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WINTER 2024

Project Initiation
Baseline Analysis 

and Project Kickoff

Preferred Master 
Plan Refinement 
and Presentation

Market Evaluation 
and Opportunity Master Plan 

Public Draft

Master Plan 
Options 

Development and 
Presentation

Master Plan 
Legislative Draft
Planning Board 

Recommendation
and Council Adoption

Gateway Master Plan Timeline

STAKEHOLDER ENGAGEMENT

ÅPublic Engagement Activities

ÅCommunity Surveys

ÅAdvisory Committee Meetings

ÅStakeholder Interviews and Focus Groups

ÅPlanning Board Meetings

ÅCounty Council Meetings

Preliminary 
Site Concepts 
Development 

Current Stage

SUMMER/ 
FALL 2025SPRING 2024 SUMMER 2024 FALL 2024 WINTER/ 

SPRING 2025



INNOVATION 
DISTRICTS
AND MARKET 
OPPORTUNITIES
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Transforming  Gateway 
from Business Park to 

Innovation District



6

Business Park Versus Innovation District

COMPONENT BUSINESS PARK INNOVATION DISTRICT

Industrial Uses

Commercial Office Uses (traditional office space)

Innovation Office Uses (flexible space ideal for collaborations)

Labs

Shared Facilities in an Innovation Core / Center

Networking Assets

Programming to Support Companies of all Sizes

Focused in Strategic Sectors and Industries

Community Walking / Biking Trails 

Intentional and Targeted Development 

Strategic Connections to Academic Institutions

Overarching Marketing and Promotional Campaigns

Focused Tenant Recruitment to Support the Broader Development 

Mixed -use Development, including Commercial, Housing, and Retail

Multi -modal Connectivity to Surrounding Areas



Why an Innovation District?

Innovation Districts 
enable individuals and 
organizations across 
industries to address 
common challenges 
related to:

Accessing resources

Commercializing research discoveries

Building a thriving talent pipeline in 
strong and emerging industries

Establishing pathways to economic 
revitalization

Creating jobs that support financial 
well -being

Strengthening social and professional 
networks

Providing space and opportunity for 
collaboration and partnership



Key Features of an 
Innovation District

Programming
(i.e., networking, 

accelerators, 
incubators)

Academic and 
Industry 

Partnerships

Mix of Land Uses
(mixed - use 

facilities such as 
housing, retail 

and employment 
uses)

Quality of Life 
Enhancements

Focus on Live -
Work - Play 
Offerings
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Key Market Opportunities

Location Ṿ Major road access (I -95, MD -
175), BWI, Fort Meade, Downtown 
Columbia 

General Plan, HoCo By Design

Existing employment hub - already a 
magnet for key industries and their 
workforce

MIC, strong asset and 
potential as a future 
anchor to the District

GATEWAY OF 

TODAY
approximately

1,100 acres
of commercial and industrial 

properties

140 individual properties

Car-oriented built environment 
26% of land is surface parking



Priority Industries



Market Opportunity 
(over 30 yrs)

units in 30 years

4,500 -6,600
(Stacked) Townhomes in 

30 years

1,200-1,800
MULTI -FAMILY MISSING MIDDLE

additional gross square 
footage of employment -

oriented uses (commercial 
and innovation office)

4,711-8,126

NEW JOBS

8.4% (Low estimate) Ṿ 
10.3% (High estimate) of 
gǍʌǸʭǍʳẏɾ ǸɾʌȡɃǍʌǸǱ 

future share of all industry 
jobs in Howard County 

NON -RESIDENTIAL SF

1M-1.8M

JOBS



Vision and 
Frameworks

o Vision 

o Conceptual Framework

o Illustrative Site Plans

o Open Space Framework

o Focal Points/Distinctive Spaces
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Å Integrates an open space network 
with distinctive spaces , including a 
Woonerf, urban plazas at nodes, 
pathways, and more  

Å Incorporates a street network that 
follows existing property lines and 
creates more walkable blocks

Å Maximizes visibility from outside 
Gateway by locating a mix of uses 
and allowing taller buildings with an 
employment focus along I -95

Å Creates multiple nodes of activity 
with higher development 
intensities , anchored by new and 
existing assets and opportunities for 
urban plazas that activate public 
realm and encourage innovation.

