feasibility study or other direct transit
services downtown.

Complete

Complete

PRIOR TO APPROVAL OF THE FIRST SITE DEVELOPMENT PLAN

7

8

HHC will submit a phasing schedule for implementation of the restoration work on HHC's
property and a Site Development Plan for the first phase of the environmental restoration work
as described in CEPPA No. 15.
HHC, in collaboration with the County, will establish the Downtown Arts and Culture
Commission, an independent nonprofit organization, to promote and support Merriweather
Post Pavilion's revitalization in accordance with this Plan and the development of Downtown
Columbia as an artistic and cuitural center.

Complete

Complete

PRIOR TO ISSUANCE OF THE FIRST BUILDING PERMIT

9
To facilitate the renovation of the Banneker Fire Station, HHC and the County shall cooperate
to identify a site for the development of a temporary fire station while the Banneker Fire station
is being renovated.

Complete

UPON ISSUANCE OF THE FIRST BUILDING PERMIT

10

HHC shall contribute $1.5 million in initia] funding for the Downtown Columbia Community
Housing Fund. Payment will be contingent upon the expiration of all applicable appeal periods
associated with each building permit without an appeal being filed, or if an appeal is filed upon
the issuance of a final decision of the courts upholding the issuance of the permit^

Complete

UPON ISSUANCE OF THE BUILDING PERMIT FOR THE 400th RESIDENTIAL UNIT

11

HHC shal! contribute $1.5 million in additional funding for the Downtown Columbia Community
Housing Fund. Payment will be contingent upon the expiration of all applicable appeal periods
associated with each building permit without an appeal being filed, or if an appeal is filed upon
the issuance of a final decision of the courts upholding the issuance of the permit.

Complete

PRIOR TO ISSUANCE OF A BUILDING PERMIT FOR THE 500,000th SF OF DEVELOPMENT

12

HHC will complete at its expense the pedestrian and bicycle pathway from the Howard
County General Hospital to Blandair Park. in addition, HHC along with the County and
community will develop a scope of work for renovation of the existing Route 29 pedestrian
bridge. HHC will contribute up to $500,000 towards the impiementation of the selected
improvements.

Complete



13
HHC will enter into and record in the land records of Howard County, Maryland, a
declaration of restrictive covenants that shall prohibit the demolition or major exterior
alteration of the former Rouse Company Headquarters buildEng.

Complete

PRIOR TO ISSUANCE OF A BUILDING PERMIT FOR THE 1,300,000th SF OF DEVELOPMENT

14

15

16

HHC in cooperation with Howard Transit shail identify a location in Downtown Coiumbia for
a new Howard County Transit Center and shall provide a location either by fee transfer at
no cost or a long-term lease for a nominal sum subject to all applicable laws and
regulations.

HHC wili complete environmental restoration projects in the Mernweather-Symphony
Woods and Crescent areas.

HHC wili compiete Phase I of the Merriweafher Post Pavilion redevelopment program.

Alternative Compliance
approved with SDP-17-

027. See report

PENDING -
Revised timing approved
with FDP-DC-Crescent-

1A to time completion of
sections of environmental

restoration with grading
of development areas in

the Crescent.
Neighborhood.

Complete

PRIOR TO APPROVAL OF THE SITE DEVELOPMENT PLAN FOR THE 1,375th NEW RESIDENTIAL UNIT

17 HHC shall, if deemed necessary by the Board of Education, reserve an adequate school
site or provide an equivalent location within Downtown Columbia.

Alternative Compliance
requested with this

SDP

PRIOR TO ISSUANCE OF A BUILDING PERMIT FOR THE 2,600,000th SF OF DEVELOPMENT

18

19

20

HHC will construct at its expense, the Wilde Lake to Downtown Columbia pedestrian and
bicycle pathway.
HHC wiii construct at its expense the Lakefront Terrace (steps to the Lake) amenity space
and pedestrian promenade.

HHC will complete Phase II of Merriweather Post Pavilion redevelopment program.

