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Executive Summary

This report presents a Traffic Impact Study (TIS) prepared in

support of the proposed development of the Long Reach Village

Center, the "Project", located at 8775 Cloudleap Court in Howard

County, Maryland. The Project is bounded by Cloudleap Court

and Tamar Drive to the north, Foreland Garth to the east,

Longwood Apartments to the south, and Timber Apartments and

Route 175 to the west. This report is prepared to address the

APFO test for road adequacy.

For purposes of selecting the appropriate components for this

assessment, it is noted that the site is located outside the

Downtown Columbia Area.

The purpose of this study is to evaluate the impact of the Project

on the surrounding transportation network based on a technical

comparison of existing, background, and total future conditions.

The scope and methodology included in this study are consistent

with the Howard County guidelines for preparing traffic impact

studies outside the Downtown Columbia Area.

A scoping letter was submitted to the County Staff requesting

approval of the proposed study intersections and methodology.

Comments and recommendations provided by the County Staff

have been addressed and reflected in the study. The scoping

letter is included in the attachments. Note that the required

Multimodal Transportation Studies Checklist is also provided in

the Technical Attachments of this document.

Proposed Project

The existing site consists of approximately 71,896 sf of retail,

15,000 sf of office use and 404 parking spaces. The Project

proposes to redevelop the site to include approximately 294

multifamily, 84 townhomes and 253,481 sf commercial space.

The construction is expected to occur in five(5)phases.

Note the development program analyzed in this report

a/;'gns with the version submitted to Staff during scoping.

While the proposed densities have since been refined and

differ in the latest plan, this study is based on the scoped

development program as a conservation approach, as the

scoped program results in a higher number of peak hour

(rips than the updated plans.

Based on the conceptual layout, primary access to the

development is proposed via Foreland Garth and a new right-

in/right-out only driveway from Tamar Drive. Primary access to

the townhomes garage parking is proposed on Cloudleap Court.

As part of the project, the installation of a new traffic signal is

proposed at the Tamar Drive and Foreland Garth/Airybrink Lane

intersection. A traffic signal warrant analysis was completed to

determine whether total future roadway volumes with the project

meet signalization thresholds at the Tamar Drive and Foreland

Garth/Airybrink Lane intersection. Based on the analysis, future

roadway volumes with the project meet signalization thresholds.

Regional connections to the site are provided via Tamar Drive

and other roads including Snowden Parkway, Rouse Parkway

(MD 175) and Phelps Luck Drive.

Traffic Analysis

To determine the vehicular impact of the Project on the

surrounding roadway network, this study includes both a Critical

Lane Volume (CLV) and a queuing assessment for the proposed

driveway and roadways exiting the site. These analyses were

prepared for Existing, Background, and Total Future conditions.

The Howard County guidelines recommend the intersection level

of service (LOS) standard for County-controlled intersections as

LOS D and the standard for State-controlled intersections as

LOSE.

All the intersections In the study area are County-controlled

intersections, and the results of these analyses indicate that

all existing intersections currently and will continue to

operate within Howard County's Level of Service (LOS)

thresholds, with LOS "D" or better, with the additional traffic

generated by the Project. Therefore, no traffic-related

mitigation is required for the Project.

The 95th percentile queue for the driveway and roadways exiting

the site is expected to be adequately accommodated within the

available storage or within the site without impacting any public

roads.

Summary and Conclusions

With the completion of the Project, all study intersections

are expected to continue to operate within the County's LOS

thresholds without the need for offsite improvements.

Therefore, no off-site road improvements are required as

mitigation beyond the proposed access improvements (new

right-in/right-out and new traffic signal at the Foreland Garth

intersection).

Gorove Slade goroveslade.com
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Introduction

This report presents a Traffic Impact Study to review the

transportation impacts of the proposed Project located in Howard

County, Maryland.

Purpose of Study

The purpose of this report is to:

1. Review the transportation elements of the proposed

development plan and identify whether the development

meets the applicable standards set forth by Howard

County.

2. Provide information to Howard County and other

agencies on how the development of the site will

influence the local transportation network.

3. Identify the net impact of the proposed development

within the study area road network based on the

procedures identified in the Howard County Guidelines

for Traffic Impact Studies.

Contents of Study

This report is organized into eight (8) sections as follows:

• Section 1: Scope of Study

Describes the parameters within which the study will be

operating.

Section 2: Multimodal Overview

Provides an overview of the area transportation network,

transit, pedestrian and bicycle infrastructure surrounding

the Project.

Section 3: Travel Demand Assumptions

Outlines the anticipated travel demand of the proposed

development and summarizes the estimated trip

generation of the proposed development at full buildout.

Section 4: Existing Conditions

Summarizes the assumptions for the existing conditions

capacity analyses for the study area network.

Section 5: Background Conditions

Summarizes the assumptions for the background (without

development) capacity analyses for the study area
network.

Section 6: Future Conditions

Summarizes the assumptions for the total future (with

development) capacity analyses for the study area

network.

Section 7: Vehicle Capacity Analysis Results

Outlines the results of the capacity analyses performed.

Section 8: Summary and Conclusions

A summary of the overall findings and conclusions of this

report.

Gorove Slade goroveslade.com
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Section 1: Study Overview
This section includes a review of the study area and an overview

of the analysis performed.

Study Area Overview

Overview of Regional Access

As shown in Figure 1 the site has ample access to regional

roadways that connect the site to destinations in Howard County

and the greater BaltimoreA/Vashington metropolitan area. The

site is directly accessible from Tamar Drive, a Major Collector,

which connects to MD-175 and Snowden River Parkway which

provides regional access.

Study Area

The study area included in this assessment was developed

based on the Howard County guidelines for preparing traffic

studies outside the downtown area.

Since the project is located in a planned service area for public

water and sewer, per Howard County guidelines the study area

is up to one and a half miles in all directions from each project

entrance on a County or State road, but not beyond the

intersection of a major collector or higher classified road with a

major collector or higher classified road. The first intersection in

all directions that meet this definition shall be evaluated.

To confirm the scope of work for the Project, a scoping letter was

submitted to Staff for review. Staff provided additional comments

and recommendations which have been addressed and are

reflected in the study. The scoping letter is included in the

Technical Attachments.

The following intersections were analyzed in this study based on

scoping coordination with Staff:

1. Phelps Luck Drive [Major Collector] and Tamar Drive
[Major Collector]

2. Cloudleap Court [Local] and Tamar Drive [Major Collector]

3. Site Access and Tamar Drive [Major Collector]

4. Foreland Garth [Local] and Tamar Drive [Major Collector]

5. Old Dobbin Lane [Local] and Tamar Drive [Major
Collector]

6. Snowden Parkway [Minor Arterial] and Tamar Drive
[Major Collector]

A map of the study intersections is provided in Figure 2.

Planned Transportation Projects

The project will include the following transportation-related

studies and plans:

• Tamar Drive Complete Streets Project

• PlanHoward

• WalkHoward

• BikeHoward

Background Developments

As confirmed with Staff during scoping, no background

developments were identified in the vicinity of the site for

inclusion in this study. Consistent with Howard County and

industry standards, only approved projects expected to be

completed prior to the buildout of the proposed development with

an origin/destination within the study area were reviewed.

Study Scope and Methodology

The scope and methodology used in this study are consistent

with Howard County's guidelines for preparing traffic impact

studies for developments located outside of the Downtown

Columbia cordon.

Based on the project location, the CLV methodology was used in

this analysis and the intersection LOS standard for County-

controlled intersections is LOS D while the standard for State-

controlled intersections is LOS E. All the intersections in the

study area are County controlled intersections with an LOS

standard of "D" or better.

For the purpose of this study, a horizon year of 2030 was

assumed for future conditions which would include buildout plus

additional growth in through traffic. This background growth

would account for any nearby small developments, changes in

use, and growth in traffic driving through the area.

Capacity Analysis Scenarios

Vehicular capacity analyses were prepared for this study to

identify the impact of the proposed development within the study

area road network. As such, Existing, Background Future (no-

build), and Total Future (build) scenarios were included as

follows:

• 2025 Existing Conditions

o Based on traffic count data

• 2030 Background Conditions

o Existing Conditions with background traffic growth,
but without the proposed redevelopment.

• 2030 Total Future Conditions

o Background Conditions with the proposed
development.

Gorove Slade goroveslade.com
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1. Phelps Luck Drive [Major Collector] and Tamar Drive [Major Collector]
2. Cloudleap Court [Local] and Tamar Drive [Major Collector]
3. Future Site Access and Tamar Drive [Major Collector]
4. Foreland Garth [Local] andTamarDrive [Major Collector]
5. Old Dobbin Lane [Local] and Tamar Drive [Major Collector]
6. Snowden Parkway [MinorArterial] and Tamar Drive [Major Collector]
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Figure 3: Conceptual Site Plan

Gorove Slade goroveslade.com



Long Reach Village Center TIS
October 3, 2025

Page 9

Section 2: Multimodal Overview
This section provides an overview of the area transportation

network, transit, pedestrian and bicycle infrastructure

surrounding the Project.

Overview of Local Access

The site is accessed via local vehicular network that includes

Tamar Drive (Major Collector), Foreland Garth and Cloudleap

Court which connects to other local and regional roadways.

These routes provide ample connectivity within the Washington,

DC Metropolitan area and its inner suburbs, as well as regional

destinations in Maryland and Virginia.

Transit Service

The site is located in the immediate vicinity of two (2) RTA bus

routes (402 and 408) which provides connections to the mail in

Columbia. The RTA route 402 runs from 7:46 AM to 5:46 PM on

weekdays, 8:46 AM to 5:46 PM on Saturdays, and 9:46 AM to

5:46 PM on Sundays, with frequencies of up to 60 minutes in

each direction. The 408 route service runs from 6:16 AM to

11:16PM on weekdays, 8:16 AM to 10:16 PM on Saturdays, and

9:16 AM to 8:16 PM on Sundays, with frequencies of up to 60

minutes in each direction. The existing bus stops near the site

are shown in Figure 4.

Pedestrian and Bicycle Infrastructure

Regarding pedestrian and bicycle infrastructure, a multimodal

sidepath, the Elkhorn Branch Trail, is present to the west of the

site. This loop trail is approximately 1.9 miles long running

through Elkhorn Branch wetlands in the heart of Columbia. The

development proposes to integrate access to this trail.

Sidewalks exist around the site frontage along Foreland Garth,

Tamar Drive and Cloudleap Court. PerWalkHoward, sidewalks

facilities improvements were identified south along Foreland

Garth and around the site building with sidewalk improvements

identified along Cloudleap Court, Tamar Drive and north along

Foreland Garth.

The WalkHoward pedestrian facilities improvements are shown

below in Figure 4.

Separated bike lanes exit along southbound Old Dobbin Lane.

BikeHoward, the Howard County Bicycle Master Plan, guides

transportation and recreational hiking improvements both on-

street and off-street. The proposed BikeHoward network is

divided into short-term (10 years), mid-term (10 to 20 years), and

long-term (20 to 30 years) improvements. Per BikeHoward

Recommendations, short-term bike lanes are recommended

along Tamar Drive and mid-term Sharrows are recommended

along Cloudleap Court.

The recommended bicycle facilities improvements are shown in

Figure 5.

Additional improvements are planned in the vicinity of the

proposed development as part of the Tamar Drive Complete

Streets project. The Tamar Drive Complete Streets project

includes a road diet with dedicated bicycle lanes and high-

visibility crosswalks in the vicinity of the proposed development

and along the site frontage. The planned improvements are

detailed in the Tamar Drive Complete Street Project section of

this report and shown in Figure 8.

The project also includes a network of pedestrian and bicycle

facilities designed to further enhance connectivity in the area.

Gorove Slade goroveslade.com
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Figure 5: BikeHoward Bicycle Facilities Improvements
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Section 3: Travel Demand Assumptions

This section outlines the anticipated transportation demand of

the Project based on the proposed development plan for the

Project.

Consistent with the Howard County Guidelines for Traffic Impact

Studies, trip generation calculations were based on the

methodology outlined in the Institute of Transportation

Engineers' (ITE) Trip Generation, 1 1th Edition.

The existing site consists of approximately 71,896 sf of retail and

15,000 sf of office use. Trip generation rates for "Shopping Plaza

(40-150k) with Supermarket" (Land Use Code 821) for retail and

"General Office Building" (Land Use Code 710) for existing office

use.

Trip generation rates for "Multifamily Housing (Mid-Rise)" (Land

Use Code 221) were used for the proposed multifamily units,

"Single-Family Housing" (Land Use Code 215) for the proposed

townhomes, "Health and Fitness Center" (Land Use Code 492)

for the proposed multi-sport complex, "Strip Retail Ptaza

(<40k)"(Land Use Code 822) for proposed retail uses under 40k

sf, and "Shopping Plaza (40-150k)" (Land Use Code 821) for

retail over 40k sf.

Internal Capture and Reductions

No pass-by or modal splits were applied to either the existing or

proposed trip generation to provide a conservative estimate.

The mixed-use nature of the project is anticipated to generate

internal trips among various uses. These trips were calculated in

accordance with ITE methodology and reviewed and approved

by Staff as part of scoping. A detailed summary is provided in the

Technical Attachments.

A summary of the proposed net trip generation is presented in

Table 1. Full trip generation calculations are included in the

Technical Attachments.

Based on these calculations, the proposed Project would result

in the following net changes in trip generation for the site:

• 514 net new external vehicle trips during the weekday

morning peak hour (263 inbound and 251 outbound).

• 880 net new external vehicle trips during the weekday

afternoon peak hour (451 inbound, 429 outbound).

• 802 net new external vehicle trips during the Saturday

peak hour (412 inbound and 390 outbound).

Since the driveways counts provide access to other

developments, including the existing site, the traffic analysis and

forecasts for future roadway volumes with the project are based

on the net external trips.

Note the development program analyzed in this report

aligns with the version submitted to Staff during scoping.

While the proposed densities have since been refined and

differ in the latest plan, this study is based on the scoped

development program as a conservation approach, as the

scoped program results In a higher number of peak hour

(rips than the updated plans.

The trip generation for the latest plan is shown in Table 2 and the

trip generation comparison between the analyzed/scoped and

the latest plan is shown in Table 3.

As shown in Table 3, the scoped development program results in

a higher number of peak hour trips than the updated plans.

Gorove Slade goroveslade.com
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Table 1: Trip Generation

Land Use
Quantity

(X)

AM Peak Hour
(veh/hr)

1 Out Total

PM Peak Hour (veh/hr)

Out Total

Saturday Peak Hour
(veh/hr)

In Out Total

Shopping Plaza (40-150k) with Supermarket
General Office Building

Total Existini

Multifamily (Mid-Rise) 221 157du
Shopping Plaza (40-150k) with Supermarket 821 54,341 du

Phase-1 Total

Multifamily (Mid-Rise) 221 137du
Shopping Plaza (40-150k) with Supermarket 821 56,879 sf

Phase-2 Total

Recreational Community Center _495 103,687 sf
Phase-3 Total

Strip Retail Plaza (<40k) 822 38,574 sf
Phase-4 Total

Single Family Attached Housing _215 _84 du
Phase-5 Total

Total Proposed
^SN^iet^mBTngQBiil'irafiBn?

