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Agenda Call to Order/Welcome

• Establishment of a Quorum

• Presentation – APFO Recommendations

• Call Hearing to Order

• Public Testimony (3 minutes for each person)

• Close Public Hearing

• Adjourn



Background

• Public Hearing 1 Held on November 6, 2024
• 26 attendees
• 96 comments
• Main topics 

• Lower the school adequacy percentages
• Adjust APFO to allow for more affordable housing
• Testing for fire and EMS adequacy 



Background

Since the committee started:
• 17 meetings 
• Over 9 months 
• Covering 21 different topic areas effecting APFO

• Past APFO committees, HoCo by Design, schools, police, roads, multimodal, 
affordable housing, other jurisdictions, ….

• Developed 10 NEW APFO recommendations.



Howard County’s CURRENT APFO

• There are 3 tests associated with APFO: 
• 1) Allocations, 
• 2) Schools,  
• 3) Roads



Test 1- APFO Allocations Test

• The annual number of allocations is based on the General Plan
• 1 allocation = 1 dwelling unit no matter type (SFD, SFA, or APT)
• Allocations pace development so County government can plan and provide for 

capital facilities
• Each year the County Council adopts a new 10-year allocation chart (based on 

General Plan growth chart)
• Allocations are given out by geographic and other specialty pools as indicated in the 

General Plan allocation chart



Test 2- School Capacity Test

• This test is taken after allocations are received
• There are 4 tests that a project must pass:  

1) Elementary school district
2) Elementary school region
3) Middle school district
4) High School district

• Must pass all 4 tests at the same time or go into a waiting bin
• Can be held up for a maximum of 4 years
• Each year the County Council adopts a new School Capacity chart provided to them by 

the Board of Education. Failed projects are retested with each new chart.



School Test - APFO Exemptions

• Single lot exemption in the Rural West
• Single lot for family member
• Single lot for financial hardship
• Mobile home replacement units
• Redevelopment sites replacing existing units
• No School Capacity Test for age-restricted units
• Moderate Income Housing Units do not need allocations (However, still must 

pass School Capacity Test)
• Special affordable housing opportunities (by County Council resolution)



Test 1 - APFO 
Allocations 
Test









NEW APFO Recommendations

Recommendation #1:

Replace the APFO schools test with a Utilization Premium Payment (UPP) fee, so that 
instead of a required wait time, developers of residential units are charged an additional 
fee calculated by applying a UPP factor to Howard County’s existing school surcharge fee 
when the development’s impact on the projected school utilization of the assigned schools 
exceeds adequacy thresholds. 

This would eliminate wait times and the fee would be required. 



NEW APFO Recommendations

Recommendation #2:

In the UPP model use: 
• 105% TIER I, 
• 110% TIER II, and 
• 115 % TIER III for school assessments.

These TIERS will apply to Elementary, Middle and High Schools.



NEW APFO Recommendations

Recommendation #3:

In the UPP model use: 
• 40% premium payment for TIER I, 
• 80% TIER II, 
• and 120% TIER III 

Using the 6 (K-5), 3 (6-8), 4 (9-12) distribution.  This represents the distribution for 
Elementary, Middle and High Schools. This is the distribution of funding over the basic 
school surcharge.



NEW APFO Recommendations

This would:

• Still utilize the current TEST 1, the allocations but; 

• Would eliminate the current TEST 2 and instead replace with UPP (buyout) methodology 
(Recommendations 1-3)



NEW APFO Recommendations

Example Walk-Thru 



Current APFO - Example

Current APFO for the school capacity utilization test once a plan has allocations:  
A new subdivision comes in with a plan for 6 lots.

They are in the Clarksville MS District-  Clarksville MS is closed at   113.8%
No Development can move forward because it must past all 4 tests described in TEST 2 - 
The project moves to the wait bin where it can be held for a maximum of 4 years. 



NEW APFO Recommendations- Example



NEW APFO Recommendations - Example

UPP Example  new subdivision comes in with a plan for 6 lots SFD (open in the .
They are in the Clarksville MS District = TIER 1 Middle School with a Premium Payment 
Factor of 9.23% 



NEW APFO Recommendations - Example

For UPP TIER 1 Qualified 
Projects – 6 lot SFD 
subdivision would 
generate $300,108 or an 
additional
$25,290.

Currently there is NO 
payment. Just time.