PENDING

PENDING

Complete - Alternative
liance 11/3/16

PRIOR TO ISSUANCE OF A BUILDING PERMIT FOR THE 3,900,000th SF OF DEVELOPMENT

21

22

HHC wil! complete Phase iii of Merriweather Post Pavilion redevelopment program.

At least one Downtown Neighborhood Square shall be completed and deeded to Howard
for pubiicland.

PENDING-Alternative
Compliance 11/3/16

PENDING

PRIOR TO ISSUANCE OF A BUILDING PERMiT FOR THE 5,000,000th SF OF DEVELOPMENT

23

24

HHC will provide $1,000,000 towards the initial funding of a Downtown Circulator Shuttle.

Transfer of Memweather Post Pavilion to the Downtown Arts and Culture Commission for
zero-dollar consideration.

PENDING

Complete

PRIOR TO THE APPROVAL OF EACH FINAL DEVELOPMENT PLAN

25

Each owner of property developed with commercial uses shall pay an annual fee of twenty-
five cents ($0.25) per square foot of Gross Leasabie Area for office and retail uses and
twenty-five cents ($0.25) per square foot of net floor area for hotels to the Downtown
Columbia Partnership.

On-going

UPON ISSUANCE OF ANY BUILDING PERMIT FOR A BUILDING CONTAINING DWELLING UNITS

26

To fulfil! an affordable housing obligation, each developer will pay a per unit fee to the
DCCHF in the following amounts: $2,000/unit for each unit up to and including the 1,500th
unit; $7,000/unitfor each unit between the 1,501th unit up to and inciuding the 3,500th
unit; $9,000/unit for each unit between the 3,501st unit up to and including the 5,500th unit.

N/A - REPLACED WITH
AFFORDABLE

HOUSING
REQUIREMENTS IN

DRRA
ADDITIONAL CEPPA CONTRIBUTION

27

Each owner of property developed with commercial uses pursuant to the Downtown
Revitaljzation Zoning Regulations shail provide an annual payment to the DCCHF in the
amount of five cents ($0.05) per square foot of Gross Leasable Area for office and retail
uses, and five cents ($0.05) per square foot of net floor area for hoteis. The payment will
be made annually by the property owner, with the initial payment being made prior to the
issuance of an occupancy permit for net new commercial deveiopment on the property.
The amount of the charge will be subject to annual adjustment based on a builder's index,
land value, or other index provided in the implementing iegislation.

On-going
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DOWNTOWN COLUMBIA DEFINITIONS



Attachment (D'
Relevant Definitions Relating to Downtown Columbia Revitalization

For SDP-17-027
Site Development Plans for Downtown Columbia Revitalization

(Excerpted from Section 103.0.A. of the Zoning Regulations)

[Council Bill 59-2009 (ZRA-113) Effective April 6, 2010]

Downtown Arts, Cultural and Community Use: Land areas, uses and facilities established for cuiturai, civic,
recreation, educational, environmental, entertainment or community use or benefit, whether or not enclosed and
whether publicly or privately owned or operated for profit, including, but not limited to, libraries, fire stations, schools,
museums, galleries, artistic work, and transit facilities. Eating, seating and gathering areas that are accessory to
these uses are permitted.

Downtown Arts and Entertainment Park: A contiguous area inciuding a large outdoor amphitheater which may be
surrounded by a variety of smaller indoor or outdoor artistic and performance spaces, museums, galieries and similar
cultural or educational uses in a park-iike setting. Ancillary uses such as food vendors, gift shops, smail restaurants
and supporting infrastructure such as utiiities, pubiic and private roadways, multi-modai circulation systems adjacent
to public and private roadways, surface parking lots, parking structures, and underground parking are also permitted.
Downtown CEPPA Implementation Chart: The chart and associated text and flexibility provisions contained in the
Downtown Columbia Plan which identify the phasing for Downtown Community Enhancements, Programs and Public
Amenities.

Downtown Columbia: The following recorded Final Development Plan Phases: Phase 4, Phase 4-A-5, Phase 21,
Phase 47-A-7, Phase 52, Phase 62-A-1, Phase 95, Phase 101-A, Phase 105, PhaselH-A-1, Phase 115, Phase
121, Phase 122-A, Phase 139-A-3, Phase 140-A-1, Phase 192-A, Phase 211, Phase 217-A-1, Phase 219, Phase
234, and the area within the described limits included in exhibit A of the Appendix in these regulations.

