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COUNTY COUNCIL OF BALTIMORE COUNTY, MARYLAND
LEGISLATIVE SESSION 1994, LEGISLATIVE DAY NO. 13
RESOLUTION NO. 55-94

MR, YVINCENT J. GARDINA, COUNCILMAN

BY THE COUNTY COUNCIL, JUNE 20, 1994

A RESOLUTION of the Baltimore County Council to adopt the Honeygo
Plan as part of the Baltimore County Master Plan 1989-2000,

WHEREAS, the Baltimore County Council adopted the Baltimore County
Master Plan 1989-2000 on February 5, 1990; and

WHEREAS, the Master Plan expresses the County’s commitment to the
basic concepts of the Growth Areas and the determination to make the Perry Hall-
White Marsh area an exemplary, attractive and fully functional place for living and
working; and

WHEREAS, County Council Resolution 42-92 recognized that the Honeygo
area is unique and that detailed planning, coordination of facilities, and phasing of
utilities and development are needed, and requested the preparation of a Honeygo
area plan and implementing programs as an update of the Perry Hall-White Marsh
Growth Area Plan for adoption as an amendment to the Master Plan; and

WHEREAS, Resolution 42-92 specified factors to be considered in the
preparation of a plan for the Honeygo area, which is a logical unit for planning in
Baltimore County, and established a Steering Committee chaired by the County
Administrative Officer and including representatives of the Administration, County
Council, Planning Board, property owners and local community organizations; and

WHEREAS, the draft of the Honeygo Plan, as recommended and submitted
by the Steering Committee on March 3, 1994, was discussed in Commiitee meetings
on March 3, April 7, and April 21, 1994, and was the subject of a public hearing by
the Planning Board on March 24, 1994; and

WHEREAS, by Resolution adopted April 21, 1994, the Baltimore County
Planning Board adopted the Honeygo Plan to constitute a part of and an amendment
to the Master Plan; and

WHEREAS, the County Council held a public hearing on the recommended
Honeygo Plan on June 6, 1994,

NOW, THEREFORE, BE IT RESOLVED by the County Council of Balti-
more County, Maryland, that the Honeygo Plan, a copy of which is attached hereto
and made part hereof, be and it is hereby adopted and incorporated into the Balti-
more County Master Plan 1989-2000 to be a guide for the development of the
Honeygo area of Baltimore County, subject to such further modifications as deemed
advisable by the County Council.
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RESOLUTION
Adopting and Recommending
THE HONEYGO PLAN

WHEREAS, the Baltimore County Master Plan 1989-2000 expresses the County's
"committ[ment]} to the basic concepts of the Growth Areas, and...determin[ation] to
make the Perry Hall - White Marsh area an exemplary, attractive, fully functiomal
place for living and working"; and

WHEREAS, County Council Resolution No. 42-92, "recogn[izing] that the Honeygo Area is
unique and that detailed planning, coordination of facilities, and phasing of utili-
ties and development are needed...”, requested the preparation of a Honeygo area plan
and implementing programs "as an update of the Perry Hall - White Marsh Growth Area
Plan for adoption as an amendment to the Master Plan"; and

WHEREAS, Resclution 42-92 specified factors to be considered in the preparation of a
plan for the Honeygo area, which is a logical unit for planning in Baltimore County,
and established a 3teering Committee chaired by the County Adwinistrative Officer
and including representatives of the Administration, County Council, Planning Board,
property owners and local community organizations; and

WHEREAS, during the process of preparing The Honeygo Plan, the Bteering Committee

met in open session in June and November 1992, April, August and December 1993, and
February 1994, as well as conducting Town/Public meetings in Decembaer 1992, March and
December 1993 and January 1994; and

WHEREAS, tha draft of The Honeygo Plan, as recommended and submitted by the Steering
Committee on March 3, 1994, was discussed in Committee meetings on March 3, April 7,
and April 21, 1994, and was the subject of a public hearing by the Planning Board on
March 24, 1994,

NOW, THEREFORE, BE IT RESOLVED, pursuant to Section 26-81 of the Baltimore County
Code, 1988, that the Baltimore County Planning Board hereby adopts The Honevygo Plan,
March 3, 1994, as amended April 21, 1994, to constitute a part of and an amendment to
the Baltimore County Master Plan 1989-2000; and

BE IT FURTHER RESOLVED, that The Honevgo Plan shall be transmitted to the Baltimore
County Council for adoption in accordance with Section 523(a) of the Baltimore County
Charter.

DULY ADOPTEI! by vote of the Planning Board
this 21st day of April 1994

Quztudl,

P. David Fields
Secretary to the Planning Board
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Introduction and Summary of Goals

The goals of the Honeygo Plan are to

QO Preserve and protect thf:. natural environment.

O Design and build a community, not just a collection of
subdivisions and houses.

Q Construct public infrastructure and facilities in advance of
development.

Q Place zoning and dwelling types, with design standards, in

locations that implernent the plan.



Study Ar a History and Planning Proc ss

In 1979, Baldmore County, through its
Master Plan, established the framework for a
county-wide growth management program.
The essence of this program was to direct new
residential development into existing communi-
ties, town centers, and designated growth areas,
thereby diverting significant new development
away from rural, agricultural, and watershed
protaction areas. The cornerstons of this
program was the designation of two new,
growth areas — Owings Mills and Perry Hail-
‘White Marsh — which, for a variety of reasons,
were found to be the most suitable areas for
higher density residential and commercial
development. ‘

A land use and infrastructure (i.e., roads,
sewer, and water) plan for the Perry Hall-White
Marsh Growth Area was adopted on February
4, 1985 and the zoning was changed accord-
ingly. In the northern portion of the Growth
Area, which for purposes of this study is called
the Honeygo Area, the zoning changed from
fairly wmiform low densities of DR 2 and 35 to
a pattern of high density residential (DR 5.5,
105, and 16) surounding a commercial core,
The study area is shown on the Existing Land
Use and Existing Zoning maps on the follow-
ing two pages.

Over the next decade, development and for

the most part, infrastructure improvements in
the southen two-thirds of the Perry Hall-White:

Marsh Growth Area proceeded according to the

plan and the zoning, However, by the late
19808 it became apparent to County agencies,
developers, and the public that serious pro-
blewis were developing, Important infrastruc-
ture improvements were deleted from the
County's Capital Improvements Program and
other projects, most notably Honeygo Boule-
vard and the Honeygo Sewer Interceptor, wers
significantly delayed because of funding con-
straints and other competing projects in the rest
of the County. Essential open space and
recreational areas within the Growth Area were
not purchased and it was projected that there
would be a 700 acre parkland deficit based on
the State stanidard for open space. The elemen-
tary, middle, and high schools wers either
overcapacity or going to be overcapacity with
little imroediate relief in sight. New compre-

hensive enpvironmental regulations to protect
wetlands, stream systems, steep slopes, forest
cover, and existing vegetation were adopted by
Federal, State, and local governments, signifi-
cantly affecting the davelopment potential of
the land. And finally, because of overzoning
and the lack of design standards, the area was
not becoming a cohesive, well-designed com-
munity, To many, the Perry Hall-White Matsh
Growth Area has not developed as a planned
comrmunity, but rather as an unconnected series
of residential subdivisions that are out pacing
key public services and facilities.

The Baltimore County Master Plan 1989-
2000 recognized these issues and while reaf-
firming the essential growth management
strategy structured on growth areas, the Master
Plan further recognized that times have chanped
since the adoption of the original Perry Hall-
White Marsh Plan. In particular, the population
prujections have not materialized, potentially
undercutting the need for large amounts of high
density zoning praviously put in place to meet
the projected demand. This, combined with the
shift in public policy away from the growth at
any cost philosophy and the reality of limited
tax revenues, led the County to recommend a
Systematic evaluation of the varicus growth
management policies, with particutar emphasis
placed on the effectiveness of the two designa-
ted Growth Areas. The Baltimore County
Master Plan 1989-2000 strongly recommended
that “...an objective examination of both areas
is in order to ascertain the need for any mid-
course corrections™ (Baltimore County Master
Plan 1989-2000, pg. 47). Specifically, the Plan
recammended an update of the Perry Hall-
White Marsh Plan with particular focus on
scheduling development so that the full range
of necessary services were provided before
developments were occupied.

In addition, the Master Plan recommended
that “[u]tban design and architectural standards,
marketing strategies and other means for
achieving a clearer, distinctive high quality
identity for the Perry Hall-White Marsh Growth
Area [will] be prepared by the County in
cooperation with the development industry and
commmunity organizations.” (Baltimore County
Master Plan 1989-2000, p. 110)



Study Ar a

vﬁQ‘b‘
.Q)a%;d -
7
O\
%
st
=)
b
S
o
@uﬁ' ' y

Py
-z
e
&5,‘:5?
Honeygo Study Area
Existing Land Use
Existing Pipeline
g{;gal;:damlly — Single Famity’
i Commercial i[ﬂ]]ID Muttifamily

IR parks
[ 1 undevelopad



Existing Zoning

-6Q.b.
%g,’\@'
%
Ry
&N P
N¢
e\
[a}
)
ER
4?%

. Y
Y.