With NEW UPP

One-Time Revenues for New Residential Development - as of April 4, 2025

SFD SFA Condo APT Rental APT

Avg Size (sq. ft.) (1) => 5,620        2,463          1,806           1,267          
TIER I Avg Property Value => $1,198,887 $658,879 $432,888 $315,539

Transfer Tax (based on sales value)
  School Land Acquisition and Construction 0.3125% $3,747 $2,059 $1,353 $986
  Park Construction and Development 0.3125% $3,747 $2,059 $1,353 $986
  Agricultural Land Preservation 0.2500% $2,997 $1,647 $1,082 $789
  Housing and Community Development 0.1875% $2,248 $1,235 $812 $592
  Fire and Rescue Capital Equipment 0.1875% $2,248 $1,235 $812 $592
Total Transfer Tax 1.25% $14,986 $8,236 $5,411 $3,944

Road Excise Tax (per square foot) $1.90 $10,678 $4,680 $3,431 $2,407

School Surcharge (per square foot)

9.23% or 
0.75cent 
increase $8.90 $50,018 $21,921 $16,073 $11,276

Recordation Tax (per $500 sales value) $2.50 $5,994 $3,294 $2,164 $1,578

Total One Time Revenues $81,677 $38,131 $27,080 $19,206

MIHU Fee in Lieu Charge (per square foot) (2) $3.65 $20,513 $0 $0 $0

Total One Time Revenues including MIIHU $102,190 $38,131 $27,080 $19,206
(1) From DILP database, occupied SF average size for building permits issued from June 1, 2019 through November 30, 2024
(2) The Fee in Lieu option is most always used for SFDs, and not for SFAs and apartments (occassionally for age-restricted SFA's)



NEW APFO Recommendations - Example

One-Time Revenues for New Residential Development - as of April 4, 2025

SFD SFA Condo APT Rental APT

Avg Size (sq. ft.) (1) => 5,620        2,463          1,806           1,267          
Avg Property Value => $1,198,887 $658,879 $432,888 $315,539

Transfer Tax (based on sales value)
  School Land Acquisition and Construction 0.3125% $3,747 $2,059 $1,353 $986
  Park Construction and Development 0.3125% $3,747 $2,059 $1,353 $986
  Agricultural Land Preservation 0.2500% $2,997 $1,647 $1,082 $789
  Housing and Community Development 0.1875% $2,248 $1,235 $812 $592
  Fire and Rescue Capital Equipment 0.1875% $2,248 $1,235 $812 $592
Total Transfer Tax 1.25% $14,986 $8,236 $5,411 $3,944

Road Excise Tax (per square foot) $1.90 $10,678 $4,680 $3,431 $2,407
School Surcharge (per square foot) $8.15 $45,803 $20,073 $14,719 $10,326
Recordation Tax (per $500 sales value) $2.50 $5,994 $3,294 $2,164 $1,578

Total One Time Revenues $77,462 $36,284 $25,726 $18,255

MIHU Fee in Lieu Charge (per square foot) (2) $3.65 $20,513 $0 $0 $0

Total One Time Revenues including MIIHU $97,975 $36,284 $25,726 $18,255
(1) From DILP database, occupied SF average size for building permits issued from June 1, 2019 through November 30, 2024
(2) The Fee in Lieu option is most always used for SFDs, and not for SFAs and apartments (occassionally for age-restricted SFA's)
     The fee is charged for every unit in the development upon building permit issuance.

For Non-UPP qualified 
projects pay the current 
rate.

For the 6 SFD lot 
subdivision the school this 
equates to $274,818.



NEW APFO Recommendations

Recommendation #4:

• Continue using Local Rated Capacity as the APFO SCHOOL capacity = 3rd year of 
enrollment projection over the school capacity at LRC.

LRC = 3rd yr of enrollment projections/school capacity at LRC



NEW APFO Recommendations

Recommendation #5:

• Apply the UPP model to affordable housing and the affordable housing column on the 
base surcharge rate. 



NEW APFO Recommendations

Recommendation #6:

• Apply the UPP model to senior housing on the base senior housing surcharge rate. 



Howard County’s CURRENT APFO

• There are 3 tests associated with APFO: 
• 1) Allocations, 
• 2) Schools,  
• 3) Roads



NEW APFO Recommendations

Recommendation #7:

• To rename “APFO road test” to “APFO multimodal transportation test” for all instances in 
the Howard County Subdivision Regulations and Howard County Design Manual.



