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INTRODUCTION

Background

The Ellicott City Master Plan effort began in 1973, involved extensive
interaction with various community groups, and produced twelve "working
papers” on key plan topics, prepared over a two—year period. Major findings
and conclusions were presented in a summary planning report, titled Ellicott
City: New Life For An 0ld Town, published in August 1976.

The publication of this summary report led to the creation, in January 1977,
of the Ellicott City Citizens Advisory Committee, with responsibility to
coordinate, review and recommend steps toward implementation of the Master
Plan Report. This committee conducted a series of public meetings to discuss
the prior findings and conclusions presented in the 1976 report and in
December 1977 presented a final report, titled Ellicott City: New Life For An
0l1d Town, Final Recommendations of the Ellicott City Citizens Advisory
Committee.

The Office of Planning and Zoning, Division of Comprehensive and
Transportation Planning, sponsored the planning effort and has reviewed and
taken wunder consideration the recommendations of the Citizens Advisory
Committee.

Purpose of this Report

As a step toward implementation of the Ellicott City Master Plan Report, the
Office of Planning and Zoning has selected a series of land use and major road
proposals which are incorporated in this amendment to the General Plan for
Howard County. These proposals, which are presented in the accompanying text
and map, reflect the conclusions and recommendations of the Ellicott City
Master Plan Report and the evolving thinking of the staff of the Office of
Planning and Zoning.

Ellicott City and the 1971 General Plan for Howard County

The proposals contained herein are presented under the broad land use and
community facilities classification of the 1971 Howard County General Plan. A
major finding of the Ellicott City Master Plan Report, however, is that this
community 1is unique -- in its historic character, environmental constraints,
major activities, economic potentials, traffic patterns, government facilities
and other respects. Therefore, the broad classifications of the General Plan
cannot fully describe the specific intent in Ellicott City. The proposals
attempt to describe specific intent, within the broad classifications of the
General Plan.

Goals and Objectives

Goals and objectives are statements of "what should be.” Although they are
general, the following major goals are important guidelines for the specific
decisions relating to land use and major road proposals.

0 Preserve Ellicott City as an historic mill town, while recognizing
its unique position as Howard County's governmental center.
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s} Preserve and enhance the natural beauty of Ellicott City and its

immediate environs.

0 Develop the economic potential of Ellicott City as a pedestrian

oriented center for specialized commercial activities, governmental
functions, recreation and visitors activities.

o Preserve the broad range of housing choices in Ellicott City in a

superior 1iving environment, while respecting the environmental
characteristics of a specific area.

o Continue to provide housing choices which reflect the diversity of
the Ellicott City area.

Implementation of these major goals will involve many actions. The adoption
of land use and major road proposals is but one step in the implementation
process. The Master Plan describes numerous proposals for revitalization of
the old trade district for organizing and financing revitalization for traffic
management, historic preservation, etc. Thus, the adoption of these land use
and major road proposals should be followed by other implementation packages.

LAND USE PROPOSALS

Stable Areas — Residential

Standard Subdivision

There are several existing low density single-family subdivisions in the
study area. Most are fully developed, or almost fully developed, and are
located adjacent to collector roads. Though generally outside flood plain
areas, the subdivisions have other environmental constraints, such as
steep slopes and/or shallow depth to bedrock.

Future development in existing single-family subdivisions should be
compatible in Thousing type and density with existing neighborhood
characteristics. Site plans for any additional development should
emphasize environmental preservation and effective storm water
management. Where possible, driveway access should be to local roads

rather than directly onto collector roads.

Development Areas — Residential

Low Density — Envirommental Development

There are large areas of undeveloped or sparsely developed land in the
study area which have one or more environmental constraints -- e.g. flood
prone areas, steep slope areas, shallow bedrock areas. Furthermore, many
areas have special natural value such as mature woodlands.

The area encompassed by the study area lies entirely within and
constitutes a large portion of the Tiber River drainage basin. Increases
in storm water runoff in the Tiber drainage basin directly affect the old
trade district by dincreasing flood hazards, which in turn may reduce
property value and discourage revitalization investment. Increased storm
water runoff also damages the environmental character of the study area as
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a whole, through erosion and scouring of scenic streambeds. Therefore,
the protection of environmental values is of particular importance in the
major wundeveloped portions of the Ellicott City study area. The
undeveloped or sparsely developed portions of the study area constitute
the environs of, and lie along the approaches to the Ellicott City
Historic District and old trade district. Special attention is warranted
to preserve the aesthetic character of the District's historic radial
collector roads.

