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Approved Maximum Building Height Plan 
Downtown Columbia Plan- General Plan Amendment 

MAXIMUM BUILDING HEIGHT 
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Aerial View Looking East 

MAXIMUM BUILDING HEIGHT 

Warfield Neighborhood Gateways and Vistas Diagram 
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BUILDING SEPARATION (PLAN VIEW) 

Horizontal separation between the site 
and existing buildings is greater than 
proposed maximum building height. 

The Cove and site are separated by an 
intermediate arterial roadway and 
landscape buffer. 
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View South of Little Patuxent Parkway (at intersection with Governor Warfield Parkway) View East of Governor Warfield Parkway (at intersection with Little Patuxent Parkway) 

View South of Windstream Drive (at intersection with Governor Warfield Parkway) 
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View of Windstream Drive Looking Towards Governor Warfield Parkway 

AVENUE TYPE 2 - M jor Collector/ Minor Coll ctor/ Local Street 
(4 LANES, PARALLEL PARKING (Optional), DEDICATED BIKE LANES/SHARfD usr PA',~, 
SHARROWS) 

Warfield Neighborhood Street Framework Plan 
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Sidewalk Zone- reference Street Design: Streetscape 

* For dedicated bike lanes/sharrows, references Bike Circulation Plan, p. 41 

Bicycle Circulation 
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• The shared-use pathway Is outside Warfield; It 
transitions to sidewalks and bike lanes as it enters 
the neighborhood. 

(See Appendix A.2 for more information regarding on-road bicycle facilities.) 

AVENUE TYPE 2 (Inclusion of Shared-Use Paths) 

Pedestrian Circulation 
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• The shared-use pathway is outside Warfield 
and it transitions to sidewalks and bike lanes as it 
enters the neighborhood. 

(See Streetscape Zone on pp. 44-52 for more detail regarding the types and design of Warfield's streetscapes. ) 
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Overview 

In Warfield, th s building heights should rang from 3 to 15 

ri . Commonly thi type will b d igned a 5- torybuilding, 

with four stories of residential over a tall retail base story. 2-story 

retail is lso p rmitted. The dual goals of animating th ground-

floor r tail while creating a ubdued nviro ment for re id ntial 

living demand thoughtful design. The upper stories should have 

a more calm and rep t itive rhythm, while the ground I v I should 

xpres the individu I ch ra t r of the ret ii nd re t ur nt 
tenants. Along the primary street(s), the ground level use shou Id 

be d si n to improv t e public r al (s e Urban D sign, 

p.11 ). The lobby to the residence may be pla d on the ame 

street as the retai I, but shall have a separate, distinct lobby as a 

I gibl el m nt of the facad . A off-str d o -o may b s d 

o buil i g lo by, nior living n e 

facility. Individual stoop entrances to ground floor residential 

units may be incorporat d (se Str tscape, R sid ntial A, p. 

52). Balconie and rooftop t rr ce re encour ged. P rking 

is typically accommodated in garages above or below grade. 

Abov grad garages ar id ally locat d mid-block, wrapp d on 

all ide . S par te, but direct c e from mid-block parking to 

the retail and restaurants and to the residential units is desired 

and shall be welcoming, saf , and well-lit. Visitabl units that can 

be lived in or vi ited by p ople wit mobility imp irment re 

encouraged. Examples of Senior Living and Care Facility with Vehicular Drop-Off FDP-OC-W-2 Downtown Columbia Warfield Phase II 
PB Case Number 461 

RESIDENTIAL/ SENIOR LIVING & CARE FACILITY / RESIDENTIAL OVER RETAIL 



Signature Building Overview 

Signature buildings are not use-speci c, however, due to 

location on prominent sites te minating key i tersections 

or vi w , h hi c ur i h e loc i n houl h v 
distinctive articulation or massi g, such as a u ique facade, 

lobby en ranee, vertical element, or other special treatment 

Standards: 
• Architectura I bays sho read in elevation. 

• Typically a strong base o I be defined a d 

del ineated from upper stories by a cornice or other 
horizontal bandin element. 

• Walls, piers, and/or columns a the building base 

hould vi u lly ran r h w II lo d bov , hrough 
the storefront, to the ground plane and shall relate in 
align ent to the wall areas above. 

• The lobby entrances all be hig lighted as a strong, 
legible element of he fa~ade. 

• Window types and pa erns shall be varied in a logical, 
restrained manner. 

• Wall and roof elements shall be employed to screen 

roof m ch nic I uipm n from -I v I vi w. 

