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Introduction

1. Master Plan Team
• Mahan Rykiel Associates

• RK&K

• Land Studies

• Arnett Muldrow Associates

• Preservation Consulting

• South Coast Consulting

2. Presentation Focus

3. Online Engagement Summary



Presentation Focus

1. Grounded in:
• Safe and Sound Flood Mitigation

• Online Engagement 

2. Master Plan Guidelines and Concepts (updated and those still 
relevant)

• Part I: Plan Frameworks

• Q&A

• Part II: Concepts by Area

• Q&A

3. Additional Online Engagement 



Online Engagement Summary

Summer Online Open House

• Open from July 26 to August 11, 2019

• 93 participants

• Broad range of comments; diversity 

of opinions; themes on topics and 

geographic areas summarized

• Summary available on 

www.howardcountymd.gov/ecmp



Master Plan Guidelines 

and Concepts

• Vision + Goals

• Plan Frameworks

• Concepts by Area
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Vision + Goals



Ellicott City Safe and Sound

Ellicott City Safe and Sound Goals:

• Ensuring Public Safety

• Supporting Business and Property Owners

• Retaining Ellicott City’s Historic Charm

• Developing a More Inclusive, Community-Driven Process



Safe and Sound

Safe and Sound dry 

flood mitigation 

ponds to be 

implemented (typ.)

Safe and Sound 

conveyance 

improvements in 

the core

Note: Diagram shows Safe and Sound 

conveyance improvements associated 

with flood mitigation option 3G.7.0. 



Vision

Ellicott City and its watershed is a model, 

resilient community that thrives by protecting its 

people, commerce, history, culture and natural 

environment; and by enhancing its vibrant and 

authentic character.



#3 PLAN FOR ECONOMIC SUCCESS

#4 ENHANCE THE EXPERIENCE

#5 PROTECT AND PROMOTE THE IDENTITY

#6 ORGANIZE FOR SUCCESS

#2 MANAGE WATER QUANTITY AND PROTECT WATER QUALITY

Goals

#1 PROTECT OUR RESIDENTS, EMPLOYEES AND VISITORS



Part I:                                  

Plan Frameworks



Plan Frameworks

1. Flood Mitigation

2. Environmental Sustainability

3. Transportation and Parking 

4. Economic Development

5. Community Character + Placemaking



1. Flood Mitigation

Guidelines

1. Help achieve other planning goals through flood mitigation projects, 
whenever practical.

2. Monitor and evaluate the need for additional flood mitigation projects 
after Safe and Sound projects have been built.

3. When planning additional flood mitigation projects, include strategies 
to reduce the impacts associated with storm debris.

4. When planning additional flood mitigation projects, consider and 
explore ways to minimize flood impacts from the Patapsco River.



Flood Mitigation

Debris Management and Stream Restoration

Direct debris to banks 

to allow flow through 

middle of channel

Steel vertical snares in 

lower channels (logs in 

upper channels)

Potential Overlook 

#1: New Cut  

#2: Tiber

#3 Hudson

Debris snares and vegetation 

management to occur in multiple 

locations along each stream channel.   

Debris Snare                                                       

(Natural – Upper Channels)

Debris Snare                                                       

(Steel – Lower Channels)

Stream Restoration Priorities



Flood Mitigation  

Patapsco River Opportunity

• Coordination with Baltimore County

• Wilkins Rogers Mill Site

• Sensitivity Analysis

• Opportunity to Restore Patapsco 

River Floodplain?



2. Environmental Sustainability

Guidelines

1. Uncover and restore streams that are piped below ground whenever practical.

2. When planning improvements, increase green space, wherever possible.

3. Employ permeable surfaces, including permeable pavement, and other green 
infrastructure wherever they best achieve environmental goals.

4. Increase tree canopy, where possible.

5. Aesthetically integrate environmental site design features, such as micro-
bioretention, into surrounding landscapes.

6. Use a variety of implementation techniques to protect and enhance the 
watershed’s green infrastructure network along the Patapsco Riverfront.