Downtown Columbia Plan: The General Plan Amendment for Downtown Columbia approved by County Council Bill
No. 58-2009.

Downtown Community Commons: Amenity spaces such as plazas, promenades, greens, gardens, squares and
other pedestrian-oriented areas, whether publicly or privately owned, that are intended for community interaction and
may include spaces for seating, walking, eating, gathering, fountains, public art, way-finding signage, kiosks, or other
similar public amenities. Downtown Community Commons can also include waikways that are designed to enhance
and be an integral part of the adjacent amenity space, but shai! not include any drive lane for vehicular traffic such
as private streets, alleys and public roadways for automotive use. Downtown Community Commons must be
generally accessible by the public without charge. Included in this category are Downtown Neighborhood Squares.
Downtown Community Commons may be integrated into or developed as a part of other uses and may include
underground parking, utilities and other infrastructure supporting downtown revitaiization.

Downtown Community Enhancements, Programs and Public Amenities tCEPPA): The specific feasibility studies,
improvement and management organizations, environmental enhancement programs, and physicai improvements
identified in the Downtown CEPPA implementation chart contained in the Downtown Columbia Plan.

Downtown Environmental Restoration: Projects within Downtown Columbia that are identified in Columbia
Towncenter Memweather and Crescent Environmenta! Enhancements Study or Best Management Practices for
Symphony Stream and Lake Kittamaqundi Watersheds involving forest restoration and enhancement, reforestation
and afforestation, wetland enhancement, and stream restoration activities.

Downtown Environmentaiiy Sensitive Land Area: An area within Downtown Columbia meeting the definition in the
Howard County Land Development Regulations of either a floodplain, steep slope, stream or wetland buffers.

Downtown Maximum Buildinci Heiciht Plan: The plan which graphicaily represents the maximum buiiding height
requirements for al! Downtown revitalization, as depicted in the Downtown Columbia Plan.

Downtown Mixed-Use: A land-use designation that permits any use or combination of uses permitted under Section
125.A.9.B., including supporting infrastructure, such as utilities, public and private roadways, muiti-modal circulation
systems adjacent to public and private roadways, surface parking lots, parking structures, and underground parking.



Downtown Neighborhood Concept Plan: A concept pian showing an individual neighborhood identified in the
Downtown Columbia Plan that depicts a general layout for proposed public and private streets, block sizes and
configurations, maximum building heights and proposed Downtown Community Commons as context for the
evaluation of the Final Development Plans.

Downtown Neighborhood Design Guideiines: Urban design guidelines for an individual neighborhood identified in
the Downtown Columbia Plan.

Downtown Neighborhood Square; An outdoor amenity space comprised of not less than 25,000 contiguous square
feet, exclusive of bike paths and required sidewalks that might be located along its perimeter. A Downtown
Neighborhood Square may be covered or partially covered.

Downtown Net New: As applicable, the number of dwellings, hotel and motel rooms, and the amount of gross floor
area of commercial office and commercial retail uses that are permitted under the Downtown Revitafization Approval
Process after April 6, 2010 in excess of the number of dwellings, hotel and motel rooms, and gross floor area of
commercial office and commercial retail uses that are shown on a Site Development Plan for property located within
Downtown Columbia that was approved prior to April 6, 2010.

Downtown Open Space Preservation Plan: A plan included in the Downtown Columbia Plan delineating all iand in
Downtown Columbia designated as open space on a Final Development Plan recorded prior to April 6, 2010 that is
required to retain its existing character as: Downtown Environmentally Sensitive Land; Downtown Parkland;
Downtown Community Commons; or a Downtown Arts and Entertainment park, as specified in Section 125.A.9.H.