SIGNATURE BUILDINGS FDP-OC-W-2 Downtown Columbia Warfield Phase II 
PB Case Number 461 
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January 30, 2026  

James Cecil, Chair 
And Members of the Howard County Planning Board  

3430 Court House Drive  
Ellicott City, Maryland 21043 

Re: Warfield Neighborhood: Final Development Plan Phase II and Neighborhood Documents, Downtown 
Columbia 

 
Dear Chair Cecil and Members of the Planning Board: 
 

One Mall North LLC (the “Applicant”), owner of 10025 Governor Warfield Parkway in Columbia (the 
“Property”), is pleased to submit this Justification Statement for the Warfield Neighborhood Phase II Final 
Development Plan for Downtown Columbia Revitalization (the “FDP”) and the Warfield Neighborhood 
Documents.  The FDP covers a portion of the Warfield Neighborhood, which is in Downtown Columbia east of 
Governor Warfield Parkway, as well as west to northwest of The Mall in Columbia.  As discussed in greater 
detail below, the FDP will facilitate many recommendations of the Downtown Columbia Plan, such as 
supporting the evolution of Downtown Columbia into a mixed-use urban center, fostering connections 
between neighborhoods, and enabling the redevelopment of an obsolete site at a prominent location.   
 
Overview 
 
 The enclosed petition (the “Petition”) includes the Warfield Neighborhood Concept Plan, the Warfield 
Neighborhood Implementation Plan, the Warfield Neighborhood Specific Design Guidelines (the “Warfield 
Neighborhood Design Guidelines”), and the FDP for a 5.37-acre portion of the Warfield Neighborhood.  The 
FDP area comprises the Property, which is addressed as 10025 Governor Warfield Parkway and is identified as 
Lot A-3 on a subdivision plat titled “Columbia Town Center Section 2 Area 3 Lot A-3” recorded among the Land 
Records for Howard County as Plat No. 13780 on July 7, 1999.  The Property comprises the northern edge of 
the Warfield Neighborhood at the southwestern quadrant of the intersection of Governor Warfield Parkway and 
Little Patuxent Parkway.  Each of the enclosed documents is based on those reviewed and approved by the 
Planning Board for the Lakefront Core, Lakefront North, Warfield, Merriweather-Symphony Woods, and 
Crescent neighborhoods. 
 
 The Petition proposes redeveloping the Property within the Warfield Neighborhood with a maximum 
of 400,000 gross square feet of new commercial area, including a residential care facility containing 80 beds 
for assisted living and memory care.  The Property’s redevelopment will also include up to 150 units of age-
restricted adult housing dwelling units, associated amenities and a minimum 10 foot-wide shared-use 
pathway along Windstream Drive.  The FDP proposes a maximum building height of 15 stories not to exceed 
170 feet.  The residential care facility would be available to individuals aged 55 years and older and offer 
assisted living and memory care, while the age-restricted adult housing dwelling units would be available as 
independent living only for individuals aged 55 years and older.  It is expected individuals will pay a one-time 
community fee, as well as a monthly fee covering bundled and inseparable services, such as meals, laundry, 
housekeeping, transportation, and planned activities.  The development proposed in the Petition further 
advances the planning objectives for the Warfield Neighborhood as a vibrant urban area that offers 
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opportunities for social interaction, establishes centers of activity for all ages, and encourages additional 
pedestrian and bicycle circulation.   
 
 The area encompassed by the FDP is currently improved with an obsolete 97,000 square foot office 
building constructed in 1974 and surface parking facilities.  All of the Property’s existing office space will be 
demolished, resulting in a total demolition credit of 97,000 square feet.  The resulting total maximum net new 
development is 303,000 square feet, as well as 150 age-restricted adult housing dwelling units. 
 
Pre-submission Requirements  
 
 Petitioner has complied with all pre-submission requirements in accordance with Section 125.0.E.2 
of the Howard County Zoning Regulations (the “Zoning Regulations”).  Specifically, Petitioner held a pre-
submission community meeting on December 16, 2025 at the Howard County Central Branch Library – CEN 
Studio.  Notice of the pre-submission meeting was provided in accordance with Section 16.128 of the 
Subdivision and Land Development Regulations of Howard County and Section 125.0.E.2.a of the Zoning 
Regulations.  Enclosed is Applicant’s certification that (1) the pre-submission meeting notice was sent; and (2) 
minutes, which include written responses to any questions not verbally answered at the meeting, were sent to 
all meeting attendees who signed in at the pre-submittal within 30 days of the meeting either electronically or 
by first class mail.  The list of attendees to whom the minutes were sent is included with the Petition.   
 