Environmental Sustainability

Channel

 Consistent terrace widths 
parallel to Main Street

 Existing curb/sidewalk 
configuration

 Use of foundation walls –
seat walls, railings and 
interpretation

Green Infrastructure

Permeable Paving and Bio-Retention

Tree Canopy

Green Wall (Clarksville Commons) 

Permeable Paving (Savage Library)

Green Roof

Rain Gardens



Environmental Sustainability

Protected Lands Serve as the Foundation 

for the Green Network



3. Transportation and Parking

Transportation Guidelines

1. Support alternative ways of getting around (walking, bicycling, shuttle, and 
regional transit) through the transportation network.

2. Make the experiences of a pedestrian more enjoyable than currently exist.

3. Make sidewalks and paths more accessible, to more people.

4. Link nearby neighborhoods to downtown with new pedestrian and bicycle 
paths.

5. When designing streetscape improvements, enhance visual and physical 
access to high ground.



Transportation  

College Ave

Old Columbia Pike

Frederick Road



3. Transportation and Parking

Parking Network Guidelines 

1. Be comprehensive in the overall parking strategy for Ellicott City and consider the 
alternative ways people get around.

2. In the near-term, restrict on-street parking where flood risk is greatest. 

3. If on-street parking is restricted, accommodate short-term needs (drop-off, 
loading, and deliveries).

4. Over time, locate most off-street parking out of flood-prone areas.

5. While the location of parking may change over time, plan for overall parking 
supply to meet typical demand.

6. When new parking is being planned to meet supply, balance the number of 
spaces against other site opportunities and the surrounding character. 



Parking Network

EXISTING PARKING
Lot A = 76

Lot B = 24

Lot C = 31

Lot D = 238

Lot E = 28

Lot F = 95

Lot G = 47 (Temporary)

On-Street = 85

Courthouse = 275

TOTAL = 852 spaces(899)

Potential Areas for Reduced Parking

Best Opportunities to Increase Parking



Short-Term to Long-Term Transition 

Parking Network

Valet “Branded” Shuttle System



Parking Network

Wayfinding



4. Economic Development

Guidelines

1. Ensure customer and visitor access to downtown businesses during construction.

2. Coordinate efforts to draw customers downtown during project construction.

3. Design new buildings to accommodate the future expansion of successful businesses.

4. To support a critical mass of activity, primarily cluster commercial uses primarily along 
Main Street.

5. Protect and enhance Ellicott City’s historic and distinctive character and view this 
character as intrinsic to the town’s economic value.

6. To support sustained investment in historic buildings, enhance and celebrate 
downtown as an attractive place to shop, live, and work.



Economic Development

2017 Zip Code Survey of Ellicott City 
businesses

• 2,273 visitors

• 396 Unique zip codes

• 38 States plus Washington DC

• 4 foreign countries

Survey Identified Primary and Secondary 
Trade Areas

• PTA

• 21043 Ellicott City

• 21042 Ellicott City

• STA

• 21228 Catonsville

• 21045 Columbia

• 20144 Columbia

• 21163 Woodstock

• 20175 Elkridge



Economic Development

Market Findings

• Both the Primary Trade Area (PTA) and 
Secondary Trade Area (STA) experienced 
increased sales from 2017 to 2019. 

• However, consumer spending in these areas 
increased at a greater rate.

• The retail leakage (loss of sales to other 
regions) is even greater than in 2017.

• The general categories of opportunity are 
largely the same. 

• One category that increased significantly in 
leakage in the 2019 is pharmacies and drug 
stores, so that could also represent an 
opportunity. 

$1,375,724

$1,462,429

$2,756,837

$3,036,276

$3,946,094

$4,338,774

$4,486,015

$6,693,152

$11,970,562

$26,751,990

$29,370,770

$52,092,149

$67,744,146

$86,946,509

Doughnut shops

Luggage and leather…

Florists

Office supplies and…

Art dealers

Coffee shops

Specialty food stores

Home furnishings…

Drinking places…

Full-service restaurants

Furniture stores

Limited-service…

Pharmacies and…

Grocery stores

2019 Retail Leakage in Select Categories, PTA



Economic Development

• Opportunities for downtown exist in key 
categories
• Restaurants (both full-service and 

limited service)
• Furniture & Home Furnishings
• Specialty Food Stores & Grocers
• Pharmacies & Drug Stores

• Arundel Mills skews the clothing data for 
the Secondary Trade Area, but the mall 
should not be viewed as a direct 
competitor with the specialty shopping 
in Ellicott City.