186

Phase-1

13
119
132

Phase-2

11
125
136

Phase-3

131
131

Phase-4

42
42

Phase -5

10
10

451
S^fiSfii^

101

44
73

117

38
76

114

67
67

28
28

28
28
354

Igsslw*
Internal Capture

Total Proposed Retail 253,481 sf
Internal Capture

Total Proposed External Retail Trips
Total Proposed Residential _378 du

Internal Capture
Total Proposed External Residential Trips

417
-•/

416
34
-1

33

244
-1

243
110
-1

109

287

57
192
249

49
201
250

198
198

70
70

38
38

805
msKi

661
-2

659
144
-2

142
Net New External Trip Generation

?K;5;S!S»^^etnewExteinaia»p^ejwra8c>n ly2S3Ss 3ZS-V ffES-MTs

328

38
257
295

33
266
299

128
128

102
102

27
27
851

tiSS3^i»

753
-27

726
98
-45

53

Mt5l?lKfe?

376

24
279
303

21
289
310

144
144

101
101

19
19

877
WE

813
-45

768
64
-27

37

f4^:

704

62
536
598

54
555
609

272
272

203
203

46
46

1,728
¥''1,024;;

1,566
-72

1,494
162
-72

90

%:-;880.5?

346

32
274
306

28
284
312

60
60

129
129

28
28
835

y-iWS^,

747
-37

710
88
-40

48

4fe

333

31
264
295

27
273
300

51
51

124
124

30
30

800
;;467'%

712
-40

672
88
-37

51

essos

679

63
538
601

55
557
612

111
111

253
253

58
58

1,635
swgggs:

1,459
-77

1,382
176
-77

99

R<?02'%

Gorove Slade goroveslade.com



Long Reach Village Center TIS
October 3, 2025

Page 14

Table 2: Trip Generation for the latest plan

Lancl Use;
Gtiiantity]

lit

SffiMIBealII-lQtiii
|(Yeti/lir)|

iliSlllOutiill'Qtali

[RjVKgllIIouKveh/IB

SOutigKTotall

|SatuJi(lay|I'eal<||-loHU
l(veti/Kr)j

:.l nlfiJSSOuBBSIotatt

Shopping Plaza (40-150k) with Supermarket 821 71,896 sf
General Office Building _710 15,000 sf

Senior Adult Housing - Multifamily
Shopping Plaza (40-150k)

Multlfamily (Mid-Rise)
Stnp Retail Plaza (<40k)

Recreational Community Center

Strip Retail Plaza (<40k)

Single Family Attached Housing

Total Existing

252 200 du
821 73,810 du

Phase-1 Total

221 255 du
822 19,650 sf

Phase-2 Total

495 136,260 sf
Phase-3 Total

822 28,61 Osf
Phase-4 Total

215 50 du
Phase-5 Total

Total Proposed
Net New Trip Generatioo

157
29
186

Phase-1

13
79
92

Phase-2

23
27
50

Phase-3

172
172

Phase-4

35
35

Phase-5

5
5

354
1S8 ft

97
4

101

26
49
75

78
18
96

88
88

23
23

15
15

297
486^

254
33

287

39
128
167

101
45
146

260
260

58
58

20
20

651
364

322
6

328

28
188
216

61
63
124

155
155

82
82

15
15

592
264

348
28
376

22
195
217

39
63
102

175
175

82
82

11
11

587
2-tl

670
34

704

50
383
433

100
126
226

330
330

164
164

26
26

1,179
475

342
4

346

33
246
279

53
66
119

79
79

96
96

18
18

591
245

329
4

333

28
227
255

50
63
113

67
67

92
92

20
20
547
214

671
8

679

61
473
534

103
129
232

146
146

188
188

38
38

1,138
459

Table 3: Trip Generation Comparison

IIBI&lfiBiBSMBEBaBU
BSIUBSaBHHBBaN—BUBBSUUBin yyytyjiQmsSSttSli

BBSIEtBB

Analyzed/Scoped Program -Total Proposed (Table 1)
Latest Program Total - Proposed (Table 2)

Net Trips (Latest - Analyzed/Scoped)

451
354
-97

354
297
-87

805
651
-154

851
592
-259

877
587
-290

1,728
1,179
-549

835
591
-244

800
547
-253

1,635
1,138
-497
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Section 4: Existing Conditions

This section provides a summary of the assumptions for the

existing conditions capacity analyses for the study area network.

Existing Geometry and Operations Assumptions

Existing roadway geometry, lane configurations, and traffic

controls were based on field observations taken during the data

collection effort.

Existing lane configurations and traffic controls are shown in

Figure 6.

2025 Existing Traffic Volumes

Existing weekday turning movement traffic count data was

collected on Thursday, May 15, 2025 at all study intersections

except for the Old Dobbin Lane intersection for which count data

was collected on Tuesday, September 9, 2025. All counts were

collected while public schools, including the nearby high school,

and local government were in session, from 6:30 to 9:30 AM and

4:00 to 7:00 PM.

Existing Saturday counts were collected from 10:00 AM to 2:00

PM on Saturday, May 17, 2025 at all study intersections except

for the Old Dobbin Lane intersection for which Saturday counts

were collected on September 13, 2025

The existing peak hour traffic volumes for all intersections are

shown in Figure 7.

Turning movement count data is included in the Technical

Attachments.

Comments were received from County Staff requesting the

inclusion of the Old Dobbin Lane and Tamar Drive

intersection after data collection was completed in May.

S/nce data could not be collected during the Summer,

counts were collected later in early September at this

intersection when schools were back in session.
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Figure 7: Existing Peak Hour Traffic Volumes (2025)
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Section 5: Background Conditions

This section provides a summary of the assumptions for the

background (without development) capacity analyses for the

study area network.

Background Geometry and Operations
Assumptions

The background roadway and operational assumptions were

modified from the existing assumptions based on the following

background transportation project identified within the project

study area:

Tamar Drive Complete Street Project

The Howard County Office of Transportation conducted a

Complete Streets corridor feasibility study in June 2020 for the

section of Tamar Drive extending from Flamepool Way to

Snowden River Parkway. The objectives of the study were to:

• Formulate a collaborative vision for Tamar Drive that

aligns with community objectives and adheres to the

guidelines set forth by PlanHoward, BikeHoward, and

WalkHoward.

• Determine cost-effective enhancements that are in line

with this vision.

• Evaluate and quantify the safety, operational, and

environmental impacts of the proposed modifications.

Improvements on Tamar Drive along the site frontage between

Cloudleap Court and Old Dobbin Lane include:

• Single travel lanes along both directions with additional

left and/or right turn storage lane where appropriate

• Addition of a 6' dedicated bicycle lanes along both

directions

• Conversion of an 11' turn lane/ median into a center 10'

two-way left turn lane

• Additional pedestrian improvements including high

visibility crosswalks

The proposed development aims to meet the study's objectives

by enhancing pedestrian, bicycle, and transit facilities near the

site and improving connectivity to nearby neighborhoods and

community destinations.

The proposed Tamar Drive modifications along the site frontage

per Complete Streets are shown in Figure 8. The Complete

Streets Design along Tamar Drive within the study area is

included in the Technical Attachments.

The Background condition's lane configurations and traffic

controls are shown in Figure 9.

2030 Background Traffic Volumes

Traffic projections were prepared for background future

conditions using a combination of the following:

• Existing traffic count data;

• Regional growth in through traffic; and

• Traffic generated by planned and approved area

background developments expected to be completed

prior to the buildout of the project.

Regional Growth

Regional growth through the area was estimated using annual

growth rates applied to the existing traffic volumes. The growth

rates used in this analysis were estimated based on data taken

from the Maryland State Highway Administration's GIS data

catalog.

The assumed growth rates are consistent with the Howard

County Guidelines requirements of a projected 2% per year

growth compounded for the first three years of a project.

Historical growth rates applied in the traffic forecast are shown in

Table 4. Regional traffic growth volumes are shown in Figure 10.

Background Developments

No pipeline development projects were identified in the vicinity of

the site for inclusion in this study. Consistent with Howard

County and industry standards, only approved projects expected

to be completed prior to the buildout of the proposed

development with an origin/destination within the study area

were reviewed.

The 2030 background peak hour traffic volumes shown in Figure

11 are comprised of:

• The existing traffic volumes shown in Figure 7; and

• The regional growth in through traffic shown in Figure

10.

Gorove Slade goroveslade.com



Long Reach Village Center TIS
October 3, 2025

Page 19

Table 4: Historical Growth Rates

Route Location

Annual

%
2075 2076 20^7 20^8 20^9 2020 202^ 2022 2023 2024 Change

Growth
Annual Rate

% Applied for
change Future
(2015- Conditions
2024) (2025-2030)

Tamar
Drive

0.1 mi N
ofMD 12,404 12,645 12,990 12,871 12,872 10,753 12,304 12,385 11,900 11,861 -0.3% 2.0%
175

Snowden 0.2 mi N
River ofMD 30,603 31,184 31,935 32,540 32,541 27,172 31,093 31,284 31,755 25,490 -1.7% 2.0%
Parkway 175

TtMAR DRIVE . EXHTINO CONDITIONS
HATtHID LN TO CIOUOUW CT

ri- ^ J^.^ h*-»»tf»^rt<

TAMAH OMVI . PROPOSIO MODIFICATIONa
HATtHtB IN TO CtOUDlUW CT

TWO-WAY LEFT TURN RENOERINQ

TAMAR DRIVE • EXHTINQ CONDinONB
cioubuw or TO oto OO»UN IN

J. „.?,_

TAMAB ORIVt . PnOPOSED MODIFICATIONS
CIOUOIUW CT TO OtO DOBrtHll*

Bgffii^EB»wl'»'s»

Figure 8: Tamar drive Complete Streets Design along Site Frontage

Gorove Slade goroveslade.com



Long Reach Village Center TIS
October 3, 2025

Page 20

-^ VAlfff^

^? J'^'Rl;li BG^"'

¥(?/,, 1. Phelps Luck Drive [Major Collector] and Tamar Drive [Major Collector]
»/ ^ ^s 2. Cloud leap Court [Local] and Tamar Drive [Major Collector]

(~/f sP 3. Future Site Access and Tamar Drive [Major Collector]
^^ ^ 4. Foreland Garth [Local] and Tamar Drive [Major Collector]

^<OFD,- 5- °ld Dobbin Lane [Local] and Tamar Drive [Major Collector]
ifff., 6. Snowden Parkway [MinorArterial] and Tamar Drive [Major Collector]

•^ ^ A^
^-•^

SPIRM- w s
CUT | g

^VMCHM^

Background Lane Use

Configuration and Traffic Control

Q
1"=1000'

! ! Project Site

'ft) Study Intersection

—> Traffic Lane

Signalized Intersection

One/Two-Way Stop Intersection

^'^OWERSTOCK
l- T*"~"ROW'

y,^^

^ ^Qt^-i

's,

-•/''̂
00
00
0Q
Q

^Gti
^VCT

A
TAMAR DRIVE

TAMAR DRIVE s TAMAR DRIVE

v
FUTURE INTERSECTION

\->

TAMAR DRIVE

-^
QC
s

I
g

TAMARDRNE

^>

TAMAR DRIVE

r

JiiL
TAMAR DRIVE B TAMAR DRIVE

Figure 9: Background Lane Configuration and Traffic Controls

Gorove Slade goroveslade.com



Long Reach Village Center TIS
October 3, 2025

Page 21

~0>S^TH~

?. ^'^^ 5G/1^"
^. *^^ ^s 2. Cloudleap Court [Local] and TamarDrive [Major Collector]

1. Phelps Luck Drive [Major Collector] and Tamar Drive [Major Collector]

%̂ ^D 3. Future Site Access and Tamar Drive [Major Collector]
j8^ ^ 4. Foreland Garth [Local] and Tamar Drive (Major Collector]
v 5. Old Dobbin Lane [Local] and Tamar Drive (Major Collector]

6, Snowden Parkway [MinorArterial] and Tamar Drive [Major Collector]

^ S 0 ^••^

SPIRM- w S
Q F-CUT

€^^\ ^TCHW^

fi/?0^
6ei,~

Ift-OWERS^OCK
'RWN^

Background Growth

'..-....'

N

=1000'Project Site fi

Study Intersection

Traffic Lane

AM/PM/SAT Peak Hour
Volume

y.eyBfCW

^.</
"s,

SFTE
^cti
^CT

m <o
ss-
'o'^
'-1 <*'

^
TAMAR DRIVE

~-w0/0
!/

TAMAR DRIVE

0/0/0
22/37/34

0/0-^

000
s-s-s-

0" 0" 0'

JF^
TAMAR DRIVE

0/0/0 —^
37/37/40—>•

0/0/0-^

-0/0/0
-32/61/41

^—0/0/0

TAMARDRIVEI

<ltf>
5- p °>
"s-m-
??s-^

-32/60/41
^-0/0/0

TAMAR DRIVE

35/38/39
0/0/0—^

TAMAR DRIVE

"l.f"
co in

cR-^
S-1S-

FUTURE INTERSECTION

-28/43/29
^-0/0/0

TAMAR DRIVE

22/33/24
0/0/0 -^

<M>
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Figure 10: Background Growth
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Figure 11: Background Peak Hour Volumes
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Section 6: Future Conditions

This section provides a summary of the total future (with

development) assumptions for the capacity analyses for the

study area network.

Future Geometry and Operations Assumptions

Future assumptions for the off-site road network and operations

were modified from the background assumptions. As part of the

project, the following modifications are planned at the study

intersections:

• New midblock site access along Tamar Drive between

Cloudleap Court and Foreland Garth

o This will be a limited access driveway with

Right-in/Rlght-out only

• Signalization of Foreland Garth and Tamar Drive

o A signal warrant analysis was prepared for the

proposed signal to evaluate whether future

o While Foreland Garth is located approximately

100 west ofAirybrink Lane, the side streets

were analyzed with north-south split phasing

as a conservative measure

o Replacement of the center two-way left turn

lane with dedicated left turn lanes from Tamar

Drive at the new signalized intersection

The Project will have access to the surrounding roadway network

via a new right-in/right-out connection at Tamar Drive, two (2)

connections on Foreland Garth, and one (1) connection on

Cloudleap Court.

The Total Future condition's lane configurations and traffic

controls are shown in Figure 12.

2030 Total Future Traffic Volumes

The 2030 total future traffic volumes represent future conditions

with the buildout of the proposed development and all growth

assumptions included for 2030 background conditions.