 Petitioner also presented proposed modifications to the Warfield Neighborhood Design Guidelines to 
the Howard County Design Advisory Panel (the “DAP”) in accordance with Section 125.0.E.2.b of the Zoning 
Regulations.  The DAP considered the Warfield Neighborhood Design Guidelines, including requested 
modifications, on December 17, 2025.  Although the DAP did not vote on a formal motion, members of the DAP 
present at the meeting expressed their support for the Warfield Neighborhood Design Guidelines 
modifications, including increasing the maximum building height on the Property from nine stories (120 feet) 
to 15 stories (170 feet) and allowing for additional design flexibility.        
FDP Submission Documents 
 
 The following materials are submitted in accordance with Section 125.0.E.3 of the Zoning Regulations: 
 

a) Neighborhood documents that are only binding on the Property included within the 
boundaries of the FDP and intended to provide guidance for future final development plan petitions: 

 
i) Neighborhood Concept Plan for the Warfield Neighborhood 
 
ii) Warfield Neighborhood Design Guidelines 

 
iii) Warfield Neighborhood Implementation Plan 

 
b) An explanation and rationale for any change from the Downtown Columbia Plan exhibits or 

any neighborhood documents and materials that were part of a previously approved Final Development Plan.  
Limited change to building height is allowed based on compatibility, character and height of nearby existing 
and planned development and redevelopment, and open spaces in the area.  However, in no event shall the 
maximum building height for Downtown Revitalization exceed twenty stories; 
 

i) Adjustment to Building Height.  The maximum building height currently identified in 
Exhibit F of the Downtown Columbia Plan (Maximum Building Height Plan) within the 
FDP area is 9 stories (120 feet).  The Petition proposes increasing the maximum 
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building height within the FDP area to 15 stories (170 feet).  This requested height 
increase recognizes the Property’s prominent location at the intersection of Governor 
Warfield Parkway and Little Patuxent Parkway, which serves as the northern gateway 
to Downtown Columbia and offers a terminating vista on an important axis along Little 
Patuxent Parkway.  The proposed maximum building height is also consistent with the 
maximum building height of 20 stories (up to 250 feet) allowed under the Downtown 
Columbia Plan for the portion of the Lakefront neighborhood east of the Property 
across Little Patuxent Parkway.  Additionally, a maximum building height of 15 stories 
(170 feet) is compatible with the height of nearby structures such as Watermark Place 
and Vantage Point, as well as the ample horizontal separation and intervening 
landscaping buffering between the Property, The Cove condominiums, and 
Evergreens at Columbia Town Center.  
 
Adjustment to Planned Roadway Category.  The Property abuts Windstream Drive.  
The planned roadway category identified in Exhibit H of the Downtown Columbia Plan 
(Street Framework Diagram) for Windstream Drive is Avenue Type 3.  The Petition 
proposes designating Windstream Drive as Avenue Type 2.  This change will promote 
street activation around the Property and within Downtown Columbia, improve safety 
for pedestrians and cyclists, and encourage alternatives to driving.     
 

ii) Modifications to Warfield Neighborhood Design Guidelines.  Consistent with the 
proposed building height adjustment to Exhibit E of the Downtown Columbia Plan 
discussed above, a maximum building height within the FDP area of 15 stories (170 
feet) is also proposed for the Warfield Neighborhood Design Guidelines.  Increased 
building setbacks from shared-use pathways and from roadways designated as 
Parkways and Boulevards in the Downtown Columbia Plan will allow sufficient space 
for new pedestrian and bicycle facilities and encourage appropriate relationships 
with surrounding roadways.  The inclusion of shared-use pathways as an allowed 
element within the sidewalk zone of Avenue Type 2 streets will promote safe and 
efficient circulation for pedestrians and cyclists.  A senior living & care facility building 
type is added to the Warfield Neighborhood Design Guidelines to accommodate the 
architectural characteristics of the specific use, allow programmatic architectural 
components associated with the specific use (such as off-street drop-offs and 
expanded glazing for amenity areas to allow additional natural light), and update the 
guidelines to include a use that was not anticipated when initially drafted.  Other 
minor text amendments are proposed to provide flexibility for architectural 
treatments, materials, and signage.     

 
c) Boundaries of the property covered by the Final Development Plan; 

 
Provided on the enclosed plans. 

 
d) Existing topography, woodlands, and 100-year floodplain areas; 

 
Provided on the enclosed plans. 

 
e) A context plan showing existing road connections, major pedestrian networks, land uses and 

major storm water management facilities, and open space within the entire plan area and adjoining land within 
500 feet; 
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Provided on the enclosed plans.   

 
f) Total acreage within the area covered by the plan; 

 
Provided on the enclosed plans. 
 

g) Location of developed and undeveloped land and parcels; 
 

Provided on the enclosed plans. 
 

h) From approved Site Development Plans for the area covered by the plan; 
 

i) Summary of all existing and approved development; 
 

The existing and approved development within the FDP area consists of 
97,000 square feet of office uses. 

 
ii) The square footage of proposed office, retail, and hotel space; 

 
The FDP proposes 303,000 square feet of net new commercial retail space 
including the residential care facility (80 beds for assisted living, and memory 
care).  No office or hotel spaces are proposed.     

 
iii) The square footage of any other non-residential uses; 

 
The FDP does not propose any other non-residential use.   

 
iv) The number of proposed hotel and motel rooms; and 

 
The FDP does not propose any hotel or motel rooms.   

 
v) The number of proposed dwelling units. 