Residential development should be at low density, two dwelling units per
net acre and alternative housing types should be permitted where
environmental conditions dictate.

In addition to single-family detached housing, single-family attached
development would be permitted with a maximum of four units attached.
However, lots adjoining existing single-family developments would be
required to be consistent with that development. This flexibility in
residential development types does not dimply flexibility in overall
development density which would be maintained at two dwelling units per
net acre.

Site development plans should emphasize the protection of envirommental
values, including preservation of mature woodlands and effective storm
water management. Development of areas adjacent to the historic radial
collector roads should preserve the natural and aesthetic character of the
approaches to the Historic District. Where possible, residential access
should be directed to peripheral rather than radial roads.

Medium Density — Historic Residential

Several areas identified as existing residential enclaves are currently
being utilized for both residential and private office use. This mixed
use 1is both compatible and desirable in these areas. The land use
designation of village housing does not permit private offices except as
home occupations, while the designation of historic office would allow
these residential areas to redevelop entirely as office use.

The land use designation of historiec residential will permit residential
enclaves within the Historic District to remain residential in character
while recognizing the existence of private offices within these areas.
Historic residential will serve as a use category sharing characteristics
of both wvillage housing and historic office areas. The development
criteria for the Historic Residential use should be the same as in the
village housing, except that limited private office uses would be allowed
under certain conditions.

High Density — Village Housing

Within the Historie Distriect there are several residential enclaves of
special architectural and aesthetic character which predate Howard County
zoning controls. Existing development of these enclaves exceeds permitted
densities under current zoning, but the historic lot pattern would permit
limited dinfill residential development. The encouragement of new
residential investment, including rehabilitation, of compatible character
is dimportant in the achievement of historic preservation and downtown
revitalization goals.
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Village housing is recommended as a wuse which will permit infill
development of historic lot patterns or residential enclaves within the
Historic District at a maximum density of eight dwelling units per net
acre.

Architectural compatibility 1is regulated by the Historiec District
Commission, and may involve building height, bulk and materials, roof
character, fenestration and special features (e.g. porches). Landscape
compatibility should also be guided by the Historic District Commission,
and may involve hedge yards, raised front lawns, canopy or flowering
trees, etc. Planning compatibility should be considered 1in site
development plan review and reduction of yard, lot size, lot width and
other bulk requirements should be permitted where adverse circumstances
would not be created.

High Density - Garden Apartments

There are several existing multi-family developments within the study area
which contribute to area-wide housing needs. However, additional sites
for high density housing in the study area would violate ecological
preservation and transportation objectives, and that locations outside the
study area provide more desirable sites for high density development.

Stable Areas — Commercial

Historic Commercial

There is substantial regional market potential for the types of
specialized commercial activities which have recently been established in
the o0ld trade district. Specialized commercial activities, along with
certain office and residential uses, are readily adaptable to the building
spaces of older structures in the old trade district, and provide a basis
for its revitalization. In addition, existing =zoning does not provide
sufficient flexibility for the adaptation of old structures for new uses
to permit the old trade district to fill a new regional commercial role.
The major commercial asset of the old trade district is the uniqueness of
the collective environment shared by individual business and properties.
Enhancement of the collective enviromnment of downtown is an important step
towards vrevitalization of the o0ld trade district for specialized
commercial and related activities.

A new historic commercial zone to encourage a diverse but compatible mix
of activities in the old trade district is provided. Activities may
include convenience, commercial, specialized shopping, professional
offices, cultural and residential. The =zone should establish permitted
and special exception uses for the old trade district, along with
appropriate guidelines for these uses. Application of the historic
commercial zone is applied to the old trade district along Main Street,
and to parking areas directly accessible from Main Street.

Therefore, an important element in the revitalization of the old trade
district for specialized commercial and related activities is that of
implementing measures to improve the pedestrian environment and the
comfort, convenience, safety and pleasure of downtown visitors, residents
and employees. Elements include sidewalk paving, benches and crosswalks,

.

street activities and special functions, public toilets, on—-street parking
and deliveries.