Downtown Parkland: An area generally accessible by the public without charge for active and/or passive recreation
purposes which consists primarily of vegetated areas with a natural character, more formal lawns, gardens and walks,
pedestrian connections, minor active structured recreation uses such as urban piaygrounds, public art, fountains and
minimal structures such as cafes and outdoor dining areas, gazebos, pavilions, outdoor stages, and kiosks.

Downtown Primary Amenity Space Framework Diagram; A plan and associated text included in the Downtown
Columbia Plan depicting existing and proposed primary amenity and natural spaces in Downtown Columbia.

Downtown Public Art: Original outdoor artwork which is accessible to the public.

Downtown RevitalizatEon: A form of development required in Downtown Columbia after April 6, 2010 in compliance
with the applicable provisions of Section 125 that must conform with the recommendations of the Downtown Coiumbja
Plan.

Downtown RevitaHzation Phasino Plan: A phasing plan included in the Downtown Columbia Plan identifying
additional development rights by phase for Downtown Revitalization.

Downtown Signature Building: An existing or proposed structure which requires premiere attention to its architecturai
design because of its cultural significance or prominent location in relationship to the public realm, such as its position
on a street or open space, or as the terminus of a vista.

Downtown-wide Design Guidelines: General urban design guidelines for Downtown Revitalization adopted by the
Howard County Council.

Additional definitions pertinent to The Crescent Neighborhood can be found on pages 173-178 (Chapter 7)
of The Crescent Neighborhood Design Guidelines.



ATTACHMENT E
CEPPA #17 Alternative Compliance Request



Phil Engelke, Chair
and Members of the Howard County Planning Board
3430 Court House Drive
Eliicott City> Maryland 21043Name

AuQLtst31,2018

Re; SDP 18-005 (Crescent Area 3, Phase 2) Request
for Alternative Timing for CEPPA 17

Dear Mr. Engeike and Members of the Planning Board,

On behalf of The Howard Research And Development Corporation (HRD), this
letter requests alternative timing for CEPPA 17. This request is made in connection with
the Planning Board's review of SDP 18-005 and pursuant to Section 125.0.A.9.h(3)ofthe
Howard County Zoning Reguiations. HRD requests the timing for CEPPA 17 be modified
to coincide with approval of an SOP for the 1 ,650th residential unit Downtown.

Background

CEPPA 17 provides that prior to approval of the site development plan for the
1,375th new residential unit, GGP [now HRD] shali, if deemed necessary by the Board of
Education, reserve an adequate school site or provide an equivalent location within
Downtown Columbia. CEPPA 17 is predicated on two reiated analyses that are required
by the Downtown Columbia Plan. First, when 10% of the new residential units are built
and occupied, HCPSS is required to consider updated student enrollments and, subject to
Board of Education approval, select the most appropriate pupil yield ratio and associated
option outlined in the Downtown Columbia Plan for implementation. Second, prior to site
plan approval of 25% of the new residential units, the County will request BOE to review
BOE's earlier (i.e., at 10% occupancy) education facility option based the observed and
projected student yield ratio.

As of today, more than 10% of the original 5,500 new residential units planned for
Downtown have been built and occupied. The Planning Board has approved SDP's for
1,199 residential units.

Timeline

Eighteen (18) months ago in January 2017 following extensive discussions with
HCPSS staff, HRD offered to dedicate to BOE for zero dollars consideration and in
satisfaction of CEPPA 17, property it owns that is known as the Clary's Forest Open Space
Site ("Site"). The Site is identified on FDP Phase 181 (approved in 1986) and 181-A
(approved in 1989)> Part V as open space to be used for a public school. The Site contains
9,758 acres. HRD's offer to dedicate the Site was in response to a specific HCPSS'
request in October 2016 to do so. HCPSS' request was in response to a 2014 Columbia
Schoois Analysis undertaken by HCPSS which recommended obtaining the Site for a
future Coiumbia school.

Columbia Regional Office
The Howard Research And Development Corporaison
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Between January 2017 and July 2017, HCPSS undertook its Policy 6000 School
Site Acquisition and Selection review process to determine if the Site was appropriate for
a new elementary school. In connection therewith, HRD granted HCPSS a right of entry
to the Site for purposes of conducting an environmental assessment of the property.