 
The only dwelling units proposed with the FDP are the maximum of 150 age-
restricted adult housing dwelling units.  Under the definition of “residential 
care facility” codified in the Zoning Regulations, capacity for this use is 
measured in terms of beds, rather than individual dwelling units.  See § 103.0 
of the Zoning Regulations.   

 
i) The approximate location and total land area of the following existing and/or proposed land 

uses: 
 

i) Downtown Arts and Entertainment Parks; 
 

The Downtown Open Space Preservation Plan included in the Downtown 
Columbia Plan as Exhibit K does not depict any Downtown Arts and 
Entertainment Parks land area in the FDP area and the FDP does not propose 
any such new areas.  
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ii) Downtown Community Commons; 

 
The Downtown Open Space Preservation Plan included in the Downtown 
Columbia Plan as Exhibit K does not depict any Downtown Community 
Commons land area in the FDP area and the FDP does not propose any such 
new areas.  The FDP claims an 11,704 square foot credit associated with 
excess downtown community commons from a previously approved plan 
(FDP-DC-Warfield-1A) to satisfy the required 5% minimum net new 
Downtown Community Commons area.  See § 125.0.A.9.g.(4)(g) of the 
Zoning Regulations.     

 
iii) Downtown Environmentally Sensitive Land Areas; 

 
The Downtown Open Space Preservation Plan included in the Downtown 
Columbia Plan as Exhibit K does not depict any Downtown Environmentally 
Sensitive Land Areas in the FDP area and the FDP does not propose any such 
new areas.  

 
iv) Downtown public facilities; 

 
The Downtown Open Space Preservation Plan included in the Downtown 
Columbia Plan as Exhibit K does not depict any Downtown Public Facility 
land area in the FDP area and the FDP does not propose any such new areas.  
 

v) Downtown Parklands; and 
 

The Downtown Open Space Preservation Plan included in the Downtown 
Columbia Plan as Exhibit K does not depict any Downtown Parklands land 
area in the FDP area and the FDP does not propose any such new areas.  
 

vi) Downtown Mixed-Uses. 
 

The Downtown Open Space Preservation Plan included in the Downtown 
Columbia Plan as Exhibit K depicts Downtown Mixed Use Areas land area for 
the entire FDP area.  The FDP proposes 303,000 square feet of net new 
commercial retail space including the residential care facility (80 beds for 
assisted living and memory care), as well as 150 age-restricted adult housing 
dwelling units.  The Property’s entire 5.37-acre land area will continue to be 
used as Downtown Mixed Use Area.     

 
j) The general location of existing and proposed Downtown signature buildings; 

 
There are no existing or proposed signature buildings within the FDP area.   

 
k) Traffic and transit circulation systems showing existing and proposed streets, routes and 

facilities; 
 

Provided on the enclosed plans. 
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l) A traffic study as specified in the Howard County Adequate Public Facilities Ordinance for the 

evaluation of the adequacy of transportation facilities; 
 

The enclosed traffic study dated January 30, 2026 was prepared by Wells + Associates as 
specified in the Howard County Adequate Public Facilities Ordinance and in accordance with 
the Howard County Design Manual requirements for Downtown Columbia.   

 
m) An explanation of how the proposed development addresses the environmental concepts of 

the Downtown Columbia Plan, and specifically addressing the concepts of green buildings and green site 
design; 
 

Redevelopment of the Property will advance the Downtown Columbia Plan’s sustainability 
recommendations.  Modern stormwater management facilities will be incorporated on a site 
where none currently exist.  As noted on the FDP, the Best Management Practices for 
Symphony Stream and Lake Kittamaqundi Watersheds (September 2008) identifies bioswales 
as a stormwater retrofit opportunity on the Property (LK-R04).  ESD-style stormwater 
management devices will be provided on-site as part of the redevelopment.  Final stormwater 
design will be reviewed at the time of site development plan.  Additionally, redevelopment will 
achieve LEED Certification (with targeting and achieving LEED Silver where economically 
feasible) and explore the use of innovative sustainability measures (such as green roofs, solar, 
stormwater recapture, and use of recycled materials). 

 
n) The locations and descriptions of historic and culturally significant existing sites, buildings or 

structures, and public art and an explanation of the methods proposed to retain and preserve these items; 
 

The FDP area does not include any historically or culturally significant existing sites, buildings, 
structures, or public art.  

 
o) A statement describing how the petitioner proposes to fulfill the art in the community 

requirement; 
 

Petitioner will provide art in the community equivalent in value to 1% of the building 
construction costs on site or will pay a fee-in-lieu in accordance with Section 125.0.A.9.f.(2) 
of the Zoning Regulations.  Additional information about the art in the community requirement 
will be provided at the time of site development plan review.   

 
p) A statement describing how the petitioner proposes to fulfill the affordable housing 

requirement; 
 