A

e

\.L \’/

Honeygo Study Area

Existing Zoning

RC5
£ PRI

= DR2
E DR35S

[T DR55

[[] DRt0.5

f} DR18

i NON RESIDENTIAL



In 1992, the Office of Planning and Zoning
and the local community proposed rezoning
about 870 acres of land zoned for high density
residential use to lower density residential use
in the Honeygo Area. In response to that
action, the County Executive and County
Council adopted a resolution on Jyme 1, 1992
calling for a voluntary moratorium on develop-
ment perding the adoption of a comprehensive
plan for the Honeygo Avea, This Plan proposes
recommendations on land use, zoning, infras-
tructure, design, funding, and phasing; it also
mieets the requirement of the resolution for the
County administration to subrait a plan to the
Planning Board within 2 years of the mora-
torium’s adoption.

Process

The moratorium resolution established a
Steering Committee which was chaired by the
County Administrative Officer and composed
of representatives from the Administration,
County Council, Planning Board, property
owners, home builders, and local community
associations. This group met every three
months to review the County’s progress on the
Plan. After every two meetings with the
Advisory Group, town meetings were held at
the Joppa View Elementary School to keep the
public informed. Additicnally, progress reports
were submitted to the Connty Executive and
County Council every six months, The Mortth-
east Beponter, Baltimore Sun, The Avenue and
other local newspapers pericdically published
articles about the Plan's preparation.

For neatly 18 months, County agencies
performed extensive background studies on
infrastructure, design, and environmental jssues;
evahiated the development potential of various
subareas; and Held surveyed the stody area with
the Army Corps of Engineers and the Maryland
Department of Natural Resources to obtain
concurrence on corridors for the sewer mter-
ceptors and Honeygo Boulevard. Four land use
alternatives were then developed based on the
findings of these studies and field investiga-
tions. The alternatives ranged from the existing
zoning (10,550 units) to & high densiry alterna-
tive (8,775 units) to a “*neotraditional”” mixed
whit scenario (7,610 units) to a low density
single-family alternative {5,310 units). Based
upon comments from the Steering Commiitee
and public as well as an evaluation against the
Plan objectives, a preferred alterative was
developed.

The preferred alternative proposal and
attendant infrastructure, design, and zoning
policies are discussed in this Honeygo Plan.
The Plan was introduced to the Planning Board
on March 3, 1994, and wilt be the subject of a
Planning Board public hearing on March 24,
1994, After this hearing the Board will review
the Plan, propose any modifications or changes,
and then forward their recommendations to the
County Council, The Council will also hold a
public hearing and then review and act upen
the Plan. If adopted, the Plan will be an
amendment to the Baltimore County Master
Plan 1989-2000 and implemented through the
zoning, capital funding, and development
review mechanisms outlined in this Plan.



Plan Obj ctives

Design

The primary objective of the Honeygo Plan
is to create a high quality community based
upon the historic notlon of a town, This in-
cludes a true town center surrounded by well
desigmed residantial neighborhoods that are
built arcund neighborhood parks and connected
to each other by landscaped streets and open
spaces. Rather than replicate conventional
development patterns found in recent Baltimore
County developments that are a sexies of
independent subdivisions reflecting a particular
building niche, the Houeygo Plan intends to
link nedghborhoods, design commumity focal
points, and provide access to useable open
space. Models that wete selected to be emula-
tad included residential communities sach as
Qak Forest Park in Catonsville, Sudbrook Park
in Pikesville, Rodgers Forge and Stopeleigh in
Towson, Dundalk Center, and Homeland in
Baltimore City. Contemporary examples
include Keatlands in Montgomery County and
the commercial infill within Historic Laurel.

Environmental Protaction

The rapid pace of development during the
last several decades has fostered an increased
awareness of the environmental impacts of
development. Beginning with storm water
managerent and then most recently the adop-
tion of the State Forest Conservation legisla-
tion, development in Baltimore County has
been affected by increased environmental
regulations. The result has been that an in-
creasing percentage of the County's land mass
has become unbuildable, Floodplains, wet-
lands, steep slopes, erodible soils, and forests
are now under regniation. Density on these
undevelopable areas can be applied to other
areas of a site that are buildable with the deve-
lopment then appearing much more demse than
was originally intended. There is also less
flexibility on the buildable porticn to accommo-
date site design that reinforces a sense of
community. The outcome is invariably an
overcrowded development with buildings,
parking lots, and roads covering all the build-
able area and minimal, often leftover, useabie

open space.

The Honeygo Plan identifies, to the axtent
possible, all environmentally sensitive areas
which cannot be developed. Wetlandz and
buffers were field delineated so that road and
sewer alignments could be designed. Flood-
plains, wetlands, and buffers not located in
projected road or sewer alignments were also
identified in order to assess the limits of deve-
lopment. These areas should not be overzoned
in order to

1) ensure protection of the resources and
the water quality of the Bird River and Gun-
powder River;

~ 2) facilitate design quality; and

3) ensure realistic assessments of develop-
ment potential,

Additionally, the preservation, maintenance,
or in some cases, the reestablishment of
environmentally sensitive areas needs to be
assured. At the time of development, all
environmentally sensitive areas should be
dedicated to Baltimmore County at no ¢ost,
Their dedication will help protect them from
disturbance and will allow the County to
reestablish aveas that have been degraded. The
Honeygo Area is also targeted to use innovative
concepts such as wetlands and forast banking,
The reforestation of areas should occur along
I-95 in the vicinity of the Sky Park not only to
provide reforestation, but to also serve as a
ooise and visual buifer.



infrastructure

In the Honeygo Area, infrastructure shoukd
be provided prior to development rather than
during developruent, or as so often happens in
the case of schools and parks, after develop-
ment. An infrastructure phasing scheduls must
be provided to enable the County to address
demand for services prior to the actual demand
taking place and should be adopted as part of
the Plan. This can be addressed through the
Capital Iimprrovements Program which provides
a 5ix year schedule of where and when the
County intends to make infrastructure improve-
ments throughout the County. It must be
recagnized, however, that other capital priori-
ties will be competing with the Honeygo Area
including the completion of projects cuxrently
underway in other growth areas and the need to
rehabilitate existing roads, water, sewer lines,
and parks located in the County’s clder com-
munities. The County's commitment to its
older communities will take precedence aver
competing capital funding interests, The
County Executive has called for the creation of
an urban community ¢onservation plan, and the
County Council has endorsed his action, The
Council has publicly committed itself to a
program of capital funding for the County’s
school system and the infrastructure for the
older commuynitiss which are the backbone of
the County.

Financial Impact

As alluded to in the previous section,
Balimore County is facing serious financial
constraints and the fiscal consequences of any
land use alternative for the Honeygo Area must
be evaluated. Over the last decade, the County
authorized approximately $30 million for
public improvements to serve the Perry Hall-
White Marsh Growth Area. Some capital
projects are key to the success of the growth
area, such as the Honeygo Boulevard and
Sewer Interceptor, and must be considered
regardless of the land use alternative proposed
for the Honeygo Area. All funding for the
capital projects must be balanced against the
County’s commitment to minimize borrowing
and maintain stable tax rates.

At first glance, it would appear that the tax
revenues generated by higher densities would
best offset the costs of needed infrastructure.
However, with increased densities, there is also
a concomitant increase in demand for more
facilities and services, Higher densities also
result in fewer tax dollars per dwelling without
a similar reduction in the demand for services.

Various alternative financing techniques for
funding capital improvements have been eva-
luated by the County, Impact fees, which
require the developer to contribute either all or
a portion of the necessary funding at the time
of issuing building permits and are pro-rated on
a per unit basis over all the units expected to be
built in the area, have two major problems.
First, the County by law cannot levy impact
feas without State approval. State enabling -
legislation would be required before the County
could assess fees. Secondly, the use of impact
fees compels the County to spend the necessary
funds at the tims of development. If tha
County is compelled to fund projects, then
County-wide priorities may have to be adjusted
s0 that these projects are funded. The creation
of a special taxing district was also considered.
The use of a taxing district essentiaily sets an
additional tax over an area so that these funds
¢an be used to retire debt on loans. The
County still has to borrow the money, which
may conflict with other County funding priori-
ties, and taxes are dependent upon the
economy. Finally, taxing districts also raise
questions of equity regarding services provided
to other parts of the County.