Site trip distributions were assigned to the roadway network

using distribution factors based on the current directional

distribution of volumes in the study area. The inbound and

outbound site trip distributions are shown in Figure 13 and Figure

14.

The 2030 total future peak hour volumes are shown in Figure 16

and consist of:

• The 2030 background peak hour traffic volumes shown

in Figure 11; and

• The addition of net site-generated external trips for the

proposed Project shown in Figure 15.
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Figure 16: Total Future Peak Hour Volumes
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Traffic Signal Warrant Analysis
A traffic signal warrant study was conducted at the Tamar Drive

and Foreland Garth intersection to determine if a new traffic

signal is warranted.

The intersection was evaluated based on the total future

conditions with the project and in accordance with MDSHA's

(Maryland State Highway Administration) MUTCD (Manual on

Uniform Traffic Control Devices) standards and guidelines for

Warrant 1, Eight Hour Vehicle Volume, Warrant 2, Four Hour

Vehicle Volume and Warrant 3, Peak Hour.

Warrant 1: Eight Hour Vehicular Volume

• The need for a traffic control signal shall be considered if

an enaineehna study finds that one of the following

conditions exist for each of any 8 hours of an average

da y:

A. The vehicles per hour given in both of the 100

oercent columns of Condition A in Table 4C-1 exist

on the maior-street and the hiaher-volume minor-

street approaches, respectively, to the intersection;

or

B, The vehicles per hour given in both of the 100

BercenlcQlumns of Condition B in Table 4C-1 exist

on the maior-street and the hiaher-volume minor-

streetaBproaches, respectively, to the intersection.

In applyina each condition the maior-street and minor-

street volumes shall be for the same 8 hours. On the

minor street, the higher volume shall not be required to be

on the same approach during each of these 8 hours.

Warrant 2: Four Hour Vehicular Volume

• The need for a traffic control signal shall be considered if an
engineering study finds that, for each of any 4 hours of an

average day, the Blotted_Boints representing the vehicles per

hour on the ma^^^^ (total of both approaches) and the
CQrrespondina vehicles per hour on the higher-volume

minor-street approach (one direction only} all fall above the

applicable curve in Figure 17 for the existing combination of
approach lanes. On the minor street. the higher volume shall

not be reauired to be on the same aBnrpach during each of

these 4 hours.

Warrant 3: Peak Hour Volume

The plotted point representing the vehicles per hour on the
major street (total of both approaches} and the
correspondlnQ yehiclesjwr hour on the hiaher-volume

minor-street aRRrQach (one direction only) for 1 hour (any

four consecutive 15-minute periods) of an average day falls

above the applicable cu_rve in Figure 18 for the existing

combination of approach lanes.

The total future hourly volumes satisfy the conditions for

Warrants 1, 2 and 3, warranting a traffic signal at this intersection

under Total Future conditions with the project.

The signal warrant worksheets are included in the Technical

Attachments.

The future conditions were analyzed assuming a traffic

signal at the Foreland Garth and Tamar Drive intersection.
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Table 5: Warrant 1, Eight Hour Vehicular Volume (Total Future Total Volumes)

Table 4C-1. Warrant 1, Eight-Hour Vehicular Volume
Condition A—Minimum Vehicular Volume

Number ot tones for mcnrirtfl
traffic on each approach

Majcsr Slr«!

1

2 or more

2ttrn»»

1

Minor Streat

1

1

zor mom

2 or more

V&hlctes per hour on maps street
(total o( botti ai^iroaches)

wa%-

SOB

600

»B
500

aofty>

400

480

480

400

.20%°_L-5e%l..

aso-

420

4g0

3SO

280

336

SB
280

\feh>dBs per hour on Mglier-votuma
mmor-slreet approach (one dlrectiom only)

1CX)%->

ISO

150

2W
200

BWV

1.20

120

160

160

7W»-

108

105

1.40

140

56%"

M
B4

112

112

;ondition

Number of tones for moving
traffic on each approach

Major Sheet

1

2 or more

2 ar- mar»

1

Minor Street

1

1

2 or mow

2 or more

THRESHOLD VALUES

06:00 AM

07:00 AM

08:00 AM

09:00 AM

10:00 AM

11:00 AM

12:00 PM

01:OOPM

02:00 PM

03:00 PM

04:00 PM

05:00 PM

06:00 PM

07:00 PM

g—Interruption of Continuous Traffic

Vehicles per haur on ma.jo? steeet
(total of both approaches)

100'%"

7SQ

?0

9QB

750

80%''

BOB

720

720

600

70%c | 5e%-

ss

630

£-30

525

MAJOR ST

BOTH
APPROACHES

80

905

1,007

907

877

942

1,153

1,029

1,177

1,303

1,511

1,738

1,532

338

14,499

420

an

SM.

420

Vshtales pw how on M^iBr-voluroe
mmor-slrwl approach (one direction only)

100%*

7S

75

1W

100

HIGHEST HOUR

MINOR ST

HIGHEST
APPROACH

115

220

256

273

308

375

458

407

390

443

438

509

476

393

5,061

80%''

60

60

80

80

70%'-

53

53

70

70

a6%"

«2

42

a
56

WARRANT 1, Condition A

Major
Street

500

N

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

N

Minor
Street

150

N

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Both
Met

N

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

N

12

8 HOURS NEEDED

SATISFIED

WARRANT 1, Conditions

Major
Street

750

N

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

N

Minor
Street

75

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Both
Met

N

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

N

12

8 HOURS NEEDED

SATISFIED
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Figure 4C-1. Warrant 2, Four-Hour Vehicular Volume

Since at least four hourly

volumes fall above the curve,

a signal is warranted
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Figure 17: Warrant 2, Four-Hour Vehicular Volume (Total Future Traffic Volumes)

Figure 4C-3. Warrant 3, Peak Hour
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Figure 18: Warrant 3, Peak Hour (Total Future Traffic Volumes)
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Section 7: Vehicular Capacity Analysis
Results

Intersection Capacity Analysis

Intersection capacity analyses were performed for existing,

background future and total future conditions for AM, PM and

Saturday peak hours using Howard County analysis procedures,

as outlined in the Howard County Guidelines for Traffic Impact

Studies.

The Howard County Guidelines for Traffic Impact Studies

outlines the following applicable standards for the Project based

on its location outside the Downtown Columbia Area:

• For projects outside the Downtown Columbia Area,

intersection level of service (LOS) standard for County-

controlled intersections is LOS D and the standard for

State-controlled intersections is LOS E.

o All study intersections are along Tamar Drive

and are County controlled.

o Note that all study intersections maintained

LOS "D" or better for all study periods both

with and without the proposed redevelopment.

Intersection Critical Lane Volumes (CLV)

Critical Lane Volumes (CLV) were analyzed at each of the study

intersections based on the existing, background and total future

traffic forecasts using the corresponding lane use and traffic

control scenarios for each.

Note that u-turn traffic was^dded to the left turn traffic, and the

combined volume was assessed as thejeft-tymvolume when

calculating CLVs.

The results of these analyses indicate that all study

intersections and site driveways currently and are expected

to continue to operate with CLVs well within the allowable

congestion standard of LOS "D" for County controlled

intersections. Therefore, all study intersections meet

Howard County's threshold for adequacy with the proposed

development.

The CLV analyses are summarized in Table 7 and detailed

evaluation worksheets are included in the Technical

Attachments.

Site Driveway Queuing Analysis

A queuing analysis was performed at the three (3) study

intersections where site traffic exits onto Tamar Drive.

Queue length for the site driveway was calculated using the

guidelines from the Howard County Design Manual. The Manual

outlines the procedures for calculating queue lengths at both

signalized and unsignalized intersections. For intersections with

signal cycle lengths under 120 seconds, queue length is

estimated using a simplified formula based on volume. For cycle

lengths exceeding 120 seconds, a more detailed methodology is

applied, incorporating critical lane analysis, recommended cycle

lengths based on Level of Service (LOS), and Poisson

distribution modeling. Additionally, guidance is provided for

unsignalized intersections, including use of critical gap analysis

and conditions under which signalized intersection methods

should be applied.

The queues were calculated using the formula for cycle lengths

under 120 seconds and the queues are shown in Table 6:

Queue Length = 1.25X Volumes

Table 6: Queueing Analysis

.grggijggj SSMSBSS BBBBSSHftB
lUiUtftruasIiSlBUKBUBSiB!

Cloudleap
Court

Tamar Drive
Access

Foreland
Garth

500

250

1300

163

73

299

189

150

499

195

136

500

Per the above calculation, the queue lengths for the approaches

site-generated outbound trips on Tamar Drive are within the

storage length available or within the site.

Adequacy

Since all study intersections pass the applicable capacity

tests, no off-site intersection or roadway improvements are

required to mitigate the impact of site trips expected to be

added as a result of the Project,
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Table 7: Critical Lane Volume (CLV) Analyses Results
sAM Peak Hour

Intersection
Existing^ f

^CI^aSLQS^^iiCl^i||®LQSK®'C^^^^
1. Phelps Luck Drive and Tamar Drive
2. Cloudleap Court and Tamar Drive
3. Future Site Access and Tamar Drive
4. Airybrink Lane/Forelan Garth and Tamar Drive
5. Old Dobbin Lane anad Tamar Drive
6. Snowden River Parkway and Tamar Drive

PM PeakHour
Intersection

1. Phelps Luck Drive and Tamar Drive
2. Cloudleap Court and Tamar Drive
3. Future Site Access and Tamar Drive
4. Airybrink Lane/Forelan Garth and Tamar Drive
5. Old Dobbin Lane anad Tamar Drive
6. Snowden River Parkway and Tamar Drive

|Saturday Peak Hour
Intersection

510
288
342
317
664
1030

A
A
A
A
A
B

Existing
CLV^
748
405
630
415
782
1051

^LGS
A
A
A
A
A
B

763
465
429
522
694
1103

A
A
A
A
A
B

Backgrpuncl
CLV
1070
732
696
752
829
1127

l-QS
B
A
A
A
A
B

881
615
634
860
767
1144
TotalR
^CLVa
1272
934
1018
1206
961
1213

A
A
A
A
A
B

utur
ILQ

c
A
B
c
A
c

I Exjstj n g|l| j g Bac kgrou nd || i Tota I Future
^CL\/SI:l-QSl:^CLV'i^:&LQSSi'CLy'®i.LQS'

1. Phelps Luck Drive and Tamar Drive
2. Cloudleap Court and Tamar Drive
3. Future Site Access and Tamar Drive
4. Airybrink Lane/Forelan Garth and Tamar Drive
5. Old Dobbin Lane anad Tamar Drive
6. Snowden River Parkway and Tamar Drive

492
355
426
441
609
925

A
A
A
A
A
A

748
537
470
673
642
992

A
A
A
A
A
A

931
766
798
1188
807
1082

A
A
A
c
A
B
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Section 8: Summary and Conclusions

This report presents a Traffic Impact Study (TIS) prepared in

support of the proposed development of the Long Reach Village

Center, the "Project", located at 8775 Cloudleap Court in Howard

County, Maryland. The Project is bounded by Cloudleap Court

and Tamar Drive to the north, Foreland Garth to the east,

Longwood Apartments to the south, and Timber Apartments and

Route 175 to the west. This report is prepared to address the

APFO test for road adequacy.

For purposes of selecting the appropriate components for this

assessment, it is noted that the site is located outside the

Downtown Columbia Area.

The purpose of this study is to evaluate the impact of the Project

on the surrounding transportation network based on a technical

comparison of existing, background, and total future conditions.

The scope and methodology included in this study are consistent

with the Howard County guidelines for preparing traffic impact

studies outside the Downtown Columbia Area.

A scoping letter was submitted to the County Staff requesting

approval on the proposed study intersections and methodology.

Comments and recommendations provided by the County Staff

have been addressed and reflected in the study. The scoping

letter is included in the attachments. Note that the required

Multimodal Transportation Studies Checklist is provided in the

technical attachments of this document.

Proposed Project

The existing site consists of approximately 71,896 sf of retail,

15,000 sf of office space and 404 parking spaces. The Project

proposes to redevelop the site to include approximately 294

multifamily, 84 townhomes and 253,481 sf commercial space.

The construction is expected to occur in five (5) phases.

Note the development program analyzed in this report

a//gns with the version submitted to Staff during scoping.

While the proposed densities have since been refined and

differ in the latest plan, this study is based on the scoped

development program as a conservation approach, as the

scoped program results In a higher number of peak hour

trips than the updated plans.

Based on the conceptual layout, primary access to the

development is proposed via Foreland Garth and a new right-

in/right-out only driveway from Tamar Drive. Primary access to

the townhomes garage parking is proposed on Cloudleap Court.

As part of the project, the installation of a new traffic signal is

proposed at the Tamar Drive and Foreland Garth/Airybrink Lane

intersection. A traffic signal warrant analysis was completed to

determine whether total future roadway volumes with the project

meet signalization thresholds at the Tamar Drive and Foreland

Garth/Airybrink Lane intersection. Based on the analysis, future

roadway volumes with the project meet signalization thresholds.

Regional connections to the site are provided via Tamar Drive

and other roads including Snowden Parkway, Rouse Parkway

(MD 175) and Phelps Luck Drive.

Traffic Analysis

To determine the vehicular impact of the Project on the

surrounding roadway network, this study includes both a CLV

and a driveway queuing assessment. These analyses were

prepared for Existing, Background, and Total Future conditions.

The Howard County guidelines recommend the intersection LOS

standard for County-controlled intersections as LOS D and the

standard for State-controlled intersections as LOS E.

All the intersections in the study area are County-controlled

intersections, and the results of these analyses indicate that

all existing intersections currently and will continue to

operate within Howard County's LOS thresholds, with LOS

"D" or better, with the additional traffic generated by the

Project. Therefore, no traffic-related mitigation is required

for the Project.

The 95th percentile queue for the driveway and roadways exiting

the site is expected to be adequately accommodated within the

available storage or within the site without impacting any public

roads.

Summary and Conclusions

With the completion of the Project and proposed

improvements, all study intersections are expected to

continue to operate within the County's LOS thresholds

without the need for offsite Improvements. Therefore, no off-

site road improvements are required for this application.
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TECHNICAL MEMORANDUM

To: James Witmer Howard County

Krishnakanth Jagarapu Howard County

From: Anila Moorthy, EIT

Maribel Wong

Katie Wagner, PE, PTOE

Date: May 14, 2025

Subject: Long Reach Village Center Development Scoping Letter

Introduction

This memorandum outlines a proposed scope for the Traffic Impact Study to assess the redevelopment of Long Reach Village

Center in Howard County, Maryland. As shown in Figure 1 , the site is generally bounded by Cloudleap Court and Tamar Drive

to the north, Foreland Garth to the east, Longwood Apartments to the south, and Timbers Apartments and Route 175 to the

west.