Petitioner will satisfy affordable housing requirements in accordance with applicable 
provisions of the Howard County Code and Zoning Regulations.  Section 125.0.A.9.f.(3)(b) of 
the Zoning Regulations currently requires twelve percent (12%) of the age-restricted housing 
dwelling units be affordable as defined by Howard County’s Moderate Income Housing Unit 
program as building heights will exceed five stories.  The residential care facility is considered 
under the Zoning Regulations in terms of the number of beds, rather than individual dwelling 
units equipped with living, sleeping, and full kitchen facilities.  Therefore, there are no 
residential dwellings associated with the residential care facility and the requirement to 
provide affordable units is inapplicable to this use.  In accordance with CEPPA 27, Petitioner 
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will provide an annual payment to the Downtown Columbia Housing Foundation in the 
applicable amount for each square foot of gross leasable area for office and retail uses, with 
the initial payment being made prior to the issuance of an occupancy permit for net new 
commercial development on the Property.   

 
q) Layout of the existing and proposed bicycle and pedestrian circulation systems; 

 
Provided on the enclosed plans. 

 
r) Conceptual storm water management plan; 

 
The enclosed stormwater management concept plan was prepared by Gutschick, Little & 
Weber, P.A. and meets all applicable environmental site design criteria and requirements. 

 
s) A proposed plan for fulfilling required community enhancements, programs and public 

amenities applicable to the Final Development Plan; and 
 

i) To date, CEPPAs 1-13, 15-18, 20-22, 24 and 26 have either been satisfied, 
responsibility transferred to the Downtown Columbia Arts and Culture Commission 
(CEPPAs 20 and 21), or removed by legislation (CEPPA 26 by CB 52-2016).   
 

ii) The following CEPPAs will not be triggered by the FDP standing alone.  They may, 
however, be triggered depending on construction timing for previously approved 
development in other Downtown Columbia neighborhoods: 
 
CEPPA 14 (transit center) In SDP-17-027 the Planning Board approved alternative 
timing for CEPPA 14, to be satisfied prior to issuance of a building permit for the 
3,200,000th square foot of development.  Please see the Planning Board’s November 
17, 2017 approval letter for additional detail. 

 
CEPPA 19 per alternative timing approved in FDP-DC-Lakefront-1, (prior to issuance 
of a building permit for the 3,900,000th square foot of development) requires 
construction of the Lakefront Terrace (Steps to the Lake). 
 
CEPPA 23 (prior to issuance of a building permit for the 5,000,000th square foot of 
development) requires HRD to provide $1,000,000 toward the initial funding of a 
Downtown Circulator Shuttle. 
 

iii) CEPPAs 25 and 27 require ongoing contributions towards the Downtown Columbia 
Partnership (CEPPA 25) and affordable housing (CEPPA 27).  These contributions will 
be made as required and the FDP contains appropriate notes in this regard.   
 

t) Text material regulating the following: 
 

i) Maximum number and unit types of net new dwellings; 
 
The maximum number and unit types of net new dwellings is 150 units of age-
restricted adult housing.  As noted above, a residential care facility is considered 
under the Zoning Regulations in terms of the number of beds, rather than as individual 
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dwelling units.  As such, the residential care facility use does not propose any net new 
dwellings.    
 

ii) Maximum gross floor area of net new commercial office uses and commercial retail 
uses; 
 
The maximum number of net new commercial retail uses is 303,000 square feet 
including the residential care facility (80 beds for assisted living and memory care) 
arising from a demolition development credit of 97,000 square feet for removal of the 
Property’s existing office building.   
 
The FDP does not propose any office uses.   

 
iii) Maximum number of net new hotel rooms; 

 
The FDP does not propose any hotel rooms.   

 
iv) Maximum building heights; 

 
The FDP proposes a maximum building height of 15 stories (170 feet).  The maximum 
building height permitted under the Downtown Columbia Plan and Warfield 
Neighborhood Design Guidelines for the Property is nine stories (120 feet).  As noted 
above, Petitioner proposes modifications to Exhibit F of the Downtown Columbia 
Plan and Warfield Neighborhood Design Guidelines to increase the building height 
within the FDP area.   

 
v) Maximum size of a retail-use footprint; 

 
The FDP proposes a maximum size of a single retail-use footprint of 65,000 square 
feet.   

 
vi) A description of the Community Commons that will be included in the development; 

 
As noted above, the FDP claims an 11,704 square foot credit associated with excess 
downtown community commons from a previously approved plan (FDP-DC-
Warfield-1A) to satisfy the required 5% minimum net new Downtown Community 
Commons area.  Therefore, the FDP does not include any new Downtown Community 
Commons.   

 
vii) A statement identifying (I) the cumulative amount of development approved and built 

to date under Section 125.0.A.9 and (II) the status of any Downtown Community 
Enhancements, Programs and Public Amenities, Downtown Parkland, Downtown 
Community Commons, and infrastructure as addressed in the Downtown Columbia 
Plan; 

 
The Planning Board has approved 3,542,215 square feet of development, with 
building permits being issued for approximately 2,456,997 square feet of net new 
development in Downtown Columbia.  Please see description above for the status of 
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applicable CEPPAs and infrastructure.  The FDP does not propose any Downtown 
Parkland or Downtown Community Commons.   

 
viii) Proposed location for environmental restoration; and 

 
Modern stormwater management facilities will be incorporated on a site where none 
currently exist today.  As noted above, it is expected that ESD-style stormwater 
management devices will be provided on-site as part of redevelopment.  Final 
stormwater design will be reviewed at the time of site development plan.  The FDP 
does not propose any environmental restoration.   

 
ix) Proposed restrictions, agreements or other documents indicating a plan to hold, 

own, and maintain in perpetuity land intended for common, quasi-public amenity use 
and public art but not proposed to be in public ownership. 
 