Consistency With Other Plans And
Policies

In addition to the Baltimore County Master
Plan 1989-2000 which recommended that the
Honeygo portion of the Perry Hall-Whitemarsh
Growth Area be reevaluated, the County has
also begun the Hastern Baltmore Economic
Revitalization Initiative. The primary purpose
of this project is to develop an economic
framework from which the eastern portion of
the County can develop or redevelop, Through
the Economic Development Commission, the
vast resources of the existing industrial zoning
and development are being evaluated to deter-
norize the future of this area. Major projects
which have heightened this concern include
development of surplus Bethlehem Steel Plant
property, the vacant A.V, Williams Tract, the
extension of Rt. 43 to Eastern Blvd., and the
interchange at Rt, 7 and Rt. 43,

One of the key components identified in the
initial phases of this work was the lack of
housing for people who would like to move-up
in housing value and still stay within the area.
This type of housing i3 not available in a

" urban setting within this general area and
ack of choice is contributing to the mig-

a of eastern Baltimore County residents to
h..cford County and to some degree, Pennsyl-
vatiia,

Limited housing choices and lackluster
developments have also been cited as some of
the reasons castern Baltimore County has
difficulty in anracting major emplayers, Com-
petition for job generating uses is stiff and the

. east side needs amenditles that will give it an
ecdge over other locations in both the County
and the Region, The Honeygo Area is the only
large undeveloped urban area left within the
County. This is the last chance Baltmore
County has to create a truly distinctive com-
munity capabile of drawing and keeping both
residents and employers.



Alternativ s
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As a step in generating the land use alterna-
tives for, the Honeygo Area, tha Office of
Planning and Zoning prepared a site constraints
map based on the County’s 200 ft. scale topo-
graphy maps and information submirted by
County agencies. All of the environmentally
sensitive areas which included streams, ponds,
wetlands, steep slopes, erodible soils, and forest
cover were mapped. The road network, exist-
ing subdivisions, developed lots, public facili-
ties, parks, conunercial properties, historic
buildings and sites, and approved development
plans were also identified. All together, these
areas totaled about one-half of the 3,000 acres
within the study area.

Using the mapped information, the Office
of Planning and Zoning assembled four design
teams to prepare land use alternatives for the
Honeygo Area. The only “given™ was that one
scenario had to be based on the existing zoning.
Each team was charged with designing the best
community for the northern section of the Perry
Hall-White Marsh Growth Area.

ALTERNATIVE 1

Dasign Concept

This scheme envisions a traditonally desig-
ned community with grids of streets, sidewalks,
and centrally located residential squares. The
housing units would be built to face tree-lined
streets with parking provided at the rears of the
lots. Housing types would be mixed within
sach subdivision and neighborhood commercial
services would be allowsd at the residential
SquAres.

Speacial Features

Interconnected neighborhood design with
continuous streets and orientation around
residential squares,

High density housing around the comuer-
cial certer which may accommodate housing
for the elderly. The neighborhood designed
around the commercial square would have
direct pedestrian access to the commercial
center.

Honeygo Blvd. and a new major collector

along the powerline right-of-way, Hoth roads

are to have special treatmnents such as planted
medians or streetscaping with the housing
fronts oriented toward the road.

Elimination of high density development
along the environmentally constrained, north-
side of Honeygo Park.

Recommendation of a transit route from
White Marsh Mall to the Honeygo Area.

Housing Types

Predominantly single-family detached
housing, with areas for large lot executive
housing, mixes of single-family detached and
town houses (70%/I0%), and traditional single-
family detached and town houses. Designs for
alleys with rear yard garages, side yard parking
pads, etc. would be encouraged.

Community Facllities

Comununity-oriented, commercial cors with
a mix of public and privats uses to be designed
around a public square,

Additional elementary school sits north of
Belair Road and Honeygo Bivd. intersection.

Indoor recreational center south of Belair
Road and Honeygo Blvd. intersection,

New parks at Forge Acres and along Phila-
delphia Road.
Tachnical Infarmation

Dwelling units: 5,968-7,5835.

Property Tax Revenues: 9 to 11.7 million
per year when built out.

Capital Investment: $58.5 million.

Infrastructure and public facilites cost per
unit; $3,632.
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ALTERNATIVE 2

Design Concept

This scheme proposes a low density, single-
family detached community which could meet
the needs of middls-management and execu-
tives who work on the eastern side of Balttmore
County. A major feature of this design is an
eighteen hole golf course that would serve the
recreationat needs for Perry Hall and also act as
a buffer between 195 and the Honeygo com-

munity,
Special Features

Honeygo Blvd, to be designed and con-
structed as a parkway and a new major collec-
tor along the powerline right-of-way to have a
landscaped median,

Elimination of high-density development
along the environmentally constrained, north-
side of Honeypo Park,

Housing Types

Executive housing on large lots and single-

family detached neighborhoods.

Luxury higher density housing near Belair
and Chapel Roads and Cowenton Avenue and
Philadelphia Road.

Cammunity Facilities

_ Community commerclal center with a public
square and a smaller neighborhood commercial
node adjacent to the golf course,

A renovated and updated Chapel Hill
Elementary School.

An 18 hole golf course located near the
Baltimore Air Park
Technical Information

Dwelling Units: 3,509,

Property Tax Revenues Generated: 7.6
million per year when built out.

Capital Inrvestmemt: $43.5 million.
Infrastructure and Public Facilites Cost
unit: $8,194. :
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ALTERNATIVE 3

Dasign Concept

This design is based on the 1985 Perry
Hall-White Marsh Plan. The centrally located
commescial center is surrovnded by high
density residential development. This schema
incorporates urban land uses into the overall
design and minimizes changes in ntensity of
development.

Special Features

Cowenton Avemue extended to loop arcund
community commercial center and intersect
future Honeygo Blvd,

Honeygo Boulevard to serve as a major
arterial moving traffic through the Whita Marsh
Growth Area.

Flexibility within unit type and unit count.

Housing Types

Predominantly medium to high density
housing. Plan would accommodate significant
development of apartments, condominiums, and
town houses.

Some single-family detached units wounld be
allowed along Forge Road and near the existing
Baltimore Air Park along [-95.

Community Facilities

Community commercial cetter at existing
commercially zoned site north of Camp Chapel
Methodist Church along future Honsygo Bouls-
vard,

Additional elementary school site north of
Belair Road and Honeygo Boulevard intersec-
ton, ‘
Technical Information

Dwelling Units: 10,636.

Property Tax Revenues Gemerated: 10.5-
128 million per year when built out.

Capita! Investment: $65.5 million.

Infrastructute and Public Facilities Cost per
unit: $6,158,
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ALTEBRNATIVE 4

Design Concept

This Plan envisions an expanded commer-
cial center with three boulevards leading to the
center. Honeygo Boulevard would be two
baulevard legs and a third boulevard leg would
be located east to the Baltimore Air Park and
New Forge Road. Higher urhan density hous-
ing choices would be located along these three
boulevards. Internal roads throughout the Plan
would lead to new parks within the neighbor-
hood.

Special Features

Honeygo Boulevard and a new major
collector along powerline right-of-way. Both
roads to have special treatments such as planted
medians or streetscaping.

Indoor recreational center along Honeygo
Blvd. at the Honeygo Park site.

Elimination of high density development
along the environmentally constrained, north-
side of Honeygo Park. Relocation of high
density development to aress not envitommen-
tally constrained.

Internal collector roads that terminate at
new parks and open space.

Housing Types

Mix of housing types with high density,
(apartments, town houses) around the com-
munity commercial center and along the spines
of Honeypo Boulevard and a new main collec-
tor road.

Large grouping of town houses west of .95
and south of -95 between Cowenton Avenue
and Joppa Road.

Community Facilities

Expanded community commercial core
around a town circle.

New commercial center north of the inter-
section of Homeygo Boulevard and Belair Road

Relocation of Crossroads school site to

northwest corner of intarsection of Honeygo
Boulevard and Cross Road and an additional
elementary school site adjacent to Honeygo
Park,

Public peighborhood parks dispersed
throughout the tesidential areas.

New largs nelghborhood park south of the
intersection of Honeygo Boulevard and Belair
Road for lighted athletic fields,

Technical Information

Dwelling Units; 7,174-8,181.

Property Tax Revenues Generated: $9.4-
$11.5 willion per year when built out.

Capital Investment: $53.5 million,

Infrastrocture and Public Facilities Cost per
unit: $7,619.
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Four distinctly different land nse alterna-
tives for future development in the Honeygo
area were presented to the Steering Committes,
the community associations, property owners,
and interested citizens in Decamber, 1993, and
January, 1994, As discussed in the previous
section, each aiternative varles in design con-
cept, dwelling unit total, dwelling unit type,
neighborhood character, and special community
features. :

After the public hput process, the County
began to evaluate the alternatives for the
Homeyge Area. This evaluation was based on
the following review questions about how well
the alternative met the Honeygo Plan Objec-
tives outlined in the beginning of this report.
Design

Do the development patterns teflect a
traditional town?

Da the densities promote the type of design
envisioned?

Are neighborhoods connected by roads
andfor open space?

Are there community focal points?

Is there accessible and useable open spaca?l

Dwaes the location and treatment of public
facilities enhance the design?