Historic Office

An examination was made of the historic role of the hillsides overlooking
the $1d trade district and the historic relationship between commercial
activities in the old trade district and institutional, governmental,
religious and residential activities on the overlooking hillsides. It was
found that functional relationships between the downtown commercial area
and the hillside institutional areas have weakened in recent decades, and
that this trend adversely affects historic preservation and revitalization
objectives. Measures to strengthen functional relatlionships that can
unify topographically separated parts of the Historic Distriect should be
identified. The 1977 zoning regulations do not provide a useful guide for
the development of an appropriate mix of institutions, governmental and
professional offices, and residences on hillside areas within the Historic
District. The zoning regulations alone are insufficient to bring about
the most desirable development on the hillsides overlooking the old trade
district.

A new historic office zone to guide appropriate development on the
hillsides overlooking the Historic District is needed. The zone should
permit a mix of governmental functions, private offices (in converted
residences and in new structures of compatible architectural and landscape
character), residences, and supporting cultural and commercial uses. Open
spaces, landscaping and parking requirements should ensure that
development does not degrade the visual quality of existing properties.
Historic District controls should ensure the preservation of architectural
character.,

It is also necessary that major development in historic office zones be
accompanied by the preparation of an integrated site design plan which
identifies the most effective approach to achieve preservation of
architectural character, development of site amenities, controlled
conversion of existing structures for new uses, sensitive mixing of new
with existing development, improved functional relationships among public
and private offices, and more efficient access and parking.

Development Areas — Basic Employment

Areas outside the Historic District which have direct access from major
ring roads may develop in a manner relatively independent of the special
goals and criteria for the Historic District and its environs.

A basic employment land use area for development under current zoning for
commercial, 1light industrial and office uses is recommended. Traffic
access should be from U.S. Route 40. Traffic impacts on Frederick Road
and on the residential section of Ridge Road should be avoided.

Stable Area — Public/Semi-Public

Government Administrative Center

Consideration was given to the historic role of Ellicott City as a seat of
County govermment, and the expansion of government administrative
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functions at the confluence of Rogers Avenue and Court House Drive. It is
important that the provision for an efficient government administrative
center at this location is supported while at the same time recognizing
the need to minimize potential traffic impacts of such a center on the
Historic District and the old trade district.

A government administrative center land use area is established to include
the major concentration of County and State administrative offices, plus
limited private office development. Transportation systems should provide
efficient access to the administrative center from U.S. Routes 29 and 40,
yet avoid through traffic impacts on the old trade district. The County
Court House, jail and parking areas are also designated as part of the
government administrative center. The major function of the Court House
will be to house the Circuit courtrooms and related facilities.

Institutional

Taylor Manor Hospital, a large tract and significant private employment
center, is expected to remain in Iinstitutional use. Additional area
adjoining the hospital has been designated for future institutional uses
related to the hospital including housing for the hospital employees and
domiciliary care facilities. Smaller sites expected to remain in
institutional use are included in residential or historic office land use
categories.

Conservation Areas — Protection

Parks & Open Space — Regional

The extensions of the Patapsco State Park proposed by the Maryland
Department of Natural Resources preserve land of scenic beauty and
environmental sensitivity, provide needed regional recreation and open
space resources, do not impose major traffic impacts on the Ellicott City
Historic District, and offer opportunities for linkage with specialized
commercial and cultural activities in the old trade district. It dis
anticipated that the park will be expanded as proposed with the exception
of those areas which are substantially developed in residential uses.

Parks and Open Space — Wayside

Many of Ellicott City's natural assets were found to be hidden from view,
undeveloped or grievously neglected and the development of these assets is
a prerequisite to improving the environmental quality of the planning area.

The following series of complementary park and community facility
proposals to remedy current deficiencies, to promote revitalization, and
to relate particular opportunities to development concepts for the town as
a whole are recommended:

New Cut Stream Valley Park. The historic New Cut Road, the beautiful
streambed of New Cut Run, and adjacent natural areas should be
preserved and developed as a stream valley park. Low intensity open
space uses may include a walking trail and picnic areas.

Riverfront Park. A riverfront park should be developed to provide
access to the Patapsco River for residents, shoppers and visitors to
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the old trade district and to be the "hub” for a system of walking
and biking trails extending to the Patapsco State Park, Oella and New

Cut Stream Valley Park.

Patapsco Institute Preservation Area. The objective of this land use
proposal is to integrate the Patapsco Institute site and ruins into
the life of the Historic District in general and Court House Hill in
particular, without closing off 1long Trange restoration and
development options.