Property within the FDP area intended for common, quasi-public amenity use, private 
streets, and public art will be held, owned and maintained by the Property owner, 
subject to such ownership and/or maintenance responsibilities being shared among 
property owners or assumed by a third party pursuant to a maintenance agreement.  
An appropriate agreement for maintenance and access will be provided.    
 

 
Planning Board Review and Approval Criteria  
 
 Section 125.0.E.4 contains the review and approval criteria the Planning Board must consider for a 
final development plan.  The FDP meets these standards as follows: 
 
a) The Downtown Neighborhood Concept Plan, the Neighborhood Specific Design Guidelines, and the 

Neighborhood Specific Implementation Plan conform with the Downtown-Wide Design Guidelines, 
the Downtown Columbia Plan, the Street and Block Plan, the Neighborhoods Plan, the Maximum 
Building Heights Plan, the Primary Amenity Space Framework Diagram, the Street Framework 
Diagram, the Bicycle and Pedestrian Plan, and the Open Space Preservation Plan, or that any propose 
change(s) will not be detrimental to the overall design concept and phasing for Downtown 
Revitalization. Limited change in building heights may be approved based on compatibility, character 
and height of nearby existing and planned development and redevelopment, and open spaces in the 
area. However, in no event shall the maximum building height for Downtown Revitalization exceed 
twenty stories; 

 
Section 125.0.A.2.b of the Zoning Regulations provides that when a provision in Section 125 
(NT (New Town) District) requires that an action “will conform,” “confirm 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: 
 
i) Policies; 
ii) Timing and Implementation of the plan; 
iii) Timing of development; 
iv) Development patterns; 
v) Land uses; and 
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vi) Densities and intensities. 
 

The FDP advances the Downtown Columbia Plan’s vision of a vital Downtown Columbia in 
which residents can live, shop, work, entertain, exercise, and enjoy cultural opportunities in 
an enriched natural setting, as well as facilitates the specific goal of establishing the Warfield 
Neighborhood as an urban mixed-use community for families.  Specifically, the introduction 
of the proposed residential care facility, as well as the age-restricted adult housing dwelling 
units will support the provision of a full spectrum of housing typologies, enhance diversity, 
offer meaningful opportunities for social interaction, provide new patrons for existing and 
future businesses, and achieve the redevelopment of an obsolete office building.  The FDP’s 
proposed uses are also consistent with Exhibit C (Street and Block Plan)’s orientation and 
Exhibit K (Downtown Open Space Preservation Plan)’s Downtown Mixed Use Area (DMUA) 
designation.  The FDP also adheres to the Downtown Revitalization Phasing Progression for 
commercial uses and the provision of applicable CEPPAs.   
 
The FDP proposes modifying Exhibit F (Maximum Building Height Plan) of the Downtown 
Columbia Plan by increasing maximum building heights from nine stores (120 feet) to 15 
stories (170 feet).  As noted above, this is appropriate in light of the Property’s prominent 
location at the northern gateway to Downtown Columbia at a terminated vista along the 
important axis of Little Patuxent Parkway, the height of existing structures in the vicinity of the 
Property, the maximum allowed building heights of 20 stories (250 feet) east of the Property 
across Little Patuxent Parkway, and the horizontal separation and intervening landscaping 
between the Property and surrounding development across Governor Warfield Parkway and 
Windstream Drive.  Additionally, providing additional height and density at this location will 
enable the continued evolution of Downtown Columbia into a mixed-use urban center.        
 
The FDP also proposes modifying Exhibit H (Street Framework Diagram) of the Downtown 
Columbia Plan by reclassifying Windstream Drive from Avenue Type 3 to Avenue Type 2 street 
with the ability to accommodate a shared-use pathway.  This will encourage both pedestrian 
and cyclist linkages between the Property and surrounding areas along a Primary Bicycle 
Route, activate the street, and enhance safety for all transportation modes.   

 
b) The Neighborhood Design Guidelines submitted with the Final Development Plan or Final 

Development Plan Amendment offer sufficient detail to guide the appearance of the neighborhood over time, 
and promote design features that are achievable and appropriate for Downtown Revitalization in accordance 
with the Design Guidelines and the Downtown Columbia Plan; 
 