Are there centralized neighborhood parks or
open spaces?

Is there a town center?

What are the provisions for neighborhood
commercial services?

What is the character of the street?

What impact does parking have throughout
the alternative? :

Do the highest density areas have adequate
access to parks and open space?

Do the proposed dwelling types meet the

needs of Baltimore County and the Perry
Hall-White Marsh area?

Environmental Protection

What is the proposed zoning on or near
environmentally sensitive areas?

Does the zoning provide adequate protec-
tion of the resource base?

What is the impact of development ont
wetlands and stream valloys?

Do the development densities impact steep
slopes or forest cover?

Will stormwater management pose a deve-
lopment problem?

Dioes the zening reflect realistic build out
potential, considering environmental and deve-
lopment constraints?

Ars mitigation sites available?

Infrastructure and Public Funding

What infrastricture is required to implement
the Plan?

Will the infrastructure support the projected
traffic and sewer loadings?

What are the public facilities needed to -
implement the Plan?

Do the potential tax tevenues justify the
capital expenditures?
Consistency with County Plans

How does the alternative address the issues
raised in the Baltimore County Master Plan
1989-2000 about the Perry Hall-White Marsh
Growth Area (La., provision of services, design
quality, population projections)?

Does the alternative address the ismes
raised by the Eastern Baltimore Economic
Revitalization Initiative?

Public Input

The overriding theme from citizen com-
ments was the need for adequate schools and
open space. Many expressed desires for single-
family detached bousing choices. How do the
alternatives meet these issues?

The Steeting Committee expressed the
desire for a well-balanced community. They
wanted to ensure that the infrastructure and
public facilities were in place at the time deve-
lopment was t¢ commence. How does each
alternative address these issues?

The property owners wanted to ensure that
the value of their property be maintained, How
does each alternative seek to balance value
throughout?

The following is a brief summary of the
analysis of each alternative.



Alternative 1

This alternative meets most of the design
abjective’s criteria. It was based on the “Kent-
lands™ model and proposes traditional neigh-
borhoods organized around a Neighborhood
Center with interconnected roads, centratized
common open space, and localized commercial
uses interspersed within neighborhoods. Hous-
ing types are mixed in each of the neighbor-
hoods, with many neighborhoods being 70%
single-family detached and 30% town house,
Parking s envisioned at the rear of the lots and
along alleys to support the town design, The
scheme proposes a significant increase of
single-family detached dwellings for the area to
balance the housing types within the Growth
Area,

In this alternative, lower density single-
family detached dwellings are located adjacent
to enviromimentally sensitive areas thereby
providing significant environmental protection.
Higher densities are also proposed in areas that
are not resiricted by environmental regulations,

Two additional elementary schools and an
indoor recreation facility are recommended and
neighborhood parks are proposed throughout
the area. All are connectad to the neighbor-
hoods by an extenisive interconnected road
network. The proposad road network and
sewer lines should support the antigipatad
traffic and sewer loadings. Approximately $58
million in capital investment is nseded to
provide all of the services required, The
potential tax revenues will not pay for the
capital investment.

This scheme was well received by the
commumity because it is predominantly the
single-family detached neighborhoods with
limited multi-family housing units. Many were
supportive of the traditonal neighborhood
desipn theme, As with all of the lowerad
zoning alernatives, there was significant con-
cemn expressed by property owners of lost
value,

Alternative 2

Alternative Two proposes a low density
single-family detached community throughout
the study area. The Plan snvisions soroe
connections between neighborhoods, but retalns
areas for separate subdivisions. The street
character would be much like the existing

collector network where the major roads feed
into separate subdivisions. Parking has a minor
impact on the area because of the proposed low
demsity. All cormmercial activity would be
concentrated at the Honeypo Boulevard/Joppa
Road location,

The scheme has the least impact on the
environment, Lower residential dengities are
proposed along all three of the stream valleys
and this minimizes the impacts associated with
impervious surfaces, stormwater management,
and grading.

Because of the lower densities praposed in
this scheme, fewer public services and facilities
(such as schools and parks) are needed. The
golf caurse is an excellent amenity, but ather
recreational facilities are needed. Although
residentizl densities are reduced in this alterna-
tive, the infrastructure requirements are about
the same ag in Alternatives 1 and 4. The cost
of a sewer interseptor does not vary signifi-
cantly if the size of the pipe is reduced. The
majority of the cost is in the construction of the
facility itself. The same trench needs to be dug
no toatter the size of the pipe. Although the
property values may be highest in this scepario,
the tax base does not support the cost of the
infrastructnre improvements.

Other than the three confined areas for
luxury town houses and condominiums ar
Chapel and Belair Roads, Joppa Road east of
Cowentou Avenue, and Cowenton Avenue east
of 1-95, this proposal limits development to low
density single-family detached dwelling units.
One of the goals of the Eastern Baltimore
Revitilization Initiative is to provide housing
‘opportunities for executives and middle mana-
gers who make business locatons decisions that
affect the east side. By providing a lower
density, more exclusive housing community on
the east side, executives may live closer to and
invest in the employment areas of eastern
Baltimore County,

Thig altemative was well received by the
community. Many preferred this alternative
just because it proposed the fewest number of
dwelling ynits, Many developers and home
builders were concerned about this scheme
because they do not believe there is a demand
for such an upper income housing product in

the White Marsh Growth Area. 9
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Alternative 3

Alternative 3 maintains the existing deve-
[opment patterns in the Perry Hall area. The
majority of the residentlal development allows
for apartments, condominiums, and town
houses and is exactly the opposite of Alterna-
tive Two. The development pattern of separats
subdivisions with limited or no useabls open
space with single access to commercial cor-
ridors is a pattern that is seen throughout
Baltimore County and does not foster cohesive
neighborhoods that share facilities,

This scenario locates high densities around
the town center without consideration for the
namral environment. The stream valley sys-
tems are ignored and the highest density areas
are located in some of the most sensitive
environmental areas. The grading, impervious
surface, amd stormwater management impacts
would be severe. Because of the extreme
environmental constraints, the zoning is not
reflective of the actual buildout potential nor
does it foster quality site design,

The densities proposed in this alternative
require more school space and more open
space, The scheme requires the most capital
dollars of the four alternatives. The potantial
tax revenues do not justify the capital invest-
ment, but this scheme would use capital dollars
maore efficiently. The higher densities, howe-
ver, limit the availability of site selection for
adequate facilities,

Alternative Three is based on the develop-
ment patterns proposed in the adopted Perry
Hall-White Marsh Plan and it keeps the highest
densities within the growth area on the eastetn
side of the County, It does not, however, meet
the Master Plan or the Revitilization Initiative’s
goal of high design quality,

The community disliked this scheme the
most because it continued the existing develop-
ment patterns, The property owners preferred
this schem# because it maintained the highest
densities. County agencies were concerned
about this schemea's impact on the natural
TEesources,

Alernative 4

Alternative 4 proposes a “text book perfect”
example of community planning with high
density development around the town center
and radiating out along tha major arterial roads
with progressively lower densities from the
center. ‘This pattern can foster quality design,
but the character will probably be more urban
than the village perspective of Alternative 1,
The densities are relieved by the numerous
parks and open space dispersed throughout the
conumunity.

Lower density zoning around the euviron-
mentally sensitive areas provides significant
protection of the rescurce base. Qualitative
stortnwater management will probably be more
important fn this alternative than in Alternatives
1 and 2 because of the greater impervious
surfaces associated with the higher densities.

Infrastructure costs are similar to Alterna-
tive 2 and even with the higher tax base, the
revenues will not pay for the capital invest-
ment,

Alternative 4 is more in keeping with the
original concept for the Parry Hall-White
Marsh Growth Area than Alternatives 1 and 2.
It does not, however, meet the goals of the
Revitalization Initiative of low density execu-
tive housing.

The community did not favor this proposal
because of the higher densities and the land-
owners preferted it for exactly that reason,



Transportation Analysis

Introduction

The purpose of the transportation analysis
was to determine how well the proposed trans-
portation network ¢an accommodate travel
demands generated by the recommendad land
use plan. Policy recommendations are made to
ensure that the transportation system is ade-
quate for the Honsygo study area.

A computerized traffic forecasting model
(MINUTP) was the primary tool to conduct this
analysls, MINUTP uses the traditional four
step transportation planning process to develop
traffic forecasts,

The model first calculates the ournber of
trips generated by the land use scenatio to
determine the total travel demand. The second
step requires the model to determine what the
destinations will be for the trips generated by
the various land uses,

In the third analysis step, the mode! esti-
mates what tha Hkely mode of travel will be:
auto driver, auto passenger, or transit pas-
senger. The fourth step requires the model to
determine the shortest path over the highway
petwork between sets of origins and destina-
tions, while calculating the total number of
vehicles traveling over a particular segment of
roadway. Duting the analysis process estl-
mates wers developed for the ammount of con-
gestion likely to occur over 41 key segments of
rmoadway (see the table on page 22 tided “Pro-
Jected 2010 Traffic Volumes and Estimated
Levels-of-Service For Selected Land Use
Alternatives™) and at four key intersections.