The existing site consists of approximately 71,896 sf of retail, 15,000 sf of office space and 404 parking spaces. The Project

proposes to redevelop the site to include approximately 294 multifamily, 84 townhomes and 253,481 sf commercial space. The

construction is expected to occur in five (5) phases.

Based on the conceptual layout, primary access is proposed via Foreland Garth and a new midblock access on Tamar Drive.

Secondary access for residential uses only/residential parking is proposed from Cloudleap Court.

The proposed concept sketch is shown in Figure 4. A more detailed plan will be included in the Traffic Impact Assessment (TIA)

report.

The following summarizes the proposed scope:

• Site access will be access via Cloudleap Court, Foreland Garth and a has midblock crossing along Tamar Drive.

• Five (5) study intersections are proposed to be included for the analysis. The study intersections are:

o Phelps Luck Drive [Major Collector] and Tamar Drive [Major Collector]

o Cloudleap Court [Local] and Tamar Drive [Major Collector]

o Site Access and Tamar Drive [Major Collector]

o Foreland Garth [Local] and Tamar Drive [Major Collector]

o Snowden Parkway [Minor Arterial] and Tamar Drive [Major Collector]

• Four (4) transportation-related studies will be considered as background in the study: Tamar Drive Complete Streets

Study, PlanHoward, WalkHoward and BikeHoward.

• We propose to analyze weekday AM and PM and Saturday peak period conditions.

o Existing weekday turning movement traffic count data will be collected on Thursday May 15, 2025 when public

schools are in session, from 6:30 to 9:30 AM and 4:00 to 7:00 PM and on a Saturday from 10:00 AM to 2:00 PM.
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Capacity Analysis will be performed for three scenarios: Existing (2025), Background (Future without Development

2030), and Total Future (Future with Development 2030). The computed results will be verified against the Howard

County Guidelines for Traffic Impact Studies.

A traffic signal warrant will be included in the TIS to determine if a signal would be warranted at Foreland Garth. The

following four (4) signal warrants will be analyzed:

Warrant 1, Eight-Hour Vehicular Volume

Warrant 2, Four-Hour Vehicular Volume

Warrant 3, Peak Hour

Warrant 4, Pedestrian Volume

Travel Demand Assumptions

Consistent with the Howard County Guidelines for Traffic Impact Studies, trip generation calculations were based on the

methodology outlined in the Institute of Transportation Engineers' (ITE) Trip Generation, 11th Edition.

The development features approximately 294 multifamily, 84 townhomes and 253,481 sf of commercial space. Trip generation

rates for "Multifamily Housing (Mid-Rise)" (Land Use Code 221) was used for multifamily units, "Single-Family Housing" (Land

Use Code 215) fortownhomes, "Health and Fitness Center" (Land Use Code 492) for the multi-sport complex, "Strip Retail Plaza

(<40k)"(Land Use Code 822) for retail uses under 40k sf and "Shopping Plaza (40-150R)" (Land Use Code 821) for retail over

40k sf. For the existing land uses, trip generation rates for "Shopping Plaza (40-150k) with Supermarket" (Land Use Code 821)

for retail and "General Office Building" (Land Use Code 710) for existing office use.

Internal Capture and Reductions

No pass-by or modal splits were applied to either the existing or proposed trip generation to provide a conservative estimate.

The mixed-use nature of the project is anticipated to generate internal trips among various uses. These trips were calculated in

accordance with ITE methodology. Detailed summary is provided in the Appendix.

The total site-generated vehicular trip results with credits and reductions are summarized in Table 1. Full trip generation

calculations are included in the Technical Attachments.

Table 1: Trip Generation Summa

Shopping Plaza (40-150k) w Supermarket

Baseline Phase 1 (w/o Internal Capture)
Multifamily (Mid-Rise)
Shopping Plaza (40-150k) w Supermarket

221
821

Baseline

157du
54,341 du

Phase 1 Total

13
119
132

44
73
117

57
192
249

38
257
295

24
279
303

62
536
598

Baseline Phase 2 (w/o Internal Capture)
Multifamily (Mid-Rise)
Shopping Plaza (40-150k) w Supermarket

221
821

Baseline

137du
56,879 sf

Phase 2 Total

11
125
136

38
76
114

49
201
250

33
266
299

21
289
310

54
555
609

Baseline Phase 3 (w/o Internal Capture)
Recreational Community Center 495 103,687 sf 131 67 198 128 144 272

Baseline Phase 3 Total 131 67 198 128 144 272

Strip Retail Plaza (<40k)
Baseline Phase 4 (w/o Internal

822 38,574 sf
Baseline Phase 4 Total

Capture)
42
42

28
28

70
70

102
102

101
101

203
203

Single Family Attached Housing
Baseline Phase 5 (w/o Internal

215 84 du
Baseline Phase 5 Total

Capture)
10
10

28
28

38
38

27
27

19
19

46
46
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[|-.and|U§s IganauJiiiiBISUnti'NKIWBBBIffiKuIWB/HBBUMIffiBBM
jlioidggBliNSStxBBB SIIBInBNIBiUiiBQtaU •lliT88iNM3ifiBKiBII''SltM

Total Baseline Proposed 451 354 805 851 877 1,728
Net New Trip Generat'ron -26SK -••253-:':' :'S? :^23?r..:?-5(? '1,024

Adjusted Trip Generation with Internal Capture
Total Proposed Retail _253,481 sf

Total Retail Internal Capture*
Total Proposed Residential 378 du

Total Residential Internal Capture

Net New Trip Generation

417
1

34
1

263

244
1

110
1

251

661
2

144
2

514

753
27
98
45

451

813
45
64
27

429

1,566
72

162
72

879

Study Overview

Overview of Regional Access

As shown in Figure 1, the site has ample access to regional roadways that connect the site to destinations in Howard County

and the greater Baltimore/Washington metropolitan area. The site is directly accessible from Tamar Drive, a Major Collector,

which connects to MD-175 and Snowden River Parkway which provides regional access.

Study Area

The Project is located outside the Downtown Columbia area but within planned service area for public water and sewer.

According to the Howard County guidelines, the study area should extend up to one and a half miles in all directions from each

project entrance on a County or State Road. However, this distance should not exceed beyond the intersection of a major

collector road or a higher classified road with another major collector road or higher classified road. The following intersections

were identified for inclusion in the study:

1. Phelps Luck Drive [Major Collector] and Tamar Drive [Major Collector]

2. Cloudleap Court [Local] and Tamar Drive [Major Collector]

3. Site Access and Tamar Drive [Major Collector]

4. Foreland Garth [Local] and Tamar Drive [Major Collector]

5. Snowden Parkway [Minor Arterial] and Tamar Drive [Major Collector]

A map of the study intersections is provided in Figure 4.

Relevant Area Studies and Background Projects

The Project will include the following transportation-related studies and plans:

• Tamar Drive Complete Streets Study

• PlanHoward

• WalkHoward

• BikeHoward

No pipeline development projects were identified in the vicinity of the site for inclusion in this study. Consistent with Howard

County and industry standards, only approved projects expected to be completed prior to the buildout of the proposed

development with an origin/destination within the study area were reviewed.

We request that Howard County Staff identify any specific pipeline developments that should be added to background

conditions in this study.

Study Scope and Methodology

The scope and methodology to be used in this study will be consistent with Howard County's guidelines for preparing traffic

impact studies. For the purposes of this study, the horizon year of 2030 is assumed for future conditions.
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Capacity Analysis Scenario

Vehicular capacity analyses will be prepared for this study to identify the impact of the proposed development within the study

area road network. As such, existing, background future (no-build), and total future (build) scenarios will be included for weekday

AM, PM and Saturday Peak hours as follows:

• 2025 Existing Conditions

o Based on traffic count data.

o Existing weekday turning movement traffic count data to be collected on Thursday May 15 2025 when public

schools are in session from 6:30 to 9:30 AM and 4:00 to 7:00 PM and on a Saturday from 10:00 AM to 2:00 PM.

• 2030 Background Conditions

o Existing Conditions plus a background traffic growth of 2% per year compounded and background development

traffic, but without the proposed redevelopment.

• 2030 Total Future Conditions

o Background Future Conditions adjusted to account for the proposed development.

Adequacy

The Howard County guidelines recommend the intersection level of service (LOS) standard for County-controlled intersections

as LOS D and the standard for State-controlled intersections as LOS E. All the intersections in the study area are County-

controlled intersections, and all intersections should continue to operate within Howard County's Level of Service (LOS)

thresholds, with LOS "D" or better, with the additional traffic generated by the Project.

According to County guidelines, a mitigation plan must be developed for the intersection(s) that will increase the capacity on

road facilities in the study area so that the level of service after construction of the project would be equal to the level of service

if the project had not been constructed but not more than the minimum level of service.

Traffic Signal Warrant
A Signal warrant analyses will be conducted based on projected future conditions and in accordance with MDSHA's (Maryland

State Highway Administration) MUTCD (Manual on Uniform Traffic Control Devices) standards and guidelines for the following

four (4) signal warrants at the Foreland Garth and Tamar Drive intersection:

• Warrant 1, Eight-HourVehicular Volume

• Warrant 2, Four-Hour Vehicular Volume

• Warrant 3, Peak Hour

• Warrant 4, Pedestrian Volume
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Figure 1: Site Location
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Figure 2: Conceptual Sketch
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Secondary Drop
off/Valet Zone

Figure 3; Site Access and Circulation

4550 Montgomeiy Avenue / Suite 400 / Bethesda, MD 20814 / T 301.708.3061 goroveslade.com



Long Reach Village Center Development Scoping Memo
May 14,2025

Study Intersections
,'""\

•^....j Project Site

Proposed Study Intersections

^,"^
1. Phelps Luck Drive [Major Collector] and Tamar Drive [Major Collector]
2. Cloudleap Court [Local] and Tamar Drive [Major Collector]
3. Future Site Access and Tamar Drive [Major Collector]
4. Foreland Garth [Local] andTamarDrive [Major Collector]
5. Snowden Parkway IMinorArterial] and Tamar Drive [Major Collector] ^ ^°c'/r/?n.- ^

'r- ^ ^ ' ' g ^' ^<? ^"'^GfS'

pCKCT
^' TH£i.o

GARrn

Figure 4: Study Intersections
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B. Trip Generation Calculations



Existing Land Use Trip Generation
71,896 sf retail snd 15,000 sf office

Note: Setting used for trip generation is General Urban/Subwban

Base trip generation using FTEs' Trip Generation llth Edition

land Use Land Use Code Quantity (x)

Shopping Plaza (40-150k) with Supermarket 821 71,896 sf

Cofcutotton ftEtafa:

Senerat Office Buliding 710 15,000 if

Cafeutotfon D(t<ii&

AM Peak Hour

In Out Total

!S7veh/hr
62f4

29 vshfhr
SSf

97 veh/hr
36%

4veh/hr
12«

25< ueh/hr
'ISBfXftCW)

33 veh/hr
'O.S6X

PM Peak Hour

In Out Total

322 veh/hr
4SU

6 veh/hr
17U

348 veh/hr
52W

28 veh/hr

670veh/hr
'.67{X/100a}-H]S.l

34 veh/hr
?B3tnft/itXW+

Weekday ACT
Total

6946 veh
76.96{WOOO)-HW.T3

223 veh
{T}^t.S7l^WOOO)f3.0

s
id

342veh/hr
51W

4veh/hr
54%

turday Peak Hour

Out

329 veh/hr
49f4

4vahfhr
46C£

Totai

671 veh/hr
7,6{WOOO)-H25.Q

8 veh/hr
=O.S3{)i/1000)



Proposed Land Use Trip Generation

Note; SeMng wed far trSp generatfon Is GeMral Ufban/Suburbw

Base trip generation using tTEs' Trip Generation llth Edition

I 157 du
$.:Sfiai»tE A^E^-&t^tti^^il.srilr^iiiK/

MultifamilyfMid-Rise) 44 veh/hr 57 veh/hr

I 54,341 sf~

[^4Wiooo-n.6i

[Shoppfng Plaza (40-150!<) with Supfirmarket

\s7S.5G(X/1000)-H412.79\ •7.6W1QWWS.O.

I 137 du
fihas&iaasrdfi WtthSS^GFSMFetatt

Mu)ttfamItv(Mid-Rlse)
\so,w/iooo-n,si\ l.n(r}^lbii^.91

[Shopping Plaza (40-150?;) with Supermarket

76.56fWOOOS-t SW.73\ 7.6W1000)-H2S.V.

312 veh/hi 300 veh/hf

1495| 103,687 sf
Phase^10^?S7^iTof muttt-sportcdmpfex:

Recrestionat Communitv Center

Cofcutatbn Delotts: ^=0.7HnftftWO}^

67 veh/hr Ill veh/hr

1822I 38,574 sf
Ph3S^4i3S,S74^rret,(11

Cofcutatfofi Ditol'j; ^VHnWCSW)^

129 vch/hf 124 veh/hr 253 veh/hr
Phases; 84 dittuwnhomes

Single Family Attached Housing

sfl W1000-3.93 J =7.6WIO(M-.SQ.A ,nfT)^8JUiW-K)-S3

28 veb/hr 38 veh/hr 590veh ^ 28ueh/hrJ^30veh/h^^
Total Proposed 451 veh/hr 354 veh/hr i85 veh/hr 85t veh/hr 877 veb/hr 1728 veti/hr 18031 veh 835vch/hr 800veh/hr i635veh/hr



NCHRP 684 Internal Trip Capture Estimation Tool

Project Name: I

Project Location:!

Scenario Description:]

Analysis Year]

Analysis Period:!

Long Reach Village Center

AM Street Peak Hour

Organization:

Performed By:

Date:

Checked By;

Date:

Table 1-A: Base VehIcle-Trip Generation Estimates (Single-Use Site Estimate)

Land Use

Office

Retail

Restaurant

Cinema/EntertaInment

Residential

Hotel

All Other Land Uses2

Development Data (For Information Only)

ITE LUCs1

821,822,495

215,221

Quantity

253.481

Units

378

Estimated Vehlcle-Trips

Total

0

661

0

0

144

0

0

805

Entering

417

34

451

Exiting

244

no

354

Table 2-A: Mode Split and Vehicle Occupancy Estimates

Land Use

Office

Retail

Restaurant

Cinema/Entertalnment

Residential

Hotel

All Other Land Uses2

Entering Trips

Veh. dec."

1.70

1.70

% Transit

5%

5%

% Non-Motorized

2%

2%

Exiting Trips

Veh. Occ."