The Warfield Neighborhood Design Guidelines, with proposed modifications, provide 
appropriate direction regarding the appearance and design features.  This includes urban 
design (block standards and building form), street design (including elements within road 
cross-sections), amenity spaces, architecture (including building types, forms, materials, and 
elements), signage, and sustainability.   

 
c) The Final Development Plan conforms with the Neighborhood Documents, the Revitalization 

Phasing Plan, the Downtown Community Enhancements, Programs, and Public Amenities Implementation 
Chart and Flexibility Provisions, the Downtown-wide Design Guidelines, the Downtown Columbia Plan, the 
Street and Block Plan, the Neighborhoods Plan, the Maximum Building Heights Plan, the Primary Amenity 
Space Framework Diagram, the Street Framework Diagram, the Bicycle and Pedestrian Plan, and the Open 
Space Preservation Plan. Limited change in building heights may be approved based on compatibility, 
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character and height of nearby existing and planned development and redevelopment, and open spaces in the 
area. However, in no event shall the maximum building height for Downtown Revitalization exceed twenty 
stories; 
 

As explained above, the FDP conforms with the Downtown Columbia Plan and Warfield 
Neighborhood Design Guidelines (with proposed modifications to each), the Warfield 
Neighborhood Concept Plan, and the Warfield Neighborhood Implementation Plan.  All of 
these materials were used to inform and shape the preparation of the FDP.  The proposed 
change in building heights is consistent with the compatibility, character, and height of nearby 
existing and planned development and redevelopment, as well as open spaces in the area.  
No maximum building heights are proposed more than twenty stories.   

 
d) The Final Development Plan, when considered in the context of surrounding planned or 

existing development, provides a balanced mix of housing, employment, and commercial and arts and cultural 
uses throughout each phase; 
 

The FDP provides a new residential care facility, as well as age-restricted adult housing 
dwelling units into Downtown Columbia.  These uses will offer a balanced mix of housing 
typologies by addressing the demand for new senior living opportunities, satisfying the 
objective of providing a full spectrum of housing, and strengthening activity centers for people 
of all ages.  The FDP’s proposed land uses will also transform an obsolete and underutilized 
property, bolster the customer base for existing and planned commercial services, offer new 
patrons for arts and culture, and enrich civic life within Downtown Columbia.   

 
e) The Final Development Plan satisfies the affordable housing requirement; 

 
Petitioner will satisfy affordable housing requirements in accordance with applicable 
provisions of the Howard County Code and Zoning Regulations.  Section 125.0.A.9.f.(3)(b) of 
the Zoning Regulations currently requires twelve percent (12%) of the age-restricted housing 
dwelling units be affordable as defined by Howard County’s Moderate Income Housing Unit 
program as building heights will exceed five stories.  An annual payment to the Downtown 
Columbia Housing Foundation in the amount of the effective per square foot rate of gross 
leasable area for office and retail uses, with the initial payment being made prior to the 
issuance of an occupancy permit for net new commercial development on the Property.  A 
residential care facility use is considered under the Zoning Regulations in terms of the number 
of beds, rather than individual dwelling units.  Thus, the affordable housing requirement is 
inapplicable to the residential care facility because there are no dwelling units associated 
with this use. 

 
f) The bicycle, pedestrian, and transit network creates convenient connections throughout the 

subject area and connect, wherever possible, to existing and planned sidewalks, path, and routes adjoining 
the development; 
 

The FDP will create safe and efficient bicycle, pedestrian, and vehicular connections.  The 
proposed modifications of Windstream Drive from Avenue Type 3 to Avenue Type 2, together 
with the ability to include a shared-use pathway within the sidewalk zone, improves 
conditions for walking and cycling and is consistent with the Downtown Columbia Plan’s 
Primary Bicycle Route designation.  The Property will continue to be accessed from 
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Windstream Drive.  The FDP’s activating land uses will also promote new connections 
between the Property and surrounding Downtown Columbia neighborhoods.   

 
g) The Final Development Plan protects land covered by lakes, streams or rivers, flood plains and 

steep slopes, and provides connections, where possible to existing and planned open space within the 
neighborhood and in surrounding area; 
 

The FDP will protect land covered by lakes, streams, rivers, and flood plains by integrating 
modern stormwater management facilities where none currently exist today.  Final 
stormwater design will be reviewed at the time of site development plan.  A new sidewalk and 
shared-use pathway along Windstream Drive will provide connections to the existing 
pedestrian/bicycle network within Downtown Columbia, as well as to planned amenities such 
as the Warfield Green and the Warfield Promenade.     

 
h) The Final Development Plan provides the location of Downtown Community Commons 

required under Section 125.0.A.9.h as indicated in the Neighborhood Concept Plan; 
 

The FDP claims an 11,704 square foot credit associated with excess downtown community 
commons from a previously approved plan (FDP-DC-Warfield-1A) to satisfy the required 5% 
minimum net new Downtown Community Commons area in accordance with Section 
125.0.A.9.g.(4)(g) of the Zoning Regulations.   