On December 19, 2017 HCPSS provided BOE with an initial report on the proposed
Site, and a BOE public hearing was held on January 11, 2018. On January 25, 2018,
HCPSS presented BOE with its detailed report and recommended that BOE designate the
Site as a land bank site for a future Columbia school and direct staff to acquire the Site.
Significantly, HCPSS noted CEPPA 17 required the developer to reserve a school site if
deemed necessary by BOE, not to dedicate g school site. Property placed in reservation
must be purchased for its fair market value, while property that is dedicated typically does
not require compensation.

HCPSS found the Site "includes sufficient acreage to contain a school that meets
the education specifications for an eiementar/ school, including parking, playing fields,
and accommodations for community use." HCPSS prepared and presented an illustrative
concept plan for the Site (Attachment 1) demonstrating its appropriateness for an
elementary school. In its verbal comments to BOE, HCPSS indicated it had been looking
at the Site as a future school site for over twenty years, and that the Site would sen/e
HCPSS "veryweii."

At the conclusion of the January 25, 2018 HCPSS presentation, BOE voted 5-0 to
approve the Site for a future Columbia school. BOE also directed HCPSS to acquire the
Site. However, on February 8, 2018, BOE voted without meaningful explanation or
discussion to reconsider its prior vote and upon reconsideration postponed a vote on the
Site indefinitely.

By letter dated May 4, 2018, DPZ requested that BOE review its identification of
the best educational facility option in accordance with the Downtown Columbia Plan. This
request coincided with pending SDP 18-005 which will include the 1,375th residential unit
(i.e., 25% of the original 5,500 units). We understand that to date BOE has not responded
to this request. DPZ sent a second letter to BOE dated August 13, 2018.

We understand BOE is in the process of retaining an outside consultant to examine
the history of the Site and to determine if there might be an existing obligation to dedicate
the Site, As noted above, HRD has already offered to dedicate the Site for zero dollars
consideration. BOE's inquiry will result in significant additional delay (beyond the 18
months already spent on this matter), is unnecessary, and is completely unrelated to
BOE's charge under CEPPA 17 to deem whether an additionai school site is even
necessary.

In this latter regard, in 2015 the County conducted a Schools Feasibiiity Study
Update for Downtown Columbia. The Study Update concluded ONE new elementary
school would be sufficient to accommodate ALL of the students generated by the original
5,500 residential units Downtown. The Update further indicated a second school site might
not be needed (to accommodate the 744 additional residential units approved in the 2016
Downtown Columbia Plan Amendment - 6,244 total units) and that the present Schools'
capital plan and feasible redJstricting would likely serve the impact of even these 744 units
(above the original 5,500 units).
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number of approved units, the associated school needs have already been taken into
account as noted above. These affordable units have already passed the APF schools
test.

In light of the foregoing, the alternative timing wili not result in piecemeal
development inconsistent with the Downtown Coiumbia Plan. The development will be
subject to FDP and SDP approval, will continue the critical infusion of residential uses
Downtown, and wili be subject to ai! implementation phasing requirements specified in the
Pian.

The alternative CEPPA timing wil! advance the public interest by allowing additional
units to move forward consistent with the Downtown Plan, including additional affordable
units, and without negative impact on school capacity or needs as related to CEPPA 17.
in this regard, if it ultimately is determined a second new school is needed, that school will
serve students generated in excess of those that will be generated by the additional units
accommodated by the alternative CEPPA timing requested.

Lastly, the aiternative CEPPA timing will advance the goals of the Downtown Pian
by facilitating the construction of additional residential units (identified as a major Plan
objective); by promoting affordable housing and the construction of additional affordable
units; and by recognizing, as the Plan does, that factors beyond the reasonable control of
the petitioner justify reasonable alternatives. The alternative timing wii! further and not be
contrary to the Plan's policies, timing and implementation, timing of development,
development patterns, land uses and densities and intensities.

Thank you for your consideration.