1.70

1.70

% Transit

5%

5%

% Non-Motorized

2%

2%

Table 3-A: Average Land Use Interchange Distances (Feet Walking Distance)

Origin (From)

Office

Retail

Restaurant

Cinema/Entertainment

Residential

Hotel

Destination CTo)

Office Retail Restaurant Cinema/Entertainment Residential Hotel

Table 4-A: Internal Person-Trip Origin-Destination Matrix*

Origin (From)

Office

Retail

Restaurant

Cinema/Entertainment

Residential

Hotel

Destination (To)

Office

0

0

0

0

0

Retail

0

0

0

2

Q

Restaurant
0

0

0

0

0

Cinema/Entertainment

0

0

0

0

0

Residential

0

1

0

0

0

Hotel

0

0

0

0

0

Table 5-A: Computations Summary

All Person-Trips

Internal Capture Percentage

Total

1,369

0%

Entering

767

0%

Exiting

602

0%

External Vehicle-Trips

External Transit-Trips

External Non-Motorized Trips

745

68

27

418

38

15

327

30

12

Table 6-A: Internal Trip Capture Percentages by Land Use

Land Use

Office

Retail

Restaurant

Cinema/Entertainment

Residential

Hotel

Entering Trips

N/A

0%

N/A

N/A
2%

N/A

Exiting Trips

N/A

0%

N/A

N/A

1%

N/A

'Land Use Codes (LUCs) from Trip Generation Manual, published by the Institute of Transportation Engineers.

|2Total estimate for all other land uses at mixed-use development site is not subject to internal trip capture computations in this estimator.

'Enter trips assuming no transit or non-motorized trips (as assumed in ITE Trip Generation Manual).

4Enter vehicle occupancy assumed in Table 1-A vehicle trips. If vehicle occupancy changes for proposed mixed-use project, manual adjustments must be made'

|to Tables 5-A, 9-A (0 and D). Enter transit, non-motorized percentages that vrill result with proposed mixed-use project complete.

|\'ehicle-trips computed using the mode split and vehicle occupancy values provided In Table 2-A.

I Person-Trips
•Indicates computation that has been rounded to the nearest whole number.

Estimation Tool Developed by the Texas A&M Transportation Institute - Version 2013.1



Project Name:

Analysts Period:

Long Reach Village Center

AM Street Peak Hour

Table 7-A: Conversion of Vehicle-Trip Ends to Person-Trip Ends

Land Use

Office

Retail

Restaurant

Cinema/Entertainment

Residential

Hotel

Table 7-A (D): Entering Trips

Veh. Occ.

1.00

1.70

1.00

1.00

1.70

1.00

Vehicle-Trips

0
417

0
0

34
0

Person-Trips*

0
709

0
0
58
0

Table 7-A (O): Exiting Trips

Veh. Occ.

1.00

1.70

1.00

1.00

1.70

1.00

Vehicle-Trips

0
244

0
0

110
0

Person-Trips*

0
415

0
0

187
0

Table 8-A (O): Internal Person-Trip Origln-Destination Matrix (Computed at Origin)

Origin (From)

Office

Retail

Restaurant

Cinema/Entertainment

Residential

Hotel

Destination (To)

Office

120
0
0
4
0

Retail

0

0
0
2
0

Restaurant

0
54

0
37
0

Clnema/Entertainment

0
0
0

0
0

Residential

0
58
0
0

0

Hotel

0

0

0
0
0

Table 8-A (D): Internal Person-Trip Origln-DestlnatIon Matrix (Computed at Destination)

Origin (From)

Office

Retail

Restaurant

Clnema/Entertainment

Residential

Hotel

Destination (To)

Office

0
0
0
0
0

Retail

227

57
0

121
28

Restaurant

0
0

0
0
0

Cinema/Entertainment

0
0
0

0
0

Residential

0
1
3

0

0

Hotel

0
0
0
0
0

Table 9-A (D): Internal and External Trips Summary (Entering Trips)

Destination Land Use

Office

Retail

Restaurant

Cinema/Entertainment

Residential

Hotel

All Other Land Uses3

Person-Trip Estimates

Internal

0
2
0
0
1
0
0

External

0
707

0
0
57
0
0

Total

0
709

0
0

58
0
0

External Trips by Mode*

Vehicles'

0
387

0
0

31
0
0

Transit

0
35
0
0
3
0
0

Non-Motorlzed

0
14
0
0
1
0
0

Table 9-A (O): Internal and External Trips Summary (Exiting Trips)

Origin Land Use

Office

Retail

Restaurant

Clnema/Entertainment

Residential

Hotel

All Other Land Uses3

Person-Trip Estimates

Internal

0
1
0
0
2
0
0

External

0
414

0
0

185
0
0

Total

0
415

0
0

187
0
0

External Trips by Mode*

Vehicles'

0
226

0
0

101
0
0

Transit

0
21
0
0
9
0
0

Non-Motorized2

0

8
0
0
4
0
0

yehicle-trips computed using the mode split and vehicle occupancy values provided in Table 2-A

Person-Trips

Total estimate for all other land uses at mixed-use development site is not subject to internal trip capture computations in this estlmator

'Indicates computation that has been rounded to the nearest whole number.



NCHRP 684 Internal Trip Capture Estimation Tool

Project Name:|

Project Location:]

Scenario Description:!

Analysis Year:|

Analysis Period:!

Long Reach Village Center

PM Street Peak Hour

Organization:

Performed By:

Date:

Checked By:
Date:

Table 1-P: Base Vehlcle-Trlp Generation Estimates (SingIe.Use Site Estimate)

Land Use

Office

Retail

Restaurant

Cinema/Entertainment

Residential

Hotel

All Other Land Uses?

Development Data (For Information Only)

ITE LUCs'

821,822,495

215,221

Quantity

253,481

Units

378

Estimated Vehicle-Trips

Total

0

1.566

0

0

162

0

0

1,728

Entering

753

98

851

Exiting

813

64

877

Table 2-P: Mode Split and Vehicle Occupancy Estimates

Land Use

Office

Retail

Restaurant

Cinema/Entertainment

Residential

Hotel

All Other Land Uses2

Entering Trips

Veh. Occ."

1.70

1.70

% Transit

5%

5%

% Non-Motorized

2%

2%

Exiting Trips

Veh. Occ."

1.70

1.70

% Transit

5%

5%

% Non-Motorized

2%

2%

Table 3.P: Average Land Use Interchange Distances (Feet Walking Distance)

Origin (From)

Office

Retail

Restaurant

Cinema/Entertalnment

Residential

Hotel

Destination fTo)

Office Retail

0

Restaurant dnema/Entertainment Residential

0

Hotel

Table 4-P: Internal Person-Trip Origin-Destination Matrix*

Origin (From)

Office

Retail
Restaurant

CInema/Entertainment

Residential

Hotel

Destination (To)

Office

0

0

0

0

0

Retail
0

0

0

46

0

Restaurant

0

0

0

0

0

Cinema/Entertainment

0

0

0

0

0

Residential

0

77

0

0

0

Hotel
0

0

0

0

0

Table 5-P: Computations Summary

All Person-Trips

Internal Capture Percentage

Total

2,938
8%

Entering

1,447
9%

Exiting

1,491
8%

External Vehide-Trips5

External Transit-Trips

External Non-Motorized Trip^

1,473
135

54

724

67

27

749

6S

27

Table 6-P: Internal Trip Capture Percentages by Land Use

Land Use

Office

Retail

Restaurant

Clnema/Entertalnment

Residential

Hotel

Entering Trips
N/A

4%

N/A

N/A
46%

N/A

Exiting Trips

N/A
6%

N/A
N/A
42%

N/A

Land Use Codes (LUCs) from Trip Generation Manual, published by the Institute of Transportation Engineers.
12Total estimate for all other land uses at mixed-use development site is not subject to internal trip capture computations in this estlmatd

Enter trips assuming no transit or non-motorized trips (as assumed in ITETnp Generation Manual).
fcinei vemcie uccupancy assumea in i aoie l-^ veniae mps. IT venicie occupanuy uianges lor proposea [Tiixeu-use piujeci, manual aujusuniilllB IIIUBI De maoe K

c D n n//^

"Vehicle-trips computed using the mode split and vehicle occupancy values provided in Table 2-P.
'Person-Tnps

indicates computation that has been rounded to the nearest whole number.
Estimation Tool Developed by the Texas A&M Transportation Institute - Version 2013.1



Project Name:

Analysis Period:

Long Reach Village Center

PM Street Peak Hour

Table 7-P: Conversion ofVehlcle-Trlp Ends to Person-Trlp Ends

Land Use

Office

Retail

Restaurant

Cinema/Entertainment

Residential

Hotel

Table 7-P (D): Entering Trips

Veh. Occ.

1.00

1.70

1.00

1.00

1.70

1.00

Vehicie-Trips

0

753
0
0
98

0

Person-Trips*

0
1280

0

0

167
0

Table 7-P (O): Exiting Trips

Veh. Occ.

1.00

1.70

1.00

1.00

1.70

1.00

Vehlcle-Trips

0
813

0

0
64
0

Person-Trips*

0

1382
0
0

109

0

Table 8-P (O): Internal Person-Trlp Orlgln-Destinatlon Matrix (Computed at Origin)

Origin (From)

Office

Retail

Restaurant

Clnema/Entertalnment

Residential

Hotel

Destination (To)

Office

28

0

0
4
0

Retail

0

0

0
46
0

Restaurant

0

401

0

23

0

Cinema/Entertalnment

0
55
0

0

0

Residential

0
359

0

0

0

Hotel

0

69
0
0
3

Table 8-P (D): Internal Person-Trlp Orlgin-Destlnatlon Matrix (Computed at Destination)

Origin (From)

Office

Retail

Restaurant

Cinema/Entertainment

Residential

Hotel

Destination (To)

Office

0
0
0

0

0

Retail

102

640
51
128
26

Restaurant

0

0

0
0
0

Clnema/Entertainment

0

0
0

0

0

Residential

7
77
27
7

0

Hotel

0
0

0

0
0

Table 9-P (D): Internal and External Trips Summary (Entering Trips)

Destination Land Use

Office

Retail

Restaurant

Clnema/Entertainment

Residential

Hotel

All Other Land Uses3

Person-Trip Estimates

Internal

0

46
0

0
77
0

0

External

0
1234

0
0

90

0
0

Total

0

1280

0

0
167
0

0

External Trips by Mode*

Vehicles'

0

675
0

0
49
0

0

Transit

0
62

0
0
5
0

0

Non-Motorized2

0
25
0

0

2
0
0

Table 9-P (O): Internal and External Trips Summary (Exiting Trips)

Origin Land Use

Office

Retail

Restaurant

Clnema/Entertainment

Residential

Hotel

All Other Land Uses3

Person-Trip Estimates

Internal

0
77
0

0
46
0

0

External

0

1305
0
0
63

0

0

Total

0
1382

0

0

109

0
0

External Trips by Mode*

Vehicles'

0
714

0

0

35
0
0

Transit2

0

65
0

0

3
0
0

Non-Motorized2

0

26
0
0
1
0

0

Vehlcle-trlps computed using the mode split and vehicle occupancy values provided in Table 2-P

Person-Trips

Total estimate for all other land uses at mlxed-use development site is not subject to internal trip capture computations in this estlmator

'Indicates computation that has been rounded to the nearest whole number.
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C. Existing Turning Movement Counts



Gorove/Slade Associates - Multimodal Turning Movement Count Report

Analysis Period; STUDY_PER]OD 06:30 AM to 09;30AM

Date of Counts: Thursday, May 15,2025 M to 08:45 AM

Location Howard County, MD Weather; Partly Qoudv System Peak Hour (all vehicles): 07;30AM to OB; 30 AM

User-Deflned Peak Hour: 07:30 AM to 08;30AM

D6;30AM|
06:45 AM
07:00 AM
07:15 AM

0730 AM
07:45 AM

08:00 AM

08:15 AM
08:30 AM

08:45 AM

09 00 AM
09:15 AM

09:30 AM

09:45 AM

1000 AM
10:15 AM
10:30 AM

10:45 AM
11:00 AM

U;15AM

to 06:45 AM
to 07:00 AM

to 07:15 AM

to 07:30 AM

to 07;45AM

to 0800AM
to 08:15 AM

to 08:30 AM

to 08:45 AM

to 09:00 AM
to 09:15 AM
to 09:30 AM

to 09:4SAM

to 10:00 AM

to 10.15 AM

to 10:30 AM

to 10:45 AM

to 11:00 AM

to 11:15 AM

to 11:30 AM

INT. PEAK Hit (All VEH)
07:45 AM to 08:45 AM

0630 AM I
06:45 AM

0700 AM
07:1S AM
07:30 AM

07;4S AM

08:00 AM
08:15 AM
08:30 AM
08:45 AM
09:00 AM

09:15 AM

09:30 AM

09:45 AM
10:00 AM

10:15 AM

1030 AM
.10:45 AM

11:00 AM

11:15 AM

Roadway:

Movement:

to 06:45 AM

to 07:00 AM

to 07:1SAM

to 07:30 AM

to 07:45 AM

to OBflOAM

to 08:15 AM

to 08:30 AM

to 08:45 AM

to 0900 AM

to Q9:1SAM

to 09:30 AM

to 09:45 AM
to 10:00 AM

to 10:15 AM

to 10:30 Ah4

to 10:45 AM

to 11:00 AM

to U:15AM

to 11:30 AM

INT.PEAKHR{AU.VEH)\
07:45 AM to 08:45 AM

Heavy Vehide%(PHV):|
INT. PEAK HK{HV ONLY)

07:45 AM to O&.AS AM
Heavy Vehicle %(PHV):|

06:4S AM

07:00 AM
07:15 AM
07:30 AM
07:45 AM
08:00 AM

08:15 AM
08:30 AM
08:45 AM

09:00 AM
09:15 AM

09:30 AM

09-ISAM

IthOOAM
10:15 AM

10:30 AM
10:45 AM
1100 AM
11:15 AM

to 06:45 AM

to 07:00 AM

to 07:15 AM

to 07:30 AM

to 07:45 AM

to 08:00 AM

to 08:15 AM

to 08:30 AM

to (M;4SAM
to 09:00 AM

to 09:15 AM

to 09:30 AM

U 09:4S*M
to 10:00 AM

to 10:15 AM

to 10:30 AM

to 10:45 AM

to 11:00 AM

to 11:15 AM

to 11:30 AW

lffT.P£AKHR{AUVEH)
07:45 AM to 08:<SAM

1?T. PEAK HR (BIKES)
OSflOAM to 09:00 AM

1. Phelps Luck Drive/ & Tar

niru Right Pedi

39 I 0 I 158
U Left Thru

n/a 0.81 n/a 0.91 0.92

Phelps Luck Drive

7.7K | O.OK | 5.1%

7.7K i 0.0% | 5.1K i 5.6%

Left Thru lUght

oj o j o

T» I ° I

Left Thru Right

U U>h -Riru Right WB

n/a n/a 0.87 0.66 0.91

Left -Him Right

O.OK | 0.0» | 3 5» | <.<»