SPECIAL DEVELOPMENT GUIDELINES

Environmental Preservation

The findings regarding environmental constraints and their particular
gsignificance are presented in the Land Use Proposals section of this
report. These findings apply to residential and non-residential land use
proposals alike within areas of major streambeds, floodplains and steep
slopes with over 25 percent grade.

Development of any type should be strictly limited and controlled in major
streambed, floodplain and steep slope areas. Specific guidelines for
environmental preservation may vary according to the underlying land use
category. Particular attention to management of storm water runoff in the
Tiber drainage area is recommended.

Conversion Guidelines

A number of larger residences of special architectural or historic
character are located in the study area. These residences and their sites
contribute significantly to the historic and visual character of the
Historic District and its environs. However, they are threatened by
changing housing market conditions to the degree that it is increasingly
difficult for a relatively small household to adequately maintain larger
older dwellings. Housing constructed for larger households in previous
decades is less suited to the needs of smaller contemporary households.
Increased land values threaten encroachment of incompatible development on
the environs of the historic residences.

A special exception use applying to larger historic residences in the
planning area is recommended. The purpose is to permit owners to adapt to
changing market conditions while preserving the architectural character of
the structure and the environmental character of the residential property.

Special exception approval would permit conversion, remodeling or
alteration of existing structures to provide a greater number of dwelling
units while imposing minimum floor area, lot area, and off-street parking
requirements for the residential property.

Historic District

The preservation of special architectural and visual qualities in the
Historic District is important, not only for preserving history, but also
as a foundation for economic revitalization efforts. The County's
Historic District ordinance establishes appropriate general criteria for
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development applications but guidelines are needed to facilitate
administration of the ordinance in the Ellicott City Historic District,

and incentives are needed to encourage preservation efforts.

Applications should consider the architectural features and historic value
of existing structures, and the compatibility and interrelationships of
new development with its surroundings. General and detailed guidelines
should be developed for applying the criteria of the ordinance in the
Ellicott City Historic District and incentive programs should be prepared
to encourage preservation efforts.

MAJOR ROAD PROPOSALS

Increasing traffic volumes on the Historiec Ellicott City radial road
system damage the environmental, aesthetic and economic character of the
study area in general and the old trade district in particular. A large
portion of this traffic 1is through traffic having mneither origin nor
destination in the study area. The through traffie wvolumes which impact
the Historic District are relatively minor "spillovers"” from the ring road
system formed by U.S. 29, U.S5. 40 and I-70. Most through traffic in
Ellicott City could use the ring road system with little if any increase
in travel time. This is particularly the case if the ring road system is
developed according teo State highway plans. Various proposals to
accommodate regional through traffic within the ring road system, such as
a downtown bypass, have several major flaws which warrant rejection. The
existing Ellicott City radial road system is fully efficient to
accommodate all present and prospective residential and non-residential
traffic with origins or destinations in the study area.

A "traffic-to not—thru" strategy should be developed which gives priority
to specialized traffiec destined for the old trade district, residential
traffic within the study area, and to natural and aesthetic values of the
historic radial road system, and which can be implemented expeditiously
and relatively inexpensively.

Minor Arterial

Rogers Avenue

The major function of Rogers Avenue is to provide access to the government
center without attracting through traffic to the Historic District and the
0ld trade center, and to serve as one link in a series of roads connecting
U.S. Route 40 and Maryland Route 103. The secondary function of Rogers
Avenue is to provide access to adjacent residential development.
Accordingly, Rogers Avenue should be designated a minor arterial highway.

Frederick Road: Rogers Avenue to Toll House Road

The function of this section of Frederick Road is to serve as a link in a
series of roads connecting U.S. Route 40 and Maryland Route 103, and to
provide access to the government center without attracting through traffic
into the Historie District. Frederick Road from Rogers Avenue to Toll
House Road should be designated as a minor arterial highway.

Toll House Road

The major function of Toll House Road is to provide access to the
govermment center without attracting through traffic to the Historic
District and the old trade center and to serve as one link in a series of
roads connecting U.S. Route 40 and Maryland Route 103. The secondary
function is to provide access to residential development areas which could
otherwise result in direct traffic impacts onto 0ld Columbia Pike or
Frederick Road. Accordingly, Toll House should be designated a minor
arterial highway.

01ld Columbia Pike: Toll House Road to Maryland Route 103

The major function of this segment of 0ld Columbia Pike is to direct
traffic destined for the government center to Toll House Road and to
de—emphasize use of 0ld Columbia Pike by traffic with destinations east of
the Patapsco River.