Economic Development

Community Branding / 

Brand Extension



Economic Development



5. Community Character + Placemaking

Guidelines

1. Consider character-based development regulations, such as form-based codes, for downtown, 
surrounding areas and corridors to better reflect the historic atmosphere.

2. Include flexible outdoor spaces that can be used by the public for a variety of events and 
purposes.

3. Integrate art where possible.

4. Provide interpretive signs, displays and features to increase public awareness of Ellicott City’s 
heritage.

5. Provide interpretive signs, displays and features to increase public awareness of Ellicott City’s 
flood risk.

6. Interconnect public outdoor spaces, parks and open areas in the downtown with a hierarchy of 
sidewalks and paths.



Character-Based Codes

• Frederick-St. John’s District

• Ridge Road Gateway District

• “Central West End” (West End Service Site)

• “East Gateway” (Baltimore County)

• Areas within the Core

Community Character + Placemaking



Community Character + Placemaking

Avoid: Site designed to fit architecture Encourage: Architecture designed to the site

Avoid: Site designed to fit architecture



Community Character + Placemaking

Existing and Future Opportunities 

(Public and private properties to consider in 

overall planning context)

Pedestrian Connections  

(Existing or future opportunity)

R
o
g
e

rs
 A

v
e

Long-Term Open Space and Cultural Resource Network

Should private property owner 

desire to redevelop, as 

illustrated on slide 57



Community Character + Placemaking



Q&A



Part II:

Concepts by Area



Significant Opportunity Areas and Cultural Resources

Significant publicly and privately-owned cultural resources to consider in overall 

planning context (protection, views and connections)

Primarily County-owned property and 

opportunity sites

Significant private property opportunity 

sites, should current uses ever change



Concepts by Area

1. Streetscape

2. West End  

3. Ellicott Mills Gateway Area (Lot F, Lot G, Heritage Center)

4. Upper Main (Lots D and E)

5. Courthouse Hill

6. Lower Main

7. Riverfront



Streetscape

Guidelines

1. Design streets, sidewalks and associated pedestrian areas to be 
simple, consistent and authentic.

2. Use flood resilient materials and construction methods.

3. Integrate visible and audible emergency alert systems into the design 
of streetscapes.

4. Consider potential impacts from storm debris in the design of streets, 
sidewalks and associated pedestrian areas.



Streetscape (Long-Term)

Potential 

Traffic Circle

Rename to “Main Street”

New Sidewalks

On-Street Parking/Drop-Off/                          

Delivery

Crosswalks

New Curb Bump-Outs



Rename to “Main Street”

Streetscape (Long-Term)

New Sidewalks

On-Street Parking/Drop-Off/                        

Delivery
Crosswalks

New Curb Bump-Outs



Streetscape

46



Streetscape

Simple Streetscape Geometry



Streetscape

Material Treatment (Option 1)

Material Treatment (Option 2)



Streetscape

Implementation BEFORE Safe and Sound Flood Mitigation

Expanded North Side Sidewalk at Extended “Bumpouts”



Streetscape

Implementation AFTER Safe and Sound Flood Mitigation

Implementation AFTER Safe and Sound Flood Mitigation (Alternate)



Streetscape  

Granite Curb and Focus Area Paving Locations

Crosswalk and Curb Bump-Out Locations



Streetscape

Potential Lower 

Main Street 

Mountable Curb

(Assume 3’ lane shift 

to the south)



Maryland Avenue Typical Day

Streetscape
Opportunity to explore 

as culvert design is 

being developed



Maryland Avenue Event

Streetscape
Opportunity to explore 

as culvert design is 

being developed



Streetscape



West End  

1. Consider the West End an extension of “Main Street” for streetscape 

planning.

2. Incorporate traffic calming into streetscape improvements throughout 

the West End.

3. Plan for long-term opportunities related to the West End Service 

property, should the current use change.



West End Main

“Central West End”

 Long-term opportunity

 Should private property 
owner desire to redevelop

 Floodplain restoration

 Open space

 New land uses integrated 
with surrounding 
neighborhoods

57

New land uses integrated with 

surrounding context (potential 

maker’s spaces?)