 
i) The Final Development Plan is in harmony with existing and planned vicinal land uses. In 

making this determination, the Planning Board shall consider, if appropriate: 
 

i) Landscape features on the boundary of the plan area, which may include protection 
of existing vegetation or grade changes that provide a natural separation, or 
landscape planting; 

ii) The size of buildings along the edges of the plan area through limits on building height 
or other requirements; 

iii) The use and design of nearby properties and 
iv) The adopted Downtown Columbia Plan recommendations for height, building 

massing and scale, and neighborhood connectivity; 
 

The FDP is compatible with existing and planned land uses surrounding the Property.  The FDP 
proposes a new residential care facility, as well as age-restricted adult housing dwelling units.  
These are two land uses that will enhance the vibrancy of the existing mixed-use environment 
in Downtown Columbia, increase economic activity at nearby commercial and cultural uses, 
improve pedestrian and bicycle connections between neighborhoods, and diversify civic life.  
The proposed increase in maximum building height of 15 stories (170 feet) is in harmony given 
the Property’s location at a prominent gateway intersection, the existing building heights of 
structures north of Governor Warfield Parkway, the horizontal separation from nearby 
properties with existing landscape buffers, and the recommended building heights of up to 20 
stories (250 feet) east of the Property across Little Patuxent Parkway.  The proposed shared-
use pathway will accommodate safe and efficient circulation for all modes of transportation.  
The Property will continue to be accessed from Windstream Drive given existing grades and 
the arterial character of Governor Warfield Property and Little Patuxent Parkway.   
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j) The development proposed by Final Development Plan is served by adequate public facilities, 
including any proposed mitigation or development staging in accordance with the Adequate Public Facilities 
Ordinances (Title 16, Subtitle 11 of the Howard County Code); 
 

The enclosed traffic prepared by Wells + Associates demonstrates the development 
proposed in the FDP will be served by adequate transportation facilities.  The FDP is exempt 
from the test for adequate public schools as the proposed residential care facility, as well as 
the age-restricted adult housing dwelling units, are limited to seniors and will not generate 
school-aged children.  The Project will be served by public water and sewer facilities, as well 
as comply with applicable standards for stormwater management and solid waste facilities.   

 
k) The Final Development Plan protects environmentally sensitive features and provides 

environmental restoration in accordance with the Downtown Columbia Plan; 
 

Modern stormwater management facilities will be incorporated on a site where none currently 
exist today.  Final stormwater design will be reviewed at the time of site development plan.   

 
l) The Final Development Plan protects any historic or culturally significant existing sites, 

buildings or structures, and public art; 
 

As noted above, there are no historic or culturally significant existing sites, buildings, 
structures or public art within the FDP area.   

 
m) The Final Development Plan proposes any appropriate plan to satisfy the requirement for art 

in the community; 
 

Art equivalent in value to 1% of the building construction cost will either be provided on site 
or Petitioner will pay an equivalent fee-in-lieu in accordance with Section 125.0.A.9.f.(2) of the 
Zoning Regulations. 

 
n) The Final Development Plan provides a plan to hold, own, and maintain in perpetuity land 

intended for common, quasi-public amenity use and public art that is not publicly owned, including, without 
limitation, any Downtown Community Commons, Downtown Parkland, Downtown Arts, Cultural and 
Community Use, and Downtown Neighborhood Square shown on the Final Development Plan; and 
 

Property within the FDP area intended for common, quasi-public amenity use, and public art 
that is not publicly owned will be held, owned and maintained by the Property owner, subject 
to such ownership and/or maintenance responsibilities being shared among property owners 
or assumed by a third party pursuant to a maintenance agreement.  An appropriate agreement 
for maintenance and access will be provided.  

 
o) To better ensure conformance with the Community Enhancements, Programs and Public 

Amenities provisions, the Final Development Plan provides for a plan to establish membership in the 
Downtown Columbia Partnership and payment of the annual charges. Each Final Development Plan shall show 
a consistent means of calculating and providing the required annual charges. 
 

The FDP contains a note governing compliance with CEPPA 25 for participating in the 
Downtown Columbia Partnership and providing an annual per-square-foot charge paid prior 
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to issuance of occupancy permits for those buildings constructed pursuant to the FDP and 
subsequent site development plan.   

Conclusion 

The FDP satisfies all applicable requirements, standards, and findings of the Howard County Code 
and Zoning Regulations, as well as advances the recommendations of the Downtown Columbia Plan and 
associated neighborhood documents.  We thank you for the opportunity to submit the FDP and Warfield 
Neighborhood documents.  We look forward to working with the Department of Planning and Zoning and 
presenting the Petition to the Planning Board at the earliest possible date.   

Sincerely, 

Enclosure 
cc: Todd D. Brown, Esq. 

Phillip A. Hummel, Esq.  
Gabe Chung, Vice President
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