Honeygo Boulevard

Honeygo Boulevard is the largest and most
important road within the study area, and will
serve as a gateway to the Honeygo community.

If the existing (1992} zoning remaing in
place Honeygo Boulevard, north of Joppa Road
Is forecasted to carry approximately 34,000
vehicles on an average day in the year 2010,
Again, under existing zoning Honeygoe Boule-
vard, south of Joppa Road is forecasted to carry
approximately 26,000 vehicles daily in the year
2010.

As in tha recommended plin, Honeygo
Boulevard will be able to accommodate the
traffic generated by the existing zoning, Also,
except for the intersection of Honeygo Boule-
vard and Belair Road, all of the intersections
along Honeygo Boulevard are forecasted to
function at lavel-of-service “C" or better.
However, if the Honeygo area builds out under
the existing zoning the intersection of Honeygo
and Belair Road is liksly to function at level-
of-zervice: “D". This means that there will be
times when all of the vehicles stopped at the
red light will not be able to proceed through the
intersection on the next green light.

Joppa Road

Joppa Road will continus to be the primary
means of access {0 and from points east and
west of the Honeygo area.

If the existing (1992) zoning were to remain
in place, it is projected that traffic volumes
along Joppa Road east of Honeygo will rise to
nearly 14,000 vehicles a day, Average daily
traffic on Joppa west of Honeygo would likely
increase to 20,000 trips per day.

At this level of average-daily-trips, Joppa
Road would be carrying more traffic then it
was degigned for and the County would need to
consider traffic engineering or capacity
enhancement measures to alleviate congestion,
Congtruction of the new circumferential collec-
tor road would be more critical in this altema-
tive.

Traffic volumes along Joppa Road east of
I-95 are projectad tobe approximately 7,300
daily, compared to current estimates of 2,200,

' These lower projected volumes are consistent

with the lower density housing tecommended
for parcels adjacent to this portion of Joppa
Road,

West of I-95 the projected ttaffic volumes
rise slightly to about 9,000 a day. The number
of mips generated by the existing zoning is
projected to be twenty percent higher than the
recommended alternative over these portions of
Joppa Road.
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Projected 2010 Traffic Volumes and Estimated Levels-of-Service
For Selected L.and Use Alternatives
AL 3 ALTZ ALTT Al T4
2010 2010 2010 2010
REFINED ALT 3 [REFINED ALT 2 IREFINED ALT1 [REFINED ALT 4
EST 1992 TRAFFIC 2010 JTRAFFIC 2010 JTRAFFIC 2010 JTRAFFIC 2010
ADT FCOUNTS LO-S LCOUNTS L.OS ICOUNTS L0.8 ICOUNTS

Beaconsneld Ly | West of Honoygo -7 [RIREIIo! S EICRESE EYFRRTTET SYSNRONT) FERFEITY IETIN SIS AT
Ealnir Qoad ket of Forge 0400 ¥ L0032 5] A7 030 C | C ju)
Bailsir Rosd Siouih of Torga 28085 | a2z 13 C 3aE30 =] . B B
Betalr Roed Mo of Joppa Rd | 25,730 § 35910 C 34,533 B B E
Baigir Road South of JoppaRd | 33273 | 46441 (] 42726 D D D
Beiair Road South of Eberezer | 41818 | 58363 E 52192 E E F
Belair Road South of Siver Sp | 43000 § 54,037 E E E E
Carlisle Ave North of Ebenezer BA05  poommesmilase st

Carlisls Ava Narth of Jopoa 2370

Carhsle Ave Seuth of Joppa 38086 A R e

Chapel Road Eact of Balajr 5,307 11,900 B 092 A B 10,472 5]
Chapal Road West of Joppa 33390 9631 B B 063 B B 8,188 B
Cowenton Ave  [WestofMD 7 6,274 15 056 D. 11,292 (] B 13,532 C
Cuwierion A | South of Juppy B.274 13478 C 10,108 B 8 11 ASE B
Cowanton Ave  |Norh of doppa 22nnl200) 14,600 C 10,950 B B 1374 | C
Cowerton Ave | YVest of 195 8784 15056 i 11.292 B C 13,592 C
Cowanton Ave  |Waest of US 40 8784 18838 E 12 674 C B 16,215 D
Ebenazer Rd East of Bolair 13.762 15,809 o 15.300 D D 15,700 D
Fhanarar Rd Fast af Carlirla a7 B A R 10,400 R
Forge Road  |East of Selair g Qi R : R St P PRTETERRY (SRR R et
Forge Road E==t of Honeygo 2od 13,500 c g37 B B 11,240 B
Forge Road West of 195 10544 B 8403 B B 9,047 B
Gunviaw Biwd yyast of Calalr 16 600 E 6472 =] B 13,114 C
Homgyga Bivd | | North of MO 43 35478 E 35,015 W] D 37,324 E
Honaygo Bivd North of Joppa 34201 L 28,011 C C 31807 (B
Honeygd Bivd | South of Joppa 26,140 ¢ 22,218 C . c 24,833 C
Honevgo Bhd | East of Baiair L ) 21026 C 18553 | ' C 20,184 C 20,394 C
JFK Mam Hewy | Nosth of MD 43 130,089 | 148507 ] 147 022 D 147 B18 D 147 913 D
Joppa Road Eact of Bedair 4217 14 085 C 10430 B 11,240 c 13,108 C
Joppa Road Eastof Carfisle |- F1 15900 D 11,766 C 13,358 C 14,787 C
Joppa Road East of Chapel 0355 E 15083 | C 17,098 E 18,930 E
Joppa Road East of Cowanton 12,200 < 8,075 B 10,248 c 11,348 C
Joppa Road Cast of Honeygo . [ 74 13,900 c 10,881 B 11675 C 13,205 C
Joppa Road Wesl of 95 2,187 4,850 B 7.346 B 7.523 B 74877 B
Joppa Road West of Silver Sp 25473 | 41,788 E 40535 E 40953 g 41371 E
Joppa Road Wast of Belair 21758 | 42210 F 38813 E 40,100 E 41,788 E
Parry Hall Bhvd | South of Silver Sp | 24 574 310683 D 24,154 D 29 135 D 28 508 O
Philadelphia Ad { South of Joppa 9,163 15.834 C 14567 | C 14 884 C 15517 G
Sitwer Spring East of Beleir 21 541 IE 449 D 24 BEG D 24 240 (] 25195 !
Silver Spnng Wort of Honeygo 7.006 10164 ] 174329 c 18,397 D 18,589 D
Writs Marsh O | vest of 193 25300 § 5383 D 48525 C £0 858 D 52,027 D
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Pr f rr d Alt rnativ

The four aternatives were reviewed by
County agencies, the Steering Committee,
landowners, and the public and based on thair
comments and the previously described evalua-
tion, a proferred alternative was generated,

This land use proposal is essentially a hybrid of
Alternatives 1 and 2, The land use plan and
zoning map are shown on the following pages.

In this proposal, the commercial area
remains at the currently zoned location and
higher density residential (DR 10.5 for apart-
ments, condomintums, or town houses) radiates
from the center and along a portion of
Honeygo Boulevard, north of the center. This
Neighborhood Ceriter, which includes both the
commercial and high density residential uses, is
to be the focus of the Honeygo Community,

As such, it is essential that it be of the highest
design quality. The center should be an in-
tegrated mix of uses, not isolated pods of retail,
office, and residential uses which stand alone
and are surrounded by parking, Uses can be
vertically or horizontally mixed. For example,
office uses can be on top of retail uses with the
residential uses interspersed or otherwise
integrated into the design plan. The key to the
success of this area, as with the entire Honeygo
Plan, is building relationships so that the indivi-
dual projects blend in and reinforce each other,
The Neighborhood Center should be “pedes-
trian friendly" with linkages to the surrounding
community, including dispersed parking,
pedestrian amenities, etc. The signage and
building design should reflect a consistent
theme and the landscaping should be super-
lative.

Around the Nelghborhood Center and along
portions of Honeygo Boulevard and Joppa
Read is medium density residential land zoned
DR 3.5 with a unique, for Baltimore County,
mix of single-family houses and a maximum of
40% town houses. In the rest of the Honeygo
Area, residential densities are generally DR 3.5
and decrease at the outer edges. The honsing
type is predominantly single-family detached.

This zoning is realistic for the type of develop-

ment envisioned -- a tightly developed com-
munity of single-family houses integrated with

town houses surrounded by larger lot simgle-
family development focusing on a Neighbor-
hood Center and hnked by public open spaces
and well landscaped interconnecting roads.
This design concept builds upon the tradition in
eastern Baltimore County of strong neighbor-
bood identity and community commitment.
Following the Zoning map is the DESlgn Con-
cept illustration and detail.