NEW APFO Recommendations

Recommendation #8:

Adopt pedestrian crossings at APFO intersections test to the APFO multimodal 
transportation test



Test 1: Pedestrian crossings at APFO study 
intersections

Summary:
Developers review the same study intersections as defined in the existing APFO roads 
test and provide pedestrian crossing improvements for inadequacies

Additional Notes:
• Pedestrian crossing adequacy includes Accessible Pedestrian Signals (APS), crosswalk marking and ADA compliant curb 

ramps for crossings of each leg of the intersection
• A dollar cap for the cost of improvements will be developed based on peak hour trips generated by development
• Developer provided improvements are preferred, but when they are not feasible, a fee in lieu can be provided in the 

amount of the dollar cap, to contribute to pedestrian crossing improvements close to the development implemented 
by Howard County

• Developments generating 5 or less peak hour trips are not required to provide this test or improvements



NEW APFO Recommendations

Recommendation #9:

Adopt ADA access to existing nearby bus stops to transportation test

ADA access to existing nearby bus stops test to the APFO multimodal transportation test as 
outlined 



APFO Pedestrian Crossing Test
Example 1: Cedar Lane at Freetown Road

Crosswalk Marking

Accessible Pedestrian Signal

ADA Curb Ramp

Legend

Inadequate pedestrian crossing accommodations shown on diagram at 3 of the 4 legs



Test 2: ADA access to existing nearby bus stops

Summary:
Developers review the area surrounding their development and provide ADA improvements 
to any RTA bus stops exist within ¼ mile of the development frontage

Additional Notes:
• ADA compliance includes:

 Minimum 5’ wide x 8’ deep concrete area/pad adjacent to road
 5’ minimum sidewalk with curb and gutter from bus stop to nearest intersection or to the development frontage, 

whichever is lesser
 ADA ramps at nearest intersection

• Developments generating 5 or less peak hour trips are not required to provide this test or improvements



APFO ADA Access to Existing Nearby Bus Stops Test 
Example: Martin Road near Seneca Drive
Existing RTA bus stop on Google Street View Required improvements for ADA compliance

Curb and gutter 
(continued from 

existing)

5’ sidewalk

Intersection 
ramp

5’x8’ ADA 
concrete 

requirement



NEW APFO Recommendations

Recommendation #10:
 Adopt an affordable housing definition:

• 60-120% of Howard County Median Income for for-sale housing
• 0-60% of Howard County Median Income for rental housing.

• Definition should be applied to local affordable housing programs, including Affordable Housing 
Column of the APFO Allocation Chart and its application in the Housing Unit Application.

The County uses the MIHU program definitions to determine housing affordability and income eligibility. Since 
the County’s median income is higher than the HUD Baltimore median income, the higher income limits allow 
more residents, including lower income residents, to qualify for affordable housing programs and 
resources. Using the lower income limits will exclude many residents that are seeking affordable workforce 
housing.



Key Takeaways

• There are 10 new APFO recommendations for consideration
• Recommendations 1-3, refer to the Utilization Premium Payment (UPP) model

• This replaces the current school adequacy test for a payment model

• Local Rated Capacity would still be the adequacy standard used for the percentages in the UPP model.

• UPP model would apply to Market Rate, Affordable and Senior Housing.

• Renaming of the Roads Test to a Multi-Modal Test

• Creating 2 additional multi-modal test for pedestrian and ADA accessibility

• Recommending the definition for Affordable Housing put forward by the Affordable Housing Work Group.



APFO Committee Status 

• This is status if the committee work.

• After the public hearing, the committee will meet to review the comments and make 
other recommendations based them.  The next meet is June 4, 2025.

• There are additional backlot items that are still under consideration.

• The committee must be done and have recommendations forwarded to County Executive 
and Council by August per the County Code.



Public Hearing Reminders

• Those testifying will be called in the order of sign up

• Speakers will be called 3 at a time – the person speaking and then 2 lined up to speak

• Speakers will come to the microphone and state their name and address for the record 
(then time will begin)

• Speakers will have 3 minutes to testify

• Comments will be accepted until May 23, 2025.

• Please be respectful of those speaking and refrain from any outburst, clapping or other 
distractions
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