Roger Carter 

Community 

Center

New land uses 

integrated with 

surrounding 

neighborhoods

Potential park 

space and 

floodplain 

restoration

Interconnected 

pedestrian and 

open space 

network



“Central West End” (Potential Maker’s Spaces)

58



Ellicott Mills Gateway Area  

Guidelines

1. Design the tunnel entrance to seamlessly blend with its surroundings.

2. Design the tunnel entrance to minimize risks to people.

3. When planning any new structures near Parking Lot F, consider and reduce 
potential visual impacts to the Barnard Fort House and Heritage Center.

4. Use sidewalks and paths to interconnect parking areas with heritage resources, 
including the Barnard Fort House and Thomas Isaac Log Cabin.

5. Design the area surrounding the Thomas Isaac Log Cabin as an integral part of a 
gateway entrance to Ellicott City.

6. Coordinate plans for Parking Lot G with plans for Parking Lots F and D.



Ellicott Mills Gateway Area  

A A1

Potential Park

Barnard Fort House 

and Heritage Center

Tunnel 

entrance 

area

Parking 

(165-250) Potential 

future active 

uses

Stream 

restoration / SWM



C

Ellicott Mills Gateway Area  

B

Parking closer 

to street with 

expanded 

viewshed 

between 

Heritage 

Center and 

Main Street

Expanded stream 

restoration / SWM

Multi-use parking 

and park space

Single bay 

deck  

Further expanded 

viewshed between 

Heritage Center and 

Main Street                          

(112 spaces)



Ellicott Mills Gateway Area  

Potential parking deck

2-3 levels – 165-250 spaces                    

(95 originally in Lot F)

Naturalized 

channel 

opportunity

Base flow

Tunnel 

entrance 

area

Potential 

amphitheater

SWM/stream restoration



Ellicott Mills Gateway Area  

Gathering area

Naturalized / “daylit” 

channel opportunity

Gateway 

park

Meadow



Parking / 

event area

Naturalized / “daylit” 

channel opportunity

Gateway 

park

Meadow

Ellicott Mills Gateway Area  



Upper Main / Lot D

Guidelines

1. When redesigning Parking Lot D, include environmental site design features such as 
micro-bioretention.

2. If expanding and naturalizing the existing stream channel in Lot D, design the expanded 
channel to serve as a public park and gathering space.

3. When designing any new structures in Lot D, minimize any impacts to the overall quality 
and flexibility of the space.

4. Consider views and vistas in the design of enhancements to Lot D.

5. Allow for and accommodate public events and celebrations in Lot D.

6. Maximize the number of parking spaces in Lot D.

7. Phase changes to Lot D with flexible designs to avoid precluding future opportunities.



Potential for 

naturalized channel

Potential Tiber 

diversion culvert

Naturalized, Green Channel Opportunities

Lot G

Lot F

Lot D



Upper Main / Lot D

Existing A – Reorganized Surface 

Parking + Green Channel

Existing surface parking

238 spaces

162 spaces (238 existing)

140 spaces (238 existing)

A 1– Reorganized Surface Parking 

+ Green Channel + Bioretention



Upper Main / Lot D

B – Future Wrapped Deck + 

Activated Channel

B1 – Future Wrapped Deck + 

Activated Channel + Green Roof

420 spaces, 4 levels                              

(238 existing)
300 spaces, 3 levels + green roof                             

(238 existing)



Upper Main / Lot D

Bioretention

Re-organized surface parking

140 spaces (238 existing)

Potential diversion culvert

Expanded naturalized channel 

open space

A1

Potential permeable paving



Upper Main

Bioretention opportunity

Potential diversion culvert

Expanded naturalized and activated 

channel (pedestrian access to stream) 

Wrapped 3-4 level deck (mixed use)

300-420 spaces (238 existing)

Potential upper level access 

and associated traffic control

Turnaround zone

Green roof opportunity

B1



Upper Main / Lot D

Potential Green Roof



Upper Main/ Lot D

https://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&cad=rja&uact=8&ved=0ahUKEwjs77KFh9vZAhWBmeAKHVEXCHMQjRwIBg&url=https://www.pinterest.com/pin/75576099966685496/&psig=AOvVaw0C6Ty3g9B_c9fFScY81khP&ust=1520541069047873


Courthouse Hill

Guidelines

1. Incorporate in redevelopment a mix of uses that complement and 
support Main Street businesses and adjacent historic attractions.

2. Through site design, establish an interconnected street and 
pedestrian network that provides clear connections to Main Street.