About 37 acres are designated for park/
recreational use near the highly visible and
accessible Intersection of Forge Road, Belair
Road, and Honeygo Boulevard. Interim private
recreational uses, such as a driving range,
jndoor athletic field, ice skating rink, swimming
chub, or tennis center, would be allowed in
areas zoned for residential uses, but designated
a5 park and open space on the Land Use plan.
The commercial strip along Belair Road near
Chapel Road and the area of high density
residential behind it are to remain. This area is
easily accessible to the main arterial of Belair
Road and the high density residential serves as
a transition from the highway oriented commer-
clal uses to the medium density residential
farther down Chapel Road, This area could
also be an excellent location for specialized
housing or luxury apartments as it is near an
entry into the Honeygo community. Special
attention should be given to this and other
entries that are the gateways into the Honeygo

" community.

No new schaol sites have been identified as
the Board of Education maintains that future
school age populations can be sexved by addi-
tions into the existing Chapel Hill Elementary
School and the construction of a multi-storied
elementary school at the slightly expanded
Crosstoads site. Also, no additional police or
fire stations will be needed. An indoor recrea-
tional facility should be located in the Honeygo
community, preferably at the Honeygo Park, to
provide additional recreational opportunities.
This facility should be multi-purpose and be
capable of offering activitics for a wide range
of ages and athletic abilities. Additional access
points into the Gumpowder State Park should
alea be provided.
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It is essential that the Honeygo Plan create
memorable spaces in the public realm, Roads,
open space, and site design become the primary
clements of the Flan. The intent is t¢ unify the
separate developments by desigm to create a
community based on traditional design concepts
found in the most successful communities
around the country. The design guidelines and
standards needed to foster this type of develop-
ment (e.g., sireetscaping, houses orlented
toward the street, interconnecting roads and
sidewalks) will be in the district overlay and the
Comprehensive Manual of Development Poli-
cies. Refer to Appendix B.

RECOMMENDED PLAN

[LAND USE___ |ZONING _
acres| _units

Large Lot SF DR 1 100 100
'Single Family DR 2 332 664
Singla Family DR 3.5 435 1,305
SF/TH Mix DR 3.5 485 1,700
APT/Condo DR 10.5 56 560
CRG's!

|BHF and Apperson | 186 |
Commercial BL
Parks 37 |
Institutional 35}
Total Res. 1,675 5,556
— L]

Transportation Findings

The transportation analysis revealed that
construction of the proposed system of Master
Plan road improvements within tha Honeygo
study area will be adecpater to handle traffic
generated by the selected land use plan that
recorumends the construction of approximately
5,600 units. Traffic volumes along Joppa Road
west of Honeygo may increass to a level that
will require extra capacity enhancements not
currently programmed.

The private antomobile will remain the
overwhelming transportation mode of choice,
but every effort should be made to provide
alternative mobility choices for Honeygo
residents. A key mobility choice will be pro-
vided by 2010 when rail trangit service is
axtended to the White Marsh Mall area. This
line will provide access to humerous destina-
tions: Jahng Hopkins Hospital, BWT Airport,
the Inner Harbor, Hunt Vallay, and Owings
Mills.

The Honeypo community should be desig-
ned in a manner that will maximize the poten-
tial for transit usage and connections to the
White Marsh area rail transit station.  Addi-
tionally, commercial nodes, transit stops, and
recreation areas within the Honeygo community
should be linked by bike and pedestrian paths.
The establishment of a telecommuting center in
the Honeygo community is an option that
should be considered. '

The transportation study effort also exa-
mined future traffic impacts on some of the
adjacent communities. Portions of the existing-
Perry Hall and White Marsh communities that
are currently experiencing traffic congestion
will continue to have congestion problems in
the future. However, implementation of the
recommended land vse plan could result in a
reduction of projected volumes by about ten
percent over the existing (1992) zoning.



Honeygo Boulevard

Heneygo Boulavard, north of Joppa Road is
forecasted to carry approximately 29,000
vehicles on an average day in the year 2010.
South of Joppa Road, Honeygo Boulevard is
forecasted to carry approximately 22,000
vehicles daily in the year 2010, The proposed
construction of Honeygo Boulevard with four
travel lanes and a center turn lane will be able
to easily accommodate these number of vehi-
cles. Homeygo Boulevard from Joppa Road to
Belair Road could be designed with a landsca-
ped median,

It is alsa forecasted that all of the signalized
intersections along Honeygo Boulevard (e.g.
Selair, Joppa, Ebenezer, etc.) will function at
lavel-of-servica “C™ or better. This means that
any traffic stopped at the intersection when the
traffic light turns red will be able to move
through the intersection on the next green light.

It is also imperative that the County, in their
design of roads, especially Honeygo Boulevard,
respect the intent of the Plan and reinforce the
efforts of private development, To this end,
Honeygo Boulevard should include a landsca-
ped median, all public roads should be streets-
caped, and public parks should be landscaped.

Joppa Road

Joppa Road, east and west of Honeygo
Boulevard is projected to carry volumes of
approximately 11,000 and 15,000 respectively
on an average day in the year 2010 if the
recommended land use plan is adopted.
Although this represents a significant increase
from current levels of approximately 4,000
vehicles a day, implementation of the proposed
Mastar Plan improvements will enable Joppa
Road to handle this level of traffic.

The sstimated 15,000 vehicles a day on
Joppa Road west of Honeygo may begin to
provide some minor capacity problems to Joppa
Road. As a result, the circumferential collector
road proposed i the design concept between
Honeygo Boulevard and Chapel Road should
be constructed. This will reduce some of the
traffic entering the intersection of Joppa and
Horeygo, and along the section of Joppa west
of Honeygo.

Qther Area Roads

Implementation of the recommended land
use alternative is likely to increase waffic along
Chapel Road east of Belair Road from approxi-
mately 5,300 to 8,100 in 2010, Although the
traffic volumes will be lower over the portion
of Chapel Road west of Joppa Road, the pro-
Jected percentage increase from approximately
3,400 vehicles daily in 1993 to 6,100 daily in
2010 will be greater.

The projected traffic volumes and travel
characteristies along other area roads show a
similar pattern throughout the study area.
Projected traffic on Forge, Cowenton, Chapel,
and Cross Roads will be significantly higher
than current daily volumes, but if the recom-
mended Master Plan improvements are imple-
metited, the improved street network will be
able to handle the traffic mereases resulting
from the recommended land use alternative.

Traffic along Cowenton Road will rse from
cutrent levels of approximately 6,200 a day to
an estimated 10,000 daily i 2010, Tmffic
volures along Forge Road will increase from
about 3,400 to 8,400 in the vicinity of Cross
Road. Aleng Forge Road east of Cross Road,
traffic volumes are projected to be approxi-

mately 6,500 a day in 2010,
Farscasted 2010 Levels-Of-Service For Selected
Honeygo Area Intersections

Recommended Existing

Intersection Altemnative Zoning

Belair Road and Ebenezer/Joppa E

Belalr and Honeygo C

Cowenton and Joppa .....oeceeecenecensenas A

Honeygo and Joppa C

Joppa Road, West of Honeygo
2010 ADT Forecasted by Alternative

" 28000
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15004

10040 4

0G0
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Transportation R comm ndations
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Implementation

Introduction

In order to reafize the goals and objectives
of this Plan, the zoning maps, zoning regula-
tions, and Comprehensive Manual of Develop-
ment Policies must be amended. Funding
allocations through phasing and prioritization in
the County Capitai linprovements Program will
also have to be adopted. Finally, open space
and environmentally sensitive areas will have to
be protected and maintained, preferably through
public ownership. These implementing
mechanisms are briefly described in this section
of the Hooeygo Plan. Some of the mechanisms
tequire immediate adoption, while others will
be developed and adopted at later dates.

Zoning Maps

It is recommended that once the Honeygo
Plan is adopted, the new zoning be enacted
outside of the County’s four year comprehen-
sive zoning process. The County Executive
and Council, through Joint Resohstion 42-92,
recognized the difficulty inheremt in dovetailing
the adoption of the Honeygo Plan with the
enactment of implementing zoning because of
the limitations imposed by the County’s four
year zoning process, According to the Resolu-
tion, the Council may enact a Development
Moratorium or a waiver and emergency basis if
development is proposed that is in conflict with
the approved Honeygo Plan, This avoiis most
of the potential problems; however, there are
areas, most notably the Baltimore Air Park,
where the proposed zoping is higher than the
existing zoning. Changing the zoning im-
mediately after the Plan's adoption provides the
certainty that property owners and developers
need to proceed with their development plans.

In order for the zoning maps to be amended
outside of the quadrennial process, the County
Council will bave to pass a resolution to con-
firm the Council’s intent that the Honeygo
Comprehensive Plan should include zoning
recommendations and to estabiish a procedure
containing necessaty due process standards.
The Council will also have to amend the law on
comprehensive zoning procedures to clarify the
County Council’s authority to authorize the
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Planning Board and Council to conduct a
comprehensive zoning process other than on a
county-wide basis (i.e., to implement an adop-
ted areafcommunity plan) and outside the
regular (every fourth year) schedule.