O.Wt \ 0,0% I 3.SV | 4.4% I 3.6%

left Thru Right

T-n- n

UH Thru Right Peds

nU Left Thru Right NB
n/a n/a n/a n/a n/a

U Left Ttiru Right

0.0% I 0.0% I 0.0% \ 0.0%

O.Cflt I 0.0% j 0.0% I 0.0% I 0.0%

Left Tliru Right

o t o| o

I » I 0 I

Left Thru Right Peds

0 I 11SJ 222 j
left Ttiru Right EB

n/a 0.82 0.90 n/a 0.91

O.tflt | 8.7% j 8.1K j OWt

0 I 10

18 | 0

0.0% I 8.7% i 8.1S j 0.0% [ 8.3X

Left Thru Right

0 ( 1 I 0
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Gorove/Slade Associates - Multimodal Turning Movement Count Report

Project Name: Long Reach Village Center Analysis Period; STUDY_PER)OD 06:30 AM to 09:30 AM

Project ft: 3422-002 Date of Counts; Thursday. May IS,2025

Howard Count/, MD Weather: ParttyCtoudy

Data Source: G<
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Gorove/Slade Associates - Multimodal Turning Movement Count Report

Project Name: Long Reach Village Center
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Gorove/Slade Associates, Inc.
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Date of Counts: Thursday, May 15,2025

Weather: Parth/Cloudy
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Gorove/Slade Associates - Multimodal Turning Movement Count Report

Project Name: Long Reach Village Center Analysts Period! STUDY_P£RIOD 06:30 AM to 09:30 AM

Project tt: 3422.002 Date of Counts; Thursday, May 15,2025

Location Howard County, MD Weather: Partty Cloudy

Data Source: Gorove/Slade Associates, [[
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Gorove/Slade Associates - Multimodal Turning Movement Count Report
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Gorove/Slade Associates - Multimodal Turning Movement Count Report

Project Name : Long Reach Village Cente

Project #: 3422-002

Location Howard C

Data Sourc

Analysis Period; STUDY PERIOD

Date of

Volumes Displayed as: 1. Intersection Peak (vehicle)

'M to 06;15 PM

'/Slade Assodates, \nc

Weather: Partly Qoudy System Peak Hour (all vehicles): 05:00 PM to 06:00 PM

User-Defined Peak Hour: 05.00 PM to 06:00 PM

04:00 PM|
04:15 PM

04:30 PM

04:45 PM
05:00 PM

05:15 PM

05:30 PM
05:45 PM

06:00 PM

06;15PM

06:30 PM
06:45 PM
07AOPM
G7;15PM

07:30 PM

07:45 PM
08:00 PM

08:15 PM

0830PM
aa;45 PM

to 04:15 PM
to 0430 PM
to 04:45 PM

to 05.00 PM

to 06:15 PM

to 05:30 PM

to 05:45 PM

to 06:00 PM

to 06:15 PM
to 06:30 PM
to 06:45 PM

to 07AOPM
to 07;1SPM

to 07:30 PM

to 07:45 I'M

to 08:00 PM

to 08:15 PM

to 08:30 PM

to 08:45 PM

to 09.DOPM

IHT.PEAKHRfALLVEH)
05:15 PM to 06:15 PM

1. Alrybrlnk Lme/forelan Garth & Tamar Drive

teh Thni Right Pedt

16 T 1^6"
Leh -?ru Right SB

n/a 0.67 0.25 0.50 0.58

AIrvbrink Lane

l£ft Thru Right

left Thru Right Pcdi

U Left Thru Right WB

n/a 0.83 0.91 050 0.32

left Thru Right Peds

0 1 35
Left Thru Right N8

n/a 0.97 0.75 0.73 0.80

Northbauftd

Uift Thn> Rieht Pads

U Left Thru Right EB

n/a 0.83 0.94 0.85 053

Ta mar Drive

Left Thru Rta

651
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0.93

0.58
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->
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6
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g
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s
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0
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+
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4-
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^

4.
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I

1-

t
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4.
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0

s

0

4
1
0
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WBL
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Drive

<- t

z
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^

s
d

0.0'i

0.7'i

1.3%

0.0'^
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I

s
0

2. It

0,7%

5
12

IW.PEAKHRfAUVEH)
05:15 PM to 06:15 PM

Heavy VehideK(PHV):l Q.Wt | Q.W | O-OK ] O.CM

INT. PEAK HR (HV OMY)
(MAO PM to 0500 PM

Heavy Vehtde It (PHVt:| O.OS I 83% | 0.0% 110-(»ti 8.7%

0.0% I 1.3% | 0.7% \ 0.0%

0.0% I 1.SK j 3.1% | S.9K ! 3.0tt

QWt | 5.7% ( 0.0% | 0.0%

OJO% I 0.0% I 0.0% j 2.0% | 13%

OJW \ 0.0% j 3.4K | 2.41*

0.(Ht | 8.3% I 2J» | OJW [ 2.3%

left Thru Right Left Thru Rtght .a,,>,,..irai;,....ia..nn«™iu..,g

04;15PM to 04:30 PM

M-.30 PM to (M:45 PM

CM:<SPM to 05.-OOPM

05:00 PM to 05:15 PM

05:15 PM to 05:30 PM

05:30 PM to 05:45 PM

05:45 PM to 06:00 PM

06:00 PM to 06:15 PM

06:15 PM to 06:30 PM

06:30 PM to 06:45 PM

06:45 PM to 07:00 Pl

07:00 PM to 07:15 PM

07:15 PM to 07;i0 PM

07:30 PM to 07:4SFM

07:45 PM to OSflO PM

08:00 PM to 08:15 PM
08:15 PM to 08:30 PM

08:30 PM to 08:45 PM

08:45 PM to 09:00 PM

IHT.PEAKHR(AUVEH)\
05:15 PM to 06:15 PM

IHT. PEAK HR (BIKES) \
06:00 PM to (17:00 PM

DATA COILECTION NOTES :
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Gorove/Slade Associates - Multimodal Turning Movement Count Report

Project«:

Locatic

Data Sourc<

Intersection:

DSrectlon:

«oaAray;|

JWovemenl

04;OOPM|tO 04:15 PM
04:15 PM to 04:30 PM

04:30 PM to 04:45 PM
04:45 PM to 05<OPM

05:00 PM to 05:15 PM
05:15 PM to OS:30PM
05:30 PM to 05:45 PM

05:45 PM to 06:00 W

06fl0 PM to 06:15 PM
06:15 PM to 06:30 PM

06:30 PM to 06:45 PM

to

07:00 PM to 07;15 PM

07:15 PM to 07:30 PM
07:30 PM to 07:45 PM

07:45 PM to 08:00 PM
08:00 PM to 08:15 PM
08:15 PM to 08:30 PM

08:30 PM to 08:45 PM
08:45 PM to WSO PM

IHT. PEAK Hit (Alt VEH)
04:30 PM to 05:30 PM

Peak Hour Overall

Factor (PHF) 0.9B

BooAroy.'l

Movement:

(M;OOPM[lO 04:15PM
04:15 PM to 04:30 PM

04:30 PM to 04:45 PM

(M:45PM to 05:00 PM

OSflOPM to 05:15 PM
05:15 PM to 0530PM
05:30 PM to 05:45 CM

05:45 PM to 06:00 PM

06:00 PM to 06:15 PM
06:15 PM to 06:30 PM

0630 PM to 06:45 PM
06:45 PM to 07.-OOPM

07.-OOPM to 07:15 PM

07:15 PM to 07:30 PM

07:30 PM to 07:45 PM

07:45 PM to 08:00 PM

08:00 PM to 08:15 PM

08:15 PM to 0830 PM
08:30 PM to 08:45 PM

08:45 PM to 09:00 PM

INT. PEAK HR (AU. VEH) \
04:30 PM to 05:30 PM

Heavy Vehitta X (PHV):|
im.peAtmiMvoHtW

04:00 PM to 05:00 PM

Heavy VehtdeK(PHV):|
Dln-aton.-l

Roadway: I

04:00 PMl to 04:XSPM
04:15 PM to 04:30 PM

04:30 PM to 04:45 PM

04:45 PM to 05:00 PM
05:00 PM to 05:15 PM

05:15 PM to 05:30 PM

05-30 PM to 05:45 PM

05:45 PM to 06:00 PM

06:00 PM to 06:15 PM

06:15 PM to 0630 PM

06:30 PM to 06:45 PM

06:45 PM to 07:00 PM

07:00 PM to 07:1SPM

07:15 PM to 07;30PM

07:30 PM to 07:45 PM

07:45 PM to OSflOPM
rnsrneM >o O&ISPM
08:15 PM to 08:30 PM
08:30 PM to 08:45 PM

OS;45PM to 09.-OOPM

tNT.P£AKHR(AUVEH)\
04:30 PM to 05:30 PM

INT. F£AKH ft (BIKES) \
04:45 PM to 05:45 PM

1422-002

toward Counl /,MD

iert Name; Lone Reacti Vlllase Center Analysis Period:

iorove/Slade Associates, Inc.

I. Snow enRlvefPkwy&Tar

Southbound

u

1
1
1
2
1

1
0
1

5
u

0.63

Snowden River Pkwy
Left Thru Right Fed

3
9
7
9
12

4
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25-;

26;
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Right SB
0.93 0.9!
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0

Snow
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2
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I
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8
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i.n
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Left
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I
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0
0
0
0
0
0
0
0
0

0
0

0

0

Pkwy

0
1
0
0
0
0
0
0
0
0
0
0

0

0

Date of Counts;

Weather:

Drive

Thursday, May 15,2025

Partly Cloudy
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0

0

0
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Gorove/Slade Associates - Multimodal Turning Movement Count Report

Project Name: t< iod: STUDY_P£RtOD 10:00 AM to 02:00 PM

Project fl: 3422-002 Date of Counts; Thursday, May 15,202S

Location Howard County, MD Weather; Partly Qoudv

Volumes Displayed as: 2. System Peak (vehicle)

Intersection Peak Hour (all vehicles): 12:15 PM to 01:15 PM

SvstemPeat(Hour(allveh!des}: l2:4SPM^ to 01:-15PM

Data Source: Gorove/Slade Associates, Inc. User-Defined Peak Hour: 11:00 AM to 12;00 PM

10:00 AM

10:15 AM
1030 AM
10:45 AM
11:00 AM
11:15 AM

1130 AM
11:45 AM

12:00 PM

12:15 PM

12;30 PM
12:45 PM
01:00 PM
01:15 PM
01:30 PM

01:45 PM

02™ PM
02:15 PM
0230 PM
02:45 PM

Peak Hour

Fartor(PHF)
Overall

0.92

10:00 AM I
10:15 AM

1030 AM
10:45 AM
11:00 AM
11:15 AM

11:30 AM

11:45 AM
12:00 PM
n;i5pM
12:30 PM

12:45 PM

01:00 PM
01:15 PM

01-30 PM

01:45 PM

02:00 PM
02:15 PM
02:30 PM
02:45 PM

Direction:

Roadway

Movement

to 10:15 AM

to 10:30 AM

to 10:45 AM

to UAOAM
to 11:15 AM

to U:30AM

to 11:45 AM

to 12:00 PM
to 12:15 PM

to 12:30 PM
to 12:45 PM

to 01AOPM
to 01:1SPM

to 01:30 PM

to 01:45 PM

to 02:00 PM

to 02:15 PM

to 02:30 PM

to 02:45 PM

to 03:00 PM

SYSVtM PEAK H» (VEH.) \
12:45 PM to 01:45 PM

Heavy VehideS(PHV):

INT.PEAKHRfHVOHlY)
11:30 AM to 12:30 PM

Heavy VehideK(PHV):|

10:00 AM I
10:15 AM
10:30 AM
10:45 AM
11:00 AM
11:15 AM
1130 AM
11:45 AM
12:00 PM
12:15 PM

12:30 PM
12:45 PM
01AOPM
01:15PM

01:30 PM

01:45 PM

02:00 PM
02:15 PM
02:30 PM
02:45 PM

to 10:15 AM

to 10:30 AM

to 10:45 AM

to 11:00 AM

to 11:15 AM

to 1130 AM

to 11:45 AM

to U:OOPM

to 12:15 PM

to 12:30 PM

to 12:45 PM

to 01:00 PM

to 01:15 PM

to 01:30 PM

to 01:45 PM

to 02^0 PM

to 02:15 PM

to 02:30 PM

to 02:45 PM

to 03:00 PM
SYSTEM PEAK HR (V£H.) \

12:45 PM to 01:45 PM

INT. PEAK HR (BIKES) i
10:00 AM to 11:00 AM

DATA COLLECTION NOTES :
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0 I ° I
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Gorove/Slade Associates - Multimodal Turning Movement Count Report

eject N,

Pro]!

Data So

•rtff;

urce:

fieac

3422-002

How;

Gore

ardC

•/sl

:h Village Center

ount/,MD

a de Associates, Inc.

Analysis Period; STUDY PERIOD 10:00 AM to 02:00 PM 's Displayed as; 2. System Peak (vehicle)

Date of Counts: Thursday, May 15,2025

Weather: Partly Cloudy System Peak Hour (alt vet

User-Defined Peak H(

Intersection.

Direction.

Roadway.
Movement,

10:00 AM| to 10:15 AM
10:15 AM to 10:30 AM

18:30 AM to 10:45 AM
10:45 AM to

11:00 AM t0 11:15 AM

U:1SAM to 1130 AM

11:30 AM to 11:45 AM
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Goroue/Slade Associates - Multimodal Turning Movement Count Report

Project Name: Long Reach Village Center

Project*; 3422.002

Location Howard County, MD

Data Source; Gorove/Slade Associates, If

Analysis Period; STUDY_PER10D 11;OOAM to 04;OOPM

Date of Counts: Thursday, May 15, 2025

Weather; Partly Cloudy

Volumes Displayed as; 1. Intersection Peak (vehicle)

Intersection Peak Hour (all vehicles): 02:30 PM to 03:30 PM
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Gorove/Slade Associates - Multimodal Turning Movement Count Report

ie: Long Reach Village Center Analysis Period: 5TUDY_PERIOD 09:30 AM
Datfi of Counts: Tuesday, September 9.2025

Location Howard County, MD

Source: Gorove/Slade AssacFates, Inc.
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Gorove/Slade Associates - Multimodal Turning Movement Count Report

Project Name : Long Reach Village Center

Project tt; 3422-CB2

Location Howard County, MD

Data Source; Gorow/Slade Associates, Inc.

Analysis Period! STUDY_PERIOD 04:00 PM to 07:00 PM

Date of Counts: Tuesday, SEptember 9,ZQ25

Weather: Partly Cloudv
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Gorove/Slade Associates - Multimodal Turning Movement Count Report

Project Name: Long Reach Village Center

Projects: 3422-002

Analysis Period; STUDy_PERIOD 10:00 AM to 02:00 PM

Date of Counts: Saturday, September 6,2025

Location Howard County, MD

Data Source: Gorove/SIade Assodates, Inc.