0ld Columbia Pike from Toll House Road to Maryland Route 103 should be
designated a minor arterial. Redesign of the intersections is required at
Toll House Road-0ld Columbia Pike and at Maryland Route 103-U.S. Route 29.

Court House Drive: Rogers Avenue to Ellicott Mills Drive

The major function of this segment of Court House Drive is to provide
access to the government center at Rogers Avenue. A secondary function is
to serve as one link in a series of roads connecting U.S. Route 40 and
Main Street to provide access to Baltimore County. This segment of Court
House Drive should be designated a minor arterial highway.

Ellicott Mills Drive

The main function of this road is to provide access to the 01d Trade
District from U.S. Route 40 and to serve as one link in a series of roads
connecting U.S. Route 40 and Main Street, providing access to Baltimore
County. Therefore, Ellicott Mills Drive should be designated a minor
arterial highway.

Main Street: Ellicott Mills Drive to Patapsco River

The major function of this segment of Main Street is to serve as one line
in a series of roads connecting U.S. Route 40 and Baltimore County. This
segment of Main Street also provides access to the 0ld Trade District,
where traffic signals, crosswalks and other measures should be applied to
enhance the shopping and cultural environment. Main Street from Ellicott
Mills Drive to the Patapsco River should be designated a minor arterial
highway (Historic).*

#The "Historic" road designation implies design criteria and special 1land
development controls to preserve the historic quality of the District. Major
design elements involve right-of-way width, pavement width, mninimum design
speed, maximum grade and maximum degree of curvature. Flexibility should be
employed in applying these design criteria to specific situationms. Typical
cross section to address historiec roads should be developed. Special land
development controls involve buffering, setbacks and clustering and should
limit road access to properties at selected points. The subdivision and land
development regulations should be amended to incorporate these controls, where
necessary.
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Major Collector

Ridge Road: Non-residential Segment

The major function of Ridge Road should be to provide access from U.S.
Routes 40 and 29 to non-residential development areas of Rogers Avenue.
The Ridge Road residential neighborhood should be protected from through
auto traffic and Ridge Road should not be used for access to the
government center. The non-residential segment of Ridge Road should be
designated a major collector highway.

Main Street: Rogers Avenue to Ellicott Mills Drive

The predominant uses located along this segment of Main Street are
roadside residences, many of which are historic, some in deteriorated
physical condition, mostly affected by close proximity to heavy traffic
volumes. Scattered among the residential properties are non-residential
uses, some of which have a blighting influence on the residential
enviromment. Measures to minimize traffic impacts on the residential
environment are required. Main Street from Rogers Avenue to Ellicott
Mills Drive should be designated a major collector highway (Historic).

01d Columbia Pike: Toll House Road to Main Street

The predominant uses located among this portion of O0ld Columbia Pike are
roadside residences. Measures to minimize traffic impacts on these
roadside residential enviromments are required. Where possible, new
development should have access to peripheral roads rather than direct
access to 01d Columbia Pike. Accordingly, 01d Columbia Pike from Toll
House Road to Main Street should be designated a major collector
(Historic).

Minor Collector

New Cut Road

The major function of this historic road is to provide access from
Maryland Route 103 to institutions along New Cut Road: Taylor Manor
Hospital, New Cut Stream Valley Park, future uses of a former elementary
school site, and St. Paul's Church. Use of New Cut Road for access to
Baltimore County or government centers east and north of the old trade
district should be de—emphasized. As an element in the proposed stream
valley park, the scenic qualities of the historic road should be
preserved, and appropriate roadside parking and picnic areas provided.
Where possible, new development should have access to peripheral roads
rather than direct access to New Cut Road. Therefore, New Cut Road should
be designated a minor collector highway (Historic).

College Avenue

The functions of College Avenue are to provide access to Taylor Manor
Hospital, future uses of a former elementary school site, St. Paul's
Church, the Patapsco State Park, scattered residences and large areas of
future low density vresidential developments. Where possible, new
development should have access to peripheral roads rather than direct
access to College Avenue. Therefore, College Avenue should be designated

a minor collector highway (Historic).
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Court House Drive: Ellicott Mills Drive to Court House

The major function of this segment of Court House Drive is to provide
access to the office, institutional and residential uses in the viecinity
of the County Court House. This segment of Court House Drive should be
designated a minor collector highway.
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