3. Enhance the visual and physical connections to Mt. Ida and the 
Patapsco Female Institute through redevelopment.

4. Disguise and wrap any parking structures with active uses and 
provide public parking. 



Courthouse Hill



Lower Main

Guidelines

1. Restrict public access to the channel to minimize risks to people.

2. Design the stream channel, culverts and surrounding space to serve as a focal point 
– inviting people to view the Tiber.

3. Incorporate historic building elements in the design of the stream channel, culverts 
and surrounding space to the extent practical, and to the extent they will be protected 
from damage.

4. Use materials and design that is compatible with historic channels and surroundings.

5. Maximize views of the B&O Railroad Museum from key locations.

6. Accommodate various events and celebrations with multi-functional public spaces.

7. Provide access to high ground where possible. 



Lower Main 

76

Bridge and ramp to 

St. Paul Street

“St. Paul Terrace Park”

Proposed 

culverts

Potential deck 

overlooking channel

“B&O 

Square”



Lower Main
Opportunity to explore 

as culvert design is 

being developed

B&O Railroad Museum



Lower Main 

78

Potential upper-level 

deck overlooking channel

“St. Paul Terrace Park”

Caplans

Building

Shoemaker 

Building



Lower Main 
Potential upper-level deck 

overlooking channel

“St. Paul 

Terrace Park”

Bridge and ramp to 

St. Paul Street

Caplans

Building

Shoemaker Building



Lower Main 

80
Shoemaker Building



Lower Main  

“St. Paul Terrace Park” Opportunity

“Existing Channel Bottom



Lower Main 

82

Shoemaker 

Building

Caplans

Building

“St. Paul 

Terrace Park”



Lower Main 

83





Previous view

Shoemaker Building upper two 

floors (important façade 

treatment)

May be opportunity to introduce 

windows along rear facades



Lower Main



Lower Main

B&O Railroad 

Museum

Tea on the Tiber 

Building



Lower Main  Interpretation Opportunities 

“Connect the Dots”  Boulder, CO                             

Credit: Mary Miss



Riverfront

Guidelines

1. Design the tunnel outfall to seamlessly blend with its surroundings.

2. Design the tunnel outfall to minimize risks to people.

3. Enhance views to the Patapsco River and the B&O Railroad Museum for the visitor’s gateway 
experience into Ellicott City.

4. Provide safe and inviting pedestrian and bicycle access between Baltimore County and Ellicott City.

5. If building new pedestrian and bicycle bridge across the river, make it an attraction with a signature 
design that best reflects its context.

6. If building a parking structure in Lot A, allow a direct connection to the Trolley Line #9 Trail.

7. Maximize accessible riverfront park space.

8. Design Parking Lot B as multi-use parking and park space.



Riverfront  

90



Riverfront  

91

Potential Deck

(140-210 spaces, 3-4 L)

Potential Enhanced Riverfront 

Park (Coordination with 

Baltimore County and Oella
Potential tree limbing

to open views to river 

Area to limb trees and  

open up views to B&O 

Railroad Museum 

Potential Riverfront Park 

(permeable paving and boardwalk)

Tunnel outfall                

(location TBD)

Potential 

bike/ped bridge 

(signature design)

Construction 

access



Riverfront  

92

Flex-parking/gathering space 

(tree islands, permeable paving and boardwalk):                 

20 spaces (24 existing)

Potential 

enhancements to 

existing bridge for 

improved bike and 

pedestrian access

ADA ramp to Trolley 

Line #9

Tunnel outfall                      

(location TBD)

Construction 

access
Area to limb trees and  

open up views to B&O 

Railroad Museum 



Riverfront  

Potential Enhanced Riverfront 

Park (Coordination with 

Baltimore County and Oella

Potential 

bike/ped bridge

Potential Multi-Use Riverfront 

Park/Parking Lot

“B&O Square”

Area to limb trees and  

open up views to B&O 

Railroad Museum 



Riverfront  

Potential Enhanced Riverfront 

Park (Coordination with 

Baltimore County and Oella

Potential 

Bike/Ped 

bridge

Potential 

Riverfront 

Park and/or 

Parking Lot

Potential 

Boardwalk



Riverfront



Next Steps



Next Steps

1. Survey and online review

2. Draft plan preparation

3. Draft open house 



Q&A