District Overlay

The Baltimore County Zoning Regulations
as presently written do not allow the County to
adequately enable the Design Objectives out-
lined in this Plan. The primary objective of the
Honeygo Plan is to establish uniform design
criteria for the entire area and the existing
zoning is not adequate to assure that the design
parameters will be met. Several options which
would enable stronger design were discussed
and reviewed, These options included 1) new
PUD legislation that would cover the entire
area; 2) new zones; and 3) 4 new overlay
district, The creation of a new PUD was
determined to be questionable because the area
is not under single ownership or control. The
PUD, in the ahsence of a single owner, effec-
tively became an overlay district. Creating new
zomes for this particular area of the County
appeared unnecessarily rechndant. Other than
design criterta, the vast bulk of the existing
regulations would stil apply. The most desir-
able option, therefore, was the overlay district.
Through the use of an overlay district, the
existing zoning regulations remain in effect,
while additional design criteria can be adopted
which will ensure the desired design quality. A
summary of the elements to be included in the
overlay district can be found it Appendix A.

The actual Honeygo District Overlay would
have to be enacted and the zoming maps for the
Honeygo Area would need to be amended
accordingly (with the new district) during the
Tezoning Process,

The recommendead zoning map changes
{actual zone changes as well as the district
overlays) would nesd to be reviewed by the
Planning Board with recommendations for final
action by the County Council. Both the Plan-
ning Board and County Council would hold
public hearings and the affected property
owners would be duly notified.
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Recommended Zoning
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DR 10.5
Townhouse,
Apartrment, or
Condominium
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Dasign Guidelines

The standards in the District Overlay need
to be angmented by design guidelines to be
adopted as part of the Comprehensive Manual
of Development Policies (CMDP), The guide-
lines are intended to demonstrate how and what
form development should take in teris of site
layout and character. They are based upon

" work completed by Cho, Wilks, and Berm

entitled “Neighborhood Dasign Guidelines™ and
have been modified for inclusion in the CMDP,
Refer to Appendix B.

Funding

Infrastructure improvements in the Honeygo
Area will cost approximately 58 million dollars.
As it Is anticipated that 5,500 dwelling units
will be constructed within the study area, this
expenditure represents approximately $10,700
per dwelling unit.

In the current capital program for fiscal year
‘94 and ‘95, no Honeygo Plan capital projects
are funded. Fumds for the Forge Acres sewer
project were previously allocated to complete
this project by summer 1995. Under the new
capital budget and program process, projects
for which funds are not encumbered by the end
of fiscal year 95 must be reappropriated. This
includes Honeygo Boulevard (Phase II) and the
accompanying water main and the Honeygo
Sewer Interceptor. These projects will nged to
be reappropriated in the fiscal year ‘99 capital
budget and program.

Included in this Plan is an inveatory of all
capital projects (roads, sewer, water, parks,
schools) that will need to be constructed, In
response to issues raised by the Steering Corm-
mittee, the needed capital improvements have
been grouped in phases which show the capital
projects that will be required at various stages
of development. This phasing schedule wil
aliow the necessary schools, parks, roads, water
and sewer projects to be in place when the
development occurs, not after the development
has taken place. The proposed capital program
is divided into three functional areas:

A. Pre-Honeygo Development. These
four capital projects inust be underway to taks
care of existing problems before development
in the Honeygo Area begins, The capital
budget unit count should not apply to the
following:

1) any development project approved before
the effective date of Resolution 42-92; howe-
ver, any development pursued under authority

- of such a plan is limited to a maximum of 300

dwelling units;
2) public utilities;
3) minor residential or commercial permits;
4) religious instituations; or
%) a dwelling on a lot of record as of the
effective date of this plan.

B. Area-wide Improvements. These
four capitat projects are related to the area-wide
Honeygo development. Fmplementation of
each is related tothe total number of bailding
permits issued in the are regardless of land area
phasing. The contracts for each capital project
muust be let before additional permits are
released.

C. Land Area Phasing. Each of the
recommended four development pbases have
specific capital projects related to the site area
for development, The number of permitsfunits
allowed before each improvernent neéads to be
made are listed. The ¢ontact for that project
must be let before additional permits are
released for that phase,

Once the Honeygo Plan is approved, needed
capital projects will have to be staged for the
1996 referendum and beyond.



Capital Program

Public Facilities and Infrastructure Requirements

1. Permits allowed hefore improvements' contract must be let.
2. Developer may contribute 1o road improvements as currently required.

Phase Units | Number Infrastructure Cost
per | of Units!
Phase | Allowed
Pre—Honeygo 0 0| Forge Acres Sanitary Sewer {lunded) 3,200,000
Development 0 (Honeygo Bivd. Phase 2 5,126,000
Ebenezer Rd, o Joppa Rd. ‘

0 | Water Main Second Zone 220,000

0 | Honeygo Park at Snyder Lane 200,000

Total 8,746,000
Honaeygo 1,000 [Chapel Hiill Elamantary Addition and Upgrade 2,800,000
Area Wide 1,000 | Open Space at Chapel Hill Elem. {land and rec.) 1,250,000
Requirements 2,000 | Honeygo Park (rec. improvements along bivd.) 1,000,000
2,500 Gross Roads Elementary School 9,000,000

Total ] I 14,050,000
[Bean Run 1,905 300 |Forge Road (Lross 1o Forge Viaw) 2,930,000
Phase 300! Cross Road (Honeygo to Forge) 1,135,000
950 | Honeygo Bivd. Phase 3A 2,895,000

Cross Rd. to Joppa Rd.

950 | Water Main Sacond Zone 220,000

1,000 | Open Space (location to be determined) 1,474,000

Total . a 8,654,000
Honeygo Hun 1,809 0 [Honeygo Sewer Interceptor 3,200,000
Phase 730 | Cross Road (Chapel to Haneyga) 1,135,000
730 | Cowenton Avenue 3,986,000

730 | Joppa Road (Chapel to Cowenton) 2,376,000

730 | Chapel Road {Cross to Joppa) 1,399,000

1,000 | Open Space (location to be determinad) 1,400,000

Total 13,496,000
rd River 1,060 0 Bird River Sewer Interceptor 3,000,000
Phase 530 | Joppa Road (Cowenton to | —95) 2,378,000
500 | Open Space {locatian {0 be determined) 821,000

Total — 6,197,000
Belair Road 782 300 | Honeygo Bivd Phase 36 2 695,000

Phase Cross Rd. to Belair Rd.,

200 | Forge Road (Cross to Honeygo Bivd.) 2,930,000

200! Chapel Road (Belair to Cross) 1,399,000

500 | Open Space (location to be determined) 605,000

Total 7,829,000
TOTALS: 5,556 £8,972,000
Cost per unit: 10,614.11
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Sub Areas

36

Hdneygo Study Area

Development Sub Areas

wwwwm The sub areas boundartes generally follow
watershed [ sewershad lines. Natural drainage
coursas may adjust boundaries.



Open Space

The Honeygo Area was designed to be
served by several regional parks, The largest
park, Honeygo Park, is located along Honeygo
Boulevard. This park is largely passive in
nature, containing a major stream System and
forests. At the present time, a portion of the
park is proposed to be used as a Par 3, 9 hole
golf course. One million dollars has been set
aside in the proposed capital improvements
program for Honeygoe Park improvements. An
additional 37 acres has been proposed for
acquisition at the intersection of Belair Road,
Forge Road, and Honeygo Boulevard, It ls
anticipated that this park will be used for active
recreational purposes such as playing fields,
FPunds will be needed for agquisition and
development of this park. Finally, two hundred
thousand dollars has been set aside for the
improvement of Honeygo Park at Soyder Lane,
The completion of these projects will provide
the major park and recreation areas within the
Study Area

In addition to the major park and recreation
areas, the Design Concept Plan has designated
a sexies of neighborhood parks located through-
out the area. One of the major design objec-
tives was to interspetse neighborhood parks
throughout the area to provide local recreational
amenities and serve as focal points for the
neighborhoods, The Nlustrative Site Plan
demonstrates the ¢ffectiveness of these types of
parks.

The local open space requirements genera.
ted by the development (630 square feet per
dwelling unit) must be used within the
Honeygo Plan area. This requirement must be
used for active open space, environmentally
regulated areas and their buffers are not to be
used to fulfill this requirement. The Residential
Squares and Parks and Recreational Areas may
be used to meet the requirement. Any use of
fee-in-lieu of open space must be based upon
the fair market value of the land and used
within the Plan area. The Overlay District will
allow the open space to be spread throughout
the Plan area.