Sincerely,

Grec}. FEtchitt
Vice President

Attachment
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Importantly, the ONE new schoo! site referred to above is the Faulkner Ridge
School Site (New Elementary School #44). The 2014 Schools Anaiysis recommended
retaining the Faulkner Ridge Site as "a primary option for construction of a future
elementary school." The 2019 capital budget identifies long range funds for development
of the Faulkner Ridge School Site to serve Downtown Columbia, Furthermore, the 2014
Schools Analysis also identifies the approximate 10 acre Sunny Spring (Hawthorn) site,
already owned by HCPSS, as a potential school site should an additional elementary
school be needed.

Alternative CEPPA Timing

Pursuant to Section 125.0,A.9,h.(3) if a specific CEPPA cannot be provided
because all necessary permits or approvals cannot reasonably be obtained from
applicable governmental authorities or factors exist that are beyond the reasonable control
of the petitioner, the Planning Board may approve alternative timing for the CEPPA. In
approving alternative timing, the Planning Board must conclude the alternate timing (i)
does not result in pEecemea! development inconsistent with the plan; (ii) advances the
public interest; and (iii) conforms with the goals of the Downtown Plan.

In this instance, BOE's failure after 18 months to take final action regarding HRD'
offer, and HCPSS' recommendation, to dedicate the Site for zero dollars consideration
demonstrates BOE's approval in this matter cannot reasonably be obtained. This fact is
exacerbated by BOE's failure pursuant to CEPPA 17 to determine whether reservation of
a (second) school site (in addition to the Fauikner Ridge site) is even necessary,
Combined with BOE's failure after more than 3 months to provide even a cursory response
to DPZ's request for BOE to review its earlier identified options for school needs (as
required by the Downtown Coiumbia Plan), the foregoing justify an adjustment to the
CEPPA timing.

HRD requests an adjustment to the CEPPA 17 timing so that CEPPA 17 will be
satisfied prior to approvaf of an SDP for the 1 ,650th residential unit. This adjustment will
accommodate pending SDP 18-005 (423 units) and a limited number (28) of additional
residential units. Based on the 2015 Schools Feasibility Update, Faulkner Ridge (#44) will
accommodate ai! elementary school students generated by 5,500 new residential units.
The adjusted CEPPA timing will allow SDP approval of only 1,650 tota! units Downtown,
This represents just 30% of the 5,500 total units that can be accommodated by Faulkner
Ridge per the School Analysis Update. Accordingly, BOE's eventual determination as to
the need for what would be a second school site wil! be completely unrelated to any school
need associated with the 1,650 units and alternative CEPPA timing here requested.

We also note the 1,650 residential units accommodated by the alternative CEPPA
timing have already passed the adequate public facilities schools test. The school needs
associated with these units have already been taken into consideration in school planning.
In fact, 3,626 totai units have passed the APF schools test, yet we are seeking alternative
timing for only 1,650 units.

Lastly, it is important to note that granting alternative CEPPA timing will promote
and facilitate the construction of additional affordable housing Downtown. A total of
approximately 18 additional affordable units witl be provided among the units authorized
by the alternative timing. Furthermore, because the 423 units in SDP 18-005 cou!d not
proceed without the alternative timing, as many as 28 tota! affordable units could be
facilitated by this request. Moreover, since these units are included among the total

Columbia Regional Office
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ACTION

Public School System

BOARD OF EDUCATION OF HOWARD COUNTY
MEETING AGENDA ITEM

TITLE: Land Bank Site for New Columbia ES DATE: January 25,2018

PRESENTER(S):
Renee M. Kamen, Manager, School Planning
J8ruce-GLst .Executive Director. Capitai Planning and Qperattons

OVERVIEW:

The need for a future elementary school within Columbia due to the projected student enrollment growth has
been documented since the 2015 Feasibility Study. Present requirements of Downtown Columbia call for
the developer to reserve a future school site if deemed necessary by the Board of Education. Howard County
Public School System staff has requested dedication of land from the Howard Hughes Corporation. The
property is described as Lot 416, Village of Hickory Ridge Section 3, Area 1, is approximately 10 acres in
size and is commonly known as Clary's Forest. The owners, Howard Hughes Corporation have agreed to

dedicate the land at no cost to the Howard County Public School System.