Å Optimizes the mix of uses ṽsuch as 
multi -family residential, office, and 
innovation spaces ṽalong public 
focal points such as the Woonerf and 
urban plazas at nodes.

Å Creates an opportunity for a transit 
way along the CSX multi -modal 
corridor and medium -high density 
residential development 
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Conceptual Framework
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The Illustrative Site Plan 
ȡɾ ǍɅ Ǎɶʌȡɾʌẏɾ ǱǸɳȡǪʌȡɐɅ 
that includes the 
Innovation Hub, new site 
access from MD -175, the 
open space framework, a 
multimodal street 
network of walkable 
blocks, and a mix of uses

The site plan and 3D renderings in this 
presentation are conceptual and 
intended to convey general design 
vision; they do not represent the final 
design nor proposal for redevelopment

Illustrative Site Plan
(30 YEARS VISION)
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Illustrative Site Plan
(BEYOND 30 YEARS)

The Illustrative Site Plan 
ȡɾ ǍɅ Ǎɶʌȡɾʌẏɾ ǱǸɳȡǪʌȡɐɅ 
that includes the 
Innovation Hub, new site 
access from MD -175, the 
open space framework, a 
multimodal street 
network of walkable 
blocks, and a mix of uses

The site plan and 3D renderings in this 
presentation are conceptual and 
intended to convey general design vision; 
they do not represent the final design nor 
proposal for redevelopment
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Woonerf Columbia Gateway Drive Linear Park Urban Plaza

Neighborhood Park Pocket Park Multi -Modal Corridor

Open Space Framework
OPEN SPACE TYPOLOGIES
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Open Space Framework
A connected network of distinctive spaces

Å >ɶǸǍʌǸ Ǎ ẌʌțǸɶǸṞ ʌțǸɶǸẍ 
with a network of 
shared open spaces

Å Could be publicly 
owned, or privately 
owned and publicly 
accessible

Å All locations on the 
map are conceptual



The Woonerf: A Living Street

Å ! ğɐɐɅǸɶȒ ṵẌñʌɶǸǸʌ Ȓɐɶ 
Living)is a Dutch term 
for a street shared by 
pedestrians, bikes and 
slow -moving cars

Å Designed to force cars 
to travel at low speeds

Å Creates a shared public 
space to encourage 
human interaction

Å The concepts entails 
removing the curbs, 
blurring the line 
between streets and 
the sidewalks
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Active Ground -floor Uses
Encourage ground -floor uses that generate 
foot traffic and contribute to activating the 
public realm

Community Services
Concentrate civic and 
community uses along nodes

Flexible Open Spaces
Adaptable spaces that accommodate 
changes in how people use the space to 
ensure liveliness throughout the day and 
year

Outdoor Comfort
Recommend providing shade by integrating 
canopies trees or shade structures into the 
design of public outdoor spaces

Urban Plazas at Nodes
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Columbia Gateway Drive 
Linear Park

Å Transforming the 
existing trail into a 
linear park

Å Wider bike/jog path

Å Added greenery, 
seating areas, and a 
park like experience
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CSX Multi -Modal Corridor

Å Repurposing of the CSX 
rail tracks

Å Short -term focus on 
creating a corridor that 
allows pedestrians, 
bicycles, and micro -
mobility devices (like 
scooters) to circulate 
safely

Å Mid -term potential to 
integrate rubber wheel 
transit or trolley



Key Recommendations

ÅCreate focal points for Gateway through its open spaces

ÅEstablish an interconnected network of open spaces that is 
convenient, accessible, flexible, and sustainable