Weather: ParttyCloudy

Volumes Displayed as: 1. Intersecthm Peak (vehicle)

ntersection Peak Hour (ati vehicles): Ol.OO PM to 02:00 PM

SystemPeakHour(aHvehtcles): 01:OOPM to 02:OOPM

User-Defined Peak Hour: 11:00 AM to 12:00 PM
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1030 AM to 10:<5AM
10:45 AM to 11:00 AM
11:00 AM to 11:15 AM

11:15 AM to 1130 AM

11:30 AM to 11:45 AM

11:45 AM to 1Z-OOPM

12:00 PM to 12:15 PM
12:15 PM to 12:30 PM

12:30 PM to 12:45 PM

12:45 PM to 01:00 PM

01:00 PM to 01:15 PM

01:15 PM to 01:30 PM
01:30 PM to 01:45 PM
01:45 PM to 02.WPM

02:00 PM to 02:15 PM

02:15 PM to 02:30 PM

02:30 PM to 02:45 PM

02:45 PM to 03:00 PM

IHT. PEAK Hft (ALL VEH)\
Ol.-OOPM to 02.-OOPM

IffT.FEAKHft (BIKES) \
Ol.-OOPM to 02.-OOPM

DATA COLLECTION NOTES;

1. Tratl/Old Dobbin Lane&TamarDrhe

U Left Thru Right SB
n/a n/a n/a n/a n/a

Left Ttiru Right

0.0% I 0.0% t 0.0% I 0.0%

0.0% f 0.0% I 0.0% I 0.0** I 0.0%

left Thru Right

Pl 2 I 3 | 0

0 I 2 I 3 | 0

Left Thru Right Pads

0 I 220 I 283 | 0
Left Thw Rtght WB

n/a 0.77 0.90 n/> 0.88

Left Thru Right

O.Ot I 0.9X | 0.4X | 0.0»

0.0% I 0.5% | 1.2% | 0.0% [ 0.9%

01 3 I 0

01 3 I »

Old Dobbin lane

Left Jhfu Right Peds

0 |l63| 0 I 181

n/»

left Thtu Right
0.93 n/a 0.87 0.93

left Thm Meht

Q.0% | 2.6% | 0.0% [ 0.0%

Old Dobbin Lane

Left Thru Right

o| i[ o| o
1

0| 1| 0| 0

U Left Thru Right Peds

0^ [ 0 [l3t \ US
left Thru

n/a n/a 0.84 0.84 0.86

Left Thru Right

0.0% t 0.0% [ 2.4% f 0.7% I 1.8%

Left Thru Right

0| 0 I 1 I 2

•.n.ir..am.l.l.l.ir.l.lCT..,....-...».,iuua.......»»i:.

l:l™-u<:l.j>,ia:l.m«™?<,.l.fi3

3
3

0.8S

0.0%

s.

s

0

<-

<-

->

O.Ois

0,0^

0.4%

1.4%

s

s

0

s
5i

4. ->

EBU
EBL
EBT

EBR

0
0
1
2

s

g

0

T

Inve

<-

T
->

-I.

0

4.

4'

^

I
5

§
§
1-

+
<-

4.

^
Tami

4.

0

3
s°

d

0
1
2
0

rflme

<-

5;
z
s°

WBR
WBT
WBL
WBU

1-

0

h-

z

s
0

O.OTi

0.4^

0.9%

0.0%

<-

^
->

g
g

1.5%

0.6%

3
4

ujna^in.ws.msissm.mwaiiwtwwim

0

JL
4
3

s

0

^
<-

^

s

-1.

EBU

EBL

EBT

EBR

P EDS

^

->

0
0
1
2
7

3

t-

<-

1-

->

4-

<->

4-

'5
^

•^

t

s

§
-t

<-»

t
<-

-I.

^

3
0
3
0
0

To mar Drive

1

3

<-

ffl

PEGS

WBR
WBT
WBL
WBU

T

h-

z

<-

->

^

g

3
3

T

s
&



Long Reach Village Center - Technical Attachments
October 3, 2025

D. Tamar Drive Complete Streets



DETAIL B:
BICYCLE UNE SYMBOL

A
wn
_oyo

DETAIL C:
1^^^ERSECTtON TYPICAL

T^B

\ ^ ^-"-i&nm!

[w Y-O Jf.-® TS- 5''8^s: ^®_
<i>-->- -f-®

^ '""sscsjiiec^rmr

~~®=r

'"T1
^

FnOM OUIS3E E

3 SKtii BE®'*B,-3 AT !?PC?.T OF EO; SfflECT OCT RU3JS.

DETAIL D;
BIKE LANE TRANSmON RWP.HPJCAL

Kfs£.S& SCCi'nU; (H

RS^ac^?^
.10 KE33 U:1.

J x\f^

DETAIL E:
BICYCLE LWi BUFFER

DETAIL F:
RAMP PERPENDJCULAR TO CURB

HOTE&
UL PAWS S-IAU H^VE A WtKSftG ttVnjRE D~[B;3?>'Q "ttC
FUU- ?TH OF fW^3.S£E DCT^- R~tJ37.
GRASS, AREA A3JACEMT TO SOEWMK WjST ? SLOPED TO

3 SCEWAtK l£SS WW 5-0' R;OL(R:S iffW.'U- TH:W34 nff

Ef3ffWf>S PROCESS. SEE \ICUjy£ B,
Tt£ V.D1H Of ne R'.W &-WLL I.OT BE LEES THAM Th£
WOTH OF Tb£ A3.'AC£'1T SEe'A'U.K, SftWEO US£ PAm WDCFt
SEPAFtATED BKE/;AV.

DETAIL G:
PEDESTRIAN REFUGE RAMP

SEE DETML R-3.CH FOR 7- CWSl'WKSI ORB /tlS> GUTTER
SEE DETML R-407 FCT DETECT?L£ WAW;<3 SJCTACE.
SEE DFTM. MU3 FOR CONCfiETE &*^£F1 C'JFS
SEE DETAIL T-7.03 FOB PEDESTK^H CR05W.AL.K DETA&.
CLEAR PASSAGE BEn^Eii ThE I^EWM tSLA'.O Atffi THE OLTT

;JU,
THE USDtUl S.Hi-iL t)

DETAIL H;
B!CYCLE CRQSSfNG PA\CMENT, MARKING

JMT
CAPITAL PROJECT NO. COMPtETE STREETS

^W? DRWE FROM MD 175
TO SNOWDEN RiVER PARKWAY

EIKTW DESTR1:T 2 wiu® COWTY. uutrmo





Ill

i|B
Sl'lt

18
II -,^

II
|§ SS3

»8 iE

"ff T-
§8
5:

SI 3 3

illi\s?

mi

m

lliiliijliil
1111
;1?1^1

milin ii
ii
1>P

s-

0

^T

.!•

5-

===1

dr

s-

^

d"

1-

5-

Hy

MATCH LINE - SEE SHEET 4



SOISW

M

r

iV Ti-PtC/ L SECTION

(I TTT a

,••1.'.

T
\

T7E."

d wTH

'^L

^

CAPITAL PROJECT NO.

mua

COMPt£TE STREETS
TAMAR OWE FROM MD 175

TO SNOWDEN RIVER PARKWAY

ELECTDN QtSTKCT ; HOIWO COWTY, UUtTI.AU)





I

Pg
§s!
s^5

II I!
I p

;E

,-L-;L"B H R ^
I! II I II ill SiSliil5; (8

^8 S5 as al
"8 It t "'

un

'1

lilllll

I'r'i

IllIll
IIIs

lillliisi
|S>|<|

ilJIIIi
un

E~

s^

Sr

,1-

).

ta'

t
>

s~

J

).

fr

±-

MATCH LINE - SEE SHEET 5



Long Reach Village Center - Technical Attachments
October 3, 2025

E. Signal Warrant Analysis



Tamar Drive and Foreland Garth
TRAFFIC SIGNAL VOLUME WARRANT ANALYSIS

INTERSECTION NAME: and Foreland Garth COUNT DATE- 1W190G

INTERSECTION CONDITION:

MAJOR STREET:
MINOR STREET;

TamarDnve

Foreland Garth

#OF APPROACH LANES:
#OF APPROACH LANES:

8i

THRESHOLD VALUES
03:00 AM
07:00 AM
08:00 AM
09:00 AM
1G;OOAM
11;DOAM
12: DO PM
01; DO PM
02: DO PM
03:00 PM
04:00 PM
05:00 PM
06; 00 PM
07:00 PM

ISOLATED COMMUNIPi' WITH POPULATION LESS THAN 10,000 OR N1;
FH PERCENTILE SPEED GREATER THAN 40 MPH ON MAJOR STREET (V OR N):

MAJOR ST
BOTH

APPROACHES*!

80
905

1.007

907
877
QA2

1,153

1,029

1,177

1,303

1,511

1,738

1,532

338

14,493

HIGHEST HOUR
MINOR ST
HIGHEST

APPROACH

^
115
220
256
273
308
375
'159

407
390
443
'133

509
475
393

5,061

WARRANT 1.CQ[

MAJOR
STREET

500

Y
Y
Y
Y
Y
Y
Y
Y
Y
Y
Y
Y

MINOR
STREET

150

Y
Y
Y
Y
Y
Y
Y
Y
Y
Y
Y
Y
Y

IrtionA

BOTH
MET

Y
Y
Y
Y
Y
Y
Y
Y
Y
Y
Y
Y

12

8 HOURS NEEDED
SATISFIED

N
N

WARRANT 1, Condition B

MAJOR
STREET

750

Y
Y
Y
Y
Y
Y
Y
Y
Y
Y

MINOR
STREET

75
Y

Y
Y
y
Y
Y
Y
Y
Y
v
Y
y

BOTH
MET

Y
Y
Y
Y
Y
Y
Y
Y
Y
Y

12

8 HOURS NEEDED
SATISFIED

WARRANT 1, CombinaBon Warrant

CONDITION A

MAJOR
STREET

400

Y
Y
v
Y
y
Y
Y
Y

MINOR
STREET

120

Y
Y
Y
Y
Y
Y
Y
Y
Y

BOTH
MET

Y

Y
Y
Y
Y
Y
Y
Y
Y

12

CONDITION B
MAJOR

STREET
600

Y

Y
Y
Y
Y
Y
Y
Y
Y

MINOR
STREET

60
Y

Y

Y
Y
Y
Y
Y
Y
Y
Y
Y

BOTH
MET

Y

Y
Y
Y
Y
Y
Y
Y
Y
Y
Y
Y

12

8 HOURS OF BOTH COND, A AND COND, B NEEDED
SATISFIED

:ourHourWarran
WARRANT 2

Y
Y
Y
Y
Y
Y
Y
Y
Y
Y
Y
Y
Y

13

4HRSNEEDED
SATISFIED

'eakHourWarran
WARRANTS

Y
Y
Y
Y
Y
Y
Y
Y
Y
Y
Y

11

1 HR NEEDED
SATISFIED

WARRANT 1 - Eight-Hour Vehicular Volume Warrant
Condition A : Minimum Vehicular Volume
Condition B : Inlemjption of Continuous Traffic
Combination : Combination of Condition A and Condition B

WARRANT 2-Four-HourVehicufar Volume Warrant
WARRANT 3 - Peak Hour Warrant
P;\3422-002 Long Reach Village CenterV\nalysis\[Slgnal Warrant Tool.)dsm]S»gna[ Warrant 10/3/202511:40



:our-Hour Vehicular Volume
Input

Time
2:00-1:00

:00-3;00

;00-5:00

:00-6:00
:00-7:00

:00-8:00
:DO-9.-00

0:00-11:00
1:00-12:00
2:00-1:00
:00-2:00

;00.3:00
:00.4:00
:00- 5:00
;00 - 6:00
;00 - 7;00
-,00-S^O

:00.9.-00

; 00-10:00
0:00-11:00

Major Street
Volume

80
905
1007

877
942
1153

1:

1303
1511
1738
1532
338

Minor Street
Volume

115
220
156

308
375
458

443
438
509
476
393

Four-Hour Vehicutar Volume

x
01

200]

400|
500]
600]
700}
800|

1000|
1092]
1118]

1340]
1400]
1500]
1600]
17001
1800]
1900]
45001

Y
S79.232;

689.968S

526.729-!

454.869;
389.51'

330.667]

278.325;

193.160;
162.7233
155J

651.506;

511.44CM

390.592E

337.37E
288.963E
245.355E
206.5521

143.359^

120.7445

115

651.506;

511.440^

3&0.592C

337.37(

28B.963(
245.355f
206.552;

143.3591
120.744S
115.0903

}.3B53
85.2295E

8C
8C
80
so
M
80
80
80

5S0.227

420.149S

309.7737
261.9739
219.0994
181.1S04
148.1267

96.8556

80
80
80
80
80
80
80
80
80
80
80
80

Figure 4C-1. Warrant 2, Four-Hour Vehicular Volume

E:
KI
^5̂ r:

.Major-2.Mino.--2

.MaJor.l,MtnOf-2

•M»}Ct-2,r.ttno(-l

.Major-l.F.tinor.l

HourtyVotumtt^̂s
SOO 1000 1500 2000 2500 3000 3500 4000 4SOO 5000

Major Street - Total of both approaches- vehicles per hour (VPH)

Standard; The need for a traffic control stgnat shall be considered tf an cnetneerlng study Hnds thatjor each of sny 4 hours of an average day, the plotted potiits fepresentlng the vchtctes per hour on the major street (total of both approaches) and
vehtdes per hour on the hlgher-volume mlnor-street approach (one direction only) all fall above the applicable cun/e tn Figure 4C-1 for the eristing combtnatl&n of approach lanes. On the minor street, the higher volume shall not be re
during each of these 4 hours.