Homeownars Association

The upkeep and maintevance of the smaller
open spacs areas has to be assured. The use of
an umbreila association to assure maintenanca
and upkeep of these smaller areas will be
required, It is anticipated that in addition to
local homeowners associations, an umbrella
association may be required in order to assure
adequate maintenance. This mechanism will be
developed at a future point in time,

‘Environmental Banking

Two novative ¢concepts proposed for the
Honeygo Area include 1) the creation of
reforestation or forest retention areas, and 2)
the designation of wetland banking areas. As
development occurs, there may be a loss of
forest cover or wetlands on a project by project
basis. In order to maintait the quality of the
watershed or assist watershed restoration,
wetland arsas within the study area can either

_be created or rehabilitated. Similarly, stream
buffers or other desipnated areas could be used
for afforestation,

Within the study area, sections to be con-
sidered for afforestation include the designated
eaviconmental buffer areas and the land adja-
cent to I-95 and the Baltimore Air Park
COwners of thesa areas could be compensated
by those owners who need to replace forests.

Tn other areas, such as those adjacent to
Honeygo Park, which could be cleared of
forests but have little development potential
owners could be compensated for retaining
forests on certain portions of the site.

Wetland banking areas are those pieces of
land designated as wetlands but which are ot
presently functioning as wetlands due to past
farming or grading. Land that has disturbed
wetlands such as those adjacent to Honeygo
Boulevard or Belair Road would be reestabl-
ished as viable wetlands and the owners of
such property would be compeosated.

The State of Maryland is currently review-
ing legislation that would allow these types of
techniques. Over the next several years the
County will adopt the appropriate mechanisms
10 allow the use of these technigues in the
Honoeygo Area.
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Transglt Opportunities

The private automobile wiil be the over-
whelning transportation mode of choice for
peopls living in the Honeygo conmnunity, as it
is throughout the Baltimore metropolitan area.
However, every effort should be made to
encourage residents to use alternative modes of
travel, such as transit, bicycling, and rideshar-
ing, for both work and non-work trips,

The reason for this emphasis on reducing
automobile uskage is that Baltimore County and
the entire Baltimore metropolitan area has been
cited by the U.S, Environmental Protaction
Agency as a non-attainment area for air quality.
In fact, the Baltimore metropolitan area has
been judged to bave the sixth worse air quality
in the entire United States,

As a result of being a non-attainment area,
Jjurisdictions in the Baltimore metropolitan area
are required by law to take every opportmity to
implement measures that will increase mobility-
but reduce reliance wpon the private auto-
mobile,

This objective can be achieved in the
Honeygo area by incorporating a mix of design
elements as recommended in the Honeygo
Pesign Manual. These measures will
encourage and enhance the residents ability to
reduce their dependence on the private auto-
mobile, by providing them with amenties such
as bike and walking paths and pedestrian scale
elements in the neighborhood design,

A key feature in a community's ability 1o
reduce automobile usage is its access to public
transportation. If appropriate transit relatad
desigh standards are followed, the Heneygo
comrmunity will have an enviable opportunity
for expanded mobility and reduced reliznca
upon the ptivate automobile, These transit
opportunities will be much appreciated by 2010
when taffic volumes along 1-95 will ba in the
range of 160,000 a day, which is 20,000 vehi-
cles preater than current daily traffic counts.

Long range transportation plans recomumend
extending a fixed railling from Johns Hopkins
Hospital to the vicinity of White Marshk Mall by

* 2010. This extenstion will provide connections

to not only Hopkins, but also to the Inner
Harbor and Oriole Park at Camden Yards.

Washington D.C., can be reached via transfer at
Camden Yards or by transfer to the Penn line at
a new MARC station to be constructed in east
Baltimora, By transfering to the Central Light
Rail line Honeygo residents will bave access to
BWI Alrport to the South.

The completion of the White Marsh exten-
sion will for the firsttima connect all of Bals-
more County’s growth areas by ril transit.
Honeygo area residents will be able to access
Owings Mills by transfering to the Metre at
Hopkins or Hunt Valley by transfering to Light
Rail in the CBD.

Partly as a tesult of the lower densities
recommended in thisplan, it is unlikely that the
MTA will extend the White Marsh rail line
north of the mall area directly into the Honeygo
community. It is possible, but unlikely that the
County would pay for an extension into the
Honeygo community.

If Honeygo residents are to have direct
access to the mobility opportunities provided
by the fixed rail extenstion to White Marsh, the
County, State, and development community
will have to work in a collaborative fashion to
provide the necessary operational and structural

Specifically, the MTA must provide a level
of feader bus service from the Honeygo com-
munity to the White Marsh station that is
comparable to the initial levels of sexvice
provided to other Baltimore County Metro and
Light Rail service areas.

The County and the development com-
munity must invelve MTA as a partner in the
planning and development review process to
ensurea “transit-friendly” environment. Exam-
ples of a “transit-friendly” environment would
be minimum lane widths of 12 feet on stree-
tused by buses and the construction of ameni-
ties such as transit information kosks, addi-
tional lighting, and bus shalters.

The street network should be designed so
that most homes are within a quarter-mile of
the feeder bus line. Bike and pedestrian paths
should provide access to feeder bus stops.

Store entrances at the commercial nodes should
border on the street with parking behind the
stores.



App ndix A

Honeygo Overlay District Concept

A. Purpose and Iniant

The H Overlay District s established to
provide a unified design for all development
located within the Honeygo Area as designated
by the Baltimore County Master Plan 1989-
2000, Architectural variation among buildings
is strongly encouraged, however, all dovelop-
ment proposals located within the H District
will be subject to a uniform set of design
criteria. The model being emulated is the
traditional town or village, The avettyy district
may be applied to residential or commercial
zones.

B. Zoning Restrictions

Within a tract to be developed, at the time
of development, tha commercial uses allowed
in the underlying zoning may be shifted with-
out regard to zone or zone boundry within the
District subject to 1) review and approval as
required for PUDs, 2} the acreage of the under-
lying zoning and commensurate uses and
density is not increased and 3) the proposed
development is in conformance with the Master
Plan, H District and Section 504,2 (CMDP) of
these regulations,

As designated in the Honeygo Area Plan-
Land Use Plan, certain areas within the H
District have been deemed suitable for a small
amount of commercial retail uses. A small
amount of commercial use will be allowed
within these designated areas.

C. Usa Rastrictions

Within certain aress zoned DR 3.5 as
desigmated in the Honeygo Plan-Land Use Plan
and the CMDP, group homes (town houses) up
o 40% of the total number of dwelling units
provided may be permitted by right.

Back-to-back group houses are not permit-
ted.
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Appendix A

Honeygo Overlay District Concept

D. Performance Standards
1. Site Preservation

3. Parking
a. Off street parking iz not required, Off

a. In accordance with Section 26-278 of
the development regulations all historic
buildings and sites shall be preserved.

b. Other than temraced 5 foot retaining
walls, no created siopes over 25% shall be
¢, Slopes of stormwater management ponds
shall not exceed a two to one ratio.

2. Open Space

a. At the time of development, all
envirommentally regulated areas should be
preserved and restored.

b. For residential uses a winimum of 650
square feet per dwelling unit shall be
provided as some form of opea space, and
for commercial uses at least 7% of the total
site area shall be used as some form of
open space, Environmentally regulated
areas may not be used for this open space.
The open space shall be distributed in a
manner ¢consistent with the Honeygo
Plan-Concept Plan and included in the
CMDP, Fess in lieu of open space shall be
based upon the value of land within the
subdivision. Fees in lieu of open space
shall be used for park acquisiton or
development within the district. This
requirement cannot include any
environmentally regulated areas.

¢. Local open space shall be centrally
Iocated within the community and shall
serve as a landmark or focal point.

d. Open space shall be defined with
landscaping.

e, Open spaca shall be bordered by public
rights-of-way or fronts of buildings,

street parking that is provided shall only be
located at the side or rear of buildings. On
street parking shall only be provided
parallel to buildings. Garage location and
openings shall be provided as more
particularly described in the CMDP,

4, Buildings and Strects

a. Buildings shall front public rights-
of-way.

b. Streets and street details as more
particularly described in the CMDP, shall
be classified as efther Major Roads, Minor
Roads, Internal Nelghborhood Streets,
Alleys, or Courts.

¢. The exterior of buildings shall be .
finished to grade. The exterior finish shall
be uniform on all sides of the building.

d. End walls of buildings shall be
architecturally treated and not remain
blank.

e. Above grade {over 4 feet) decks for
buildings other than apartments or
condominiums are not permitted. Decks
must be painted to blend with principal
structure.

f. Uniform fence detail as more particularly
described in the CMDP shall be provided.
Fencing provided at side or rear yards
adjacent to public rights-of-way, axcinding
alleys, that is over 36 inches in height shall
be set back a minirmurmn of 15 feet

g. Uniform sign details as more particularty
described in the CMDP shall be provided.
h, Residential Transition Area require- -
ments, as provided in Section 1B01.18,
ghall only apply to structures in existence
at the time of passage of this legisiatdon.
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