ÅExplore public -private partnership models and funding 
mechanisms for dedication, construction, maintenance and 
management of future open spaces 

ÅConsider a combination of incentives, planned acquisitions, 
and requirements for the creation of publicly accessible 
open space



Redevelopment 
Approach

o Redevelopment Approach

o Subareas

o Land Use Mix

o The Nodes

o Building Height and Urban Form

o Affordable Housing

o Alternative Zoning Tools

4
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Å The plan is organized into nine subareas

Å Boundaries are based on parcel lines, adjoining 
uses, and proximity to new and existing assets.

Å The subareas will  provide a more manageable 
framework for:  Zoning, public infrastructure 
priorities, open space, public amenities, urban 
form and character while  offering flexibility of 
land use

Å The subareas are as follow:

1. John McAdam Drive
2. Benjamin Franklin Drive
3. Columbia Gateway Drive
4. Eli Whitney Drive
5. Alexander Bell Drive
6. Snowden River Parkway
7. Robert Fulton Drive
8. Guilford Forest
9. Snowden Square

Redevelopment Approach
SUBAREAS
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Å Employment focused areas are 
intended to be located along main 
public roads and in or near areas with 
visibility from external roads. These 
areas include  Subarea 1, Subarea 2, 
Subarea 5, Subarea 6 and Subarea 7.

Å Residential focused areas are 
recommended in locations adjoining 
existing residential communities, 
including Subarea 8 and 9.

Å Areas with a dual focus are include 
Subarea 3 (anchored by the Woonerf), 
and the nearby Subarea 4.

Redevelopment Approach
SUBAREAS AND LAND USE MIX

Land Use Mix Targets - Employment
Non -residential:  70% - 100%
Residential:  0 Ṿ 30%

Land Use Mix Targets - Residential
Non -residential:  10% - 35%
Residential:  65% - 90% 

Land Use Mix Targets Ṿ Dual Focus
Non -residential:  40% - 60%
Residential:  40% - 60%
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MIXED -USE EMPLOYMENT  
FOCUS AREAS 

MIXED -USE RESIDENTIAL  
FOCUS AREAS 

MIXED -USE DUAL
 FOCUS AREAS

Allow for medium to high -density mixed -use 
development with a focus on employment . 
In general, these employment focused areas 
are intended to be located along main public 
roads and in or near areas with visibility from 
external roads. 

Allow for medium to high density mixed -use 
development with a focus on residential 
use.  

Allow for medium to high density mixed -use 
development with a dual focus on 
employment and residential uses.

Redevelopment Approach
LAND USE MIX

Note: The provided list of uses is not 
exhaustive and there may be other 
potential uses included; the goal is to 
allow a mix of uses in all subareas

Potential Uses

ÅOffice
ÅResearch and Development
ÅCommercial
ÅRetail
ÅSupporting Industrial
ÅHotel
ÅMulti -family residential
ÅDense missing middle housing (such as stacked townhomes and multiplexes)
ÅCommunity facilities/institutions and Educational uses
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Higher development intensities (and/or taller 
buildings); form allowing for activating uses , 
concentration of retail uses, anchored by new and 
existing assets. 

Envisioned nodes on conceptual map include:

Å MIC/Innovation Hub Node Ṿ along the woonerf

Å Mid -Point Node Ṿ along the woonerf

Å TOD Node Ṿ along the woonerf at the 

intersection of Robert Fulton

Å John McAdams Node Ṿ at the intersection of 

the extended street

Å Benjamin Franklin Node Ṿ at the intersection of 

the extended street

Å And future nodes in Subarea 9 near Snowden 

River Parkway, and in Subarea 5 close to 

Alexander Bell Drive

Some nodes could be the earliest locations for 
development activity in Gateway

Redevelopment Approach
THE NODES

University of Maryland, Health Science Research Facility III (HSRF III)