The property includes sufficient acreage to contain a school that meets the education specifications for an
elementary school, including parking, playing fields, and accommodations for community use.

Attachments:
1. Illustrative Concept Plan depicting school location on proposed site
2. Geographical location of site with current elementary attendance areas

RCCOMMENDATION/FUTURE DIRECTION:

Staff recommends approval.

SUBMITTED BY: APPROVAL/CONCURRENCE:

Bruce Gist
Executive Director
Capital Planning and Operations

Michael J. Martirano, Ed.D.

Superintendent

Renee M. Kamen
Manager
School Planning

Karalee Turner-Little

Assistant Superintendent
for Administrative Affairs

Anissa Brown Dennis
Chief Operating Officer
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Kurt J. Fischer
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November 8, 2018

VIA ELECTRONIC & U.S. MAIL DELIVERY

Howard County Department of
Planning and Zoning

Attn: Valdis Lazdins, Executive Secretary
3430 Court House Drive
Ellicott City, Maryland 21043
vlazdins(a~howardcount~ ~ov

Re: November 8, 2018 Planning Board Meeting
Agenda Item - CEPPA Alternative Compliance
(SDP-18-005)

Dear Mr. Lazdins:

We represent the Howard County Board of Education ("BOE") in connection with this
Agenda Item. The BOE very much appreciated the Planning Board's decision on September 20,
2018 to postpone the meeting on the Agenda Item. The BOE utilized this time to meet with
representatives of the Howard Research and Development Corporation ("HRD") and reach an
agreement regarding the need for educational facilities to serve Downtown Columbia. Pursuant
to this agreement, the BOE withdraws its opposition to SDP-18-005 and respectfully requests the
Planning Board to determine that CEPPA #17 has been fully satisfied by HRD.

Under the agreement, executed on November 8, 2018, HRD agreed to dedicate three school
sites shown on final development plans ("FDPs") for the New Town: (1) Clary's Forest which is
shown as Open Space Lot 147 on the amended FDP for the Village of Hickory Ridge, 181-A-Part
V, composed of 9.758 acres; (2) Dickinson Park which is shown on the amended FDP for the
Village of Kings Contrivance, FDP Phase 178-A-III Part II, Subdivided as Lot 293, Village of
Kings Contrivance Section 2, Area 3 Phase 2 as shown onPlat N9.4951-4953, composed of 10.708
acres; and (3) Huntington Park which is shown on FDP Phase 169-A-IV Part I, subdivided as Lot
310, Village of Kings Contrivance Section 3 Area 1 as shown on Plat No. 5563, composed of
approximately 11 acres. Further, pursuant to the agreement, the BOE determined that, as a result
of the agreement to dedicate the sites, the reservation of land pursuant to CEPPA #17 is not
necessary.

Additionally, under the agreement, HRD agreed to withdraw affidavits filed with this
Board on October 29, 2018, and the BOE agreed to withdraw any opposition to. HRD's site
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Howard County Department of
Planning and Zoning

November 8, 2018
Page 2

development plan 18-005 and to cease performance of the calculations to assess educational needs
of Downtown Columbia that are set forth on pages 24 and 25 of the Downtown Columbia Plan.

Finally, the BOE agreed that HRD's commitments will completely satisfy and forever
discharge all past, present and future obligations HRD may have to reserve, dedicate or otherwise
provide any school site or equivalent location in Downtown Columbia or at any other location in
connection with the development of Downtown Columbia with up to 6,244 net new dwelling units.

The BOE submits that the agreement with HRD is in the public interest and assures the

availability of educational facility sites serving Downtown Columbia to meet the needs of the
school system and children in the future.

As required by rule, I certify that all persons known to the BOE to have an interest in the
case are electronically copied below.

Very truly yours,

KJF:lceh

cc: Lisa Kenney (Recording Secretary Planning Board) lkenne~(a,howardcountymd.~ov
Todd Brown (attorney for Howard Hughes) TBrown(a~shulmanro~ers.com
Greg Fitchitt (Howard Hughes) Greg.Fitchitt ,howardhughes.com
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