Peak Hour
Input

Time
2;DO-1;00
;00 - 2:00
;00.3:00
:00-4:00
:00-5:00
;00. 6:00
:00-7:00
:00 - 8;00
;00-9:00
:00-10;00

0:00 -11;00 I
1;00.12;00|
2:00.1:00

;00. 2:00
;00. 3:00
:00-4:00
:00-5:00
;00-6:00
:00 -7^00
:00-8:00
:00-9:00
:00-10:00

0:00-11:00
0:00-11:00

1:00-12 ;00

Major Street
Volume

8C
905

100-;
90-;

877
942
153
]2S
177
i03

?1]
73E
i33

33E

Minor Street
Volume

115
220
256

273
308

375
458
407
390
443
438
509
476
393

0
100
200
300

500
600

700
8DO
900

1100
1200
1300

1461

IS 16
1600

1672
1700
1759
l&OO
1900
5000

1060.541

973,6036
890,7867

812.0898

667,0559
600.7189
538.502

480.4051

330.83^

289.2173
25L7203

200,0065
184.7876
1G3.9494

150
150
150
150
150
150

837.5E 12 i7.5942
767.1194 767.1194

700.085 roo.oas
636.4911 636,4911

519.6248 519,6248

46G.3S25 56.3525

416,5206 416.5206
370.1292 370J292

218.9685
189.7796

id
iO
>0
iO
iO
iO
iO
iO
:0

18.9685
39.7736

iO.0141
18.4733
;2.S55S
tl.4016

37,4289

100
100
100
100

745,652
672.3336

B03.3559
538.7187

422.4662
370.8503

323.576
280.6419
242.0483

r7.883

152.3112

131.08

106,0177

100
100
100
100
100
100
100
100

i
i
I
a.
(0

E
3

•s

I
I

?
£

b
c

s

Figure 4C-3. Warrant 3, Peak Hour

:E:

100

o

ss:'W~
^l77^
^^:5S:

:s\s:
._v^~

500 1000 1500 2000 3500 3000 3500 4000 4SOO 5000

Major Street - Total of both approaches- vehicles per hour (VPH)

—Majof-2, Mfnor-1

^— Major- l.r.Onor-Z

•-M*Jor-2,Minor.l

—Malor-l, Minor-1

HourtvVnlumcs

Standard: The plotted point representing the uehtcles per hour on the major street (total of both approaches) and the corresponding vehicles per hour on the htgher-volum
minute periods) of an average day falls above the applicable curve In Figure 4C-3 for the existing combination of approach lanes.

mlnoc-street approach (one direction only] for I hour (any four consecutive 15.
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F.CLV Worksheet



Project: Long Reach Village
Intersection: 1. Phelps Luck Drive and Tamar Drive

Scenario: Existing Conditions
Jurisdication: Howard County

AM Peak Hour CLV
Phelps Luck Drive

&
Q.

s\

0
o 3^

<! ^ 1. WBApp:434

(=1 561 I- 30

s
6 1M -r

E 212 ->
t-

"8 <- 404 §

E
J— p)

- ^ 252 l^>

EBApp;326

Total Intersection; 957 veh/hr
l<otes; ' DefactD ngnt-turn lane tast, rt applicable

PM Peak Hour CLV
Phelps Luck Drive

r-

a:
<

<='710

D
s

«! ^ 4 WBApp:552

^-62

§
0 224 _t 448
i -• - - <_ 490 ^

I" 359 -> _- i"

415 cS

EBApp;583

Total Intersection: 1,411 veh/hr
Motes: * Defacto rieht-turn tsne test, ifspp<tcabte

SAT Peak Hour CLV
Phelps Luck Drive

Q.

<
D3

D

<! ^ 1, WBApp;446

C=l 534 t_ 48

Ill _r 222 ^_ 398 S
Q

326 -> r-- II

EBApp;437

Total Interset:tion: 1,078

385^

eh/hr
Notes: * Defarto right-tum tane test. If apptlcabte

I
a

3

3

3

£
i

3

a

3

3

3
3
3

3
3
n

a

a

3
0
a

c
c

s

c
c

c
c

L
c
z

c
c

i
c

I
T:
c

£
t;

T:
c

c

t
a

T:
c.

c
£

t
2

r
I:

c

a.

1 IJL<1

T+TL

T+TR

R'

L

R

Q-
3£ p
u

T+TL

T+TR

R*

L

R

a.

1 I3 6

T+TL

T+TR

R*

L

R

<u 3
c: p
3 6

440

434

30

40

157

a.
3

E
3 S

S07

552

62

56

220

Q.
<u 3

3 is

548

446

48

59

136

E
3

§

<u

E
3

s_

E
3

^

s

J_

0

0

a.

J_

0

0

a.

s
0

0

0

LL

3

0,55

0,55

1.00

1.00

1.00

3

0.55

0.55

1.00

1.00

1.00

3

0.55

0.55

1.00

1.00

1.00

3,

0

242

0

0

239

30

0

0

0

40

0

157

E
3w
0

444

0

0

304

62

0

0

0

56

0

220

s,

0

301

0

0

245

48

0

0

0

59

0

136

s

g:
0

^

?

s
a
a.

0

^

u.

a. .2

b §S\

g o
0

S 3

8 s

a0 0
Ci

Summai

Group

0

242 «

0

114

353 «

144

40 «

40

40

40

0

157 «

CLV 510

S ^1
3b S II

S 0
a

s a

s

s

D.

s

g. 0
0

\

/

Summary

Group ^

0

444 «

0

224

528 «

286

56 «

56

56

56

0

220 «

CLV 748

LL

3 4 II
!= SS\

0
p od

s

s s

§ s

§ 0
0

Summat

Group |

a

301 «

0

Ill

356 «

159

59 «

59

59

59

0

136 «

CLV 492

i

;

GOROVESLADE
Transportation Planners and Engineers

<^ Two-Way i=>

Left PCE

3

^ .1 1 TL

II 1 T
0
D |S - -

No Right Overlap

Right Turns

RTLUF

Adjusted Rights

Adjacent Lefts

Adj. LT LUF

Adjusted Adj. Lefts

Right Turn Overlap

>E
eers

Southbound
Q.

P helps Luck Drive

0;%1 ~~ ~ 1%

^ R - - - L/U t

STOP

Intersection 1

Stop Control

N/S Stop

No Approach

ft I

?1
0|

ai

N

TR

T

Right Overlap

1

1
.1
Q

I"

No Left PCE

<=" Two-Wav <=>

(ightTurn Overlap Adjustments

Eastbound

s s s
< 0.

n/a

c c c

0.00

30 0

DO 0

Westbound

S 5 &
< 0-

S S 9

•£ •&

1.00

000



Project: Long Keach Village
Intersection: Cloudleap Court and Tamar Drive

Scenario: Existing Conditions
Jurisdication: Howard County

AM Peak

a.

<! ^

<n 362

.£
s - -r

E 341 ->

30

EBApp:371

Total Intersection:

Hour CLV

^\

I, WBApp:342

-t— -

<_ 310 ;

-32 I

389 ]=>

813 veh/hr
•iotes: • DeFarto right-turn fane test, ifapplkable

PM Peak

s\
s (I 4.

<=1 663

Q ~ —T'

p 368 ->

58 -t

EBApp:42S

Total Intersection:

Hour CLV

^\

1. WB App:630

Jfc- -

^-573 \

^_ 57

407 I=>

1,185 veh/hr

jotes: • Defactoright-tum lane test, ifappltable

SAT Peak

Q.

^1 (I ^

<=l471

_f'

Q
375 ->

62 -t

EB App:437

Total Intersection:tion:
'otes: * Defacto right-tum lane test,

HourCLV

1^1

!» WBApp:426

t_ -

^.391 .|

-35 I

423 ^

991 veh/hr/hr
ast, if applicable

0.

I I
3 S_

T+TR

R*

L

T+T

L

R

a.

11
T+TR

R'

L

T+T

L

R

Q.

I I3 6

T+TR

R'

L

T+T

L

R

<u
c
3 is

371

30

32

310

52

48

a.
<y 3
c P
3 a

426

58

57

573

90

39

a.

S u

437

62

35

391

80

48

<u
E
zs
•5

>

•o

>

E
-3

>

a.
£.

!_

0

0

Q.
4°

!_

0

0

Q.

j0

0

0

u.
=1

0.5;

l.OC

l.OC

0.55

1.<M

1.00

3

0.55

1.00

1.00

0.55

1.00

1.00

u-
3

0.55

1.00

1.00

0.55

1.00

1.00

s_
0

204

30

32

171

0

52

0

48

0

0

0

i
VI

0

234

58

57

315

0

90

0

39

0

0

0

E
3
trt

0

240

62

35

215

0

80

0

48

0
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Project: Long Keach Village
Intersection: Future Site Access and Tamar Drive

Scenario: Existing Conditions
Jurisdication: Howard County

GOROVESLADE
Transportation Planners and Engineers
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Project: Long Reach Village
Intersection: 4. Airybrink Lane/Forelan Garth and Tamar Drive

Scenario: Existing Conditions
Jurisdication: Howard County
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Project: Long Keach village
Intersection: 5. Old Dobbin Lane anad Tamar Drive

Scenario: Existing Conditions
Jurisdjcation: Howard County
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Project: Long Reach Village
Intersection: 6. Snowden River Parkway and Tamar Drive

Scenario: Existing Conditions
Jurisdicat.ipn: Howard County
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Project: Long Keach Village
Intersection: 1. Phelps Luck Drive and Tamar Drive

Scenario: Background Conditions
Jurisdication: Howard County
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Project: Long Reach Village
Intersection: Cloudleap Court and Tamar Drive

Scenario: Background Conditions
Jurisdication: Howard Countv
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Project: Long Reach Village
Intersection: Future Site Access and Tamar Driv.

Scenario: Background Conditions
Jurisdication: Howard Countv
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Project: Long Keacn village
Intersection: 4. Airybrink Lane/Forelan Garth and Tamar Drive

Scenario: Background Conditions
Jurisdication: Howard County
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Project: Long Reach Village
Intersection: 5. Old Dobbin Lane anad Tamar Drive

Scenario: Background Conditions
Jurisdicatlon: Howard County
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Project: Long Reach Village
Intersection: 6. Snowden River Parkway and Tamar Drive

Scenario: Background Conditions
Jurisdication: Howard Countv
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h'roject: Long Keach Village
Intersection: 1. Phelps Luck Drive and Tamar Drive

Scenario: Total Future Conditions
Jurisdication: Howard County
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Project: Long Reach Village
Intersection: Cloudieap Court and Tamar Drive

Scenario: Total Future Conditions
Jurisdication: Howard County
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hToject: Long Keacn Village
Intersection: Future Site Access and Tamar Drivi

Scenario: Total Future Conditions
Jurisdication; Howard County

AM Peak Hour CLV
Sierra Wood's

Access

Q.
a.<
cd

0

<) 4. I, WB App:489

<=] 489 <_ -

fi --f

E 502 ->
I-

74

EB App;576

<-489 Q

E

560 [=>

Total Intersection: 1,123 veh/hr
jotes: * DeFacto rfght.tum tane test, ifappticabte

PM Peak Hour CLV
Sierra Wood's

Access

s\
_S_

fi

«! ^ 1, WB App;898

<*=1 898 't— -

s s
a - ^ fs a
i - <-ass i

561 -> _- P

126 —t 681 c^>

EBApp;6B7

Total Intersection: 1,705 veh/hr
^otes: * Defacto right-turn lane test, tf app<"»cable

SAT Peak Hour CLV
Sierra Wood's

Access

g-
<

fi

<) 4. 4 WBApp:6S4

<=] 654 t- -

I - _t <_ 654 | |
Q

570-> ^. g|

679 ^>

EBApp;689

Total Intersection::tlon: 1,453 eh/hr
Notes; * Defarto rigtit-tum lane test, tf applicable

I

11

3

3 I

51
3

3
3

LJ

3'

3
1

3

3

3
3
3

3

a.

p
i5

L

TR

R"

TR

n*

R

LTR

R*

» ? I i
s! s 3 a 3

1.00

576 1.00

74 1.00

4S9 1,00

0 1.00

58 1.00

1.00

0 1.00

E
t/1

0

576

74

0

489

0

0

0

58

0

0

0

.e
a
d.
D.
0

s ll
^11

t; SS\

0
q o
0

g 0

S 0

0° 0
0

;
a.

i

a-

3 a

L

TR

R'

TR

R*

R

LTR

R*

s-

£ 3 I S ":
3 S g S 3

1,00

687 1.00

126 1.00

898 1,00

0 1.00

120 1.00

1.00

a 1,00

E
3

0

687

126

0

898

0

0

0

120

0

0

0

s
a
d.
a.
0

Summary

Sroup | ;

0

576 « ,

74

0

489 «

0

0

0

58 « .,

0 «

0

0

CLV 634 ,

S II
a- .2]

b §S\

S. 0
0

8 o
,-<

8 o
•^

0

0
D
c
C|
z.

0

0
a

Q-

I °
i5

L

TR

R*

TR

R*

R

LTR

R*

„ ?E I
5 ^ § S 3

1.00

689 1.00

119 1.00

654 1.00

0 1,00

109 1.00

1.00

0 1,00

3,^

0

689

119

0

654

0

0

0

109

0

0

0

9.
Q

S 0
0

lumm;

Sroup | :

0

687 «

126

0

898 <( <

0

0

0

120 « .

0 «

0

0

CLV 1,018

LL

jllt
00 0
0

S 0

q a

g 0
a

Summai

Group I

0

689 « -

119

0

554 «

0

0

0

109 «

0 «

0

0

CLV 798

GOROVESLADE
Transportation Planners and Engineers

Southbound y
0-

Sierra Wood's Access
?
I - 1 - I
u> I-

I - LTR - °

0 Two-Way =? STOP No Right Overlap

1 L ! Intersection 3 I TR 1 S "g
3 cj
3 -a -

a
-• 1- _

i i" 1 TR

Stop Control

N/S Stop

Q 3
o

I -S
k- W

<u

No Right Ouerlap STOP <3 Two-Way =?

, - - - - R

I - - - - 1 I

Future Site Access ^
"t

& Northbound i

Right Turn Overlap Adjustments

Right Turns

RTLUF

Adjusted Rights

Adjacent Lefts

Adj.LTLUF

Adjusted Adj. Lefts

tight Turn Overlap

Eastbound

5 s 5

n/a

& 'S ~?

0.00

=10 0

Westbound

5 s s

n/a

1.00

ooo

0 0

Northbound

s s <

0/a

0.00

000

0

Southbound

S 5 S

n/a

1.00

0 00

0 0

Howard County Standards

Lane Use Factors

( Th & R L

L 1.00 1.00

1 0.55 0,60

1 0.40 0.00

1 0.30 0,00

i 0.00 0.00

o CLV Range

A 0 to 1,000

B 1,001 to 1,150

C 1,151 to 1,300

D 1,301 to 1,450

E 1,451 to 1,600

F 1,601 to 9,999



Project: Long Reach Village
Intersection: 4. Airybrink Lane/Fon

Scenario: Total Future Conditioi
Jurisdication: Howard County
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Project: Long Reach Village
Intersection: 5. Old Dobbin Lane anad Tamar Drive

Scenario: Total Future Conditions
Jurisdication: Howard County
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project: Long Keach village

Intersection: 6. Snowden River Parkway and Tamar Drive
Scenario; Total Future Conditions

Jurisdication: Howard County
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G. Multimodal Transportation Studies Checklist
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MULTEMODAL TRANSPORTATION STUDIES

This form and the resources embedded herein are intended to aid applicants in completing the Multimodal Transportation Study.

I. BACKGROUND
The Howard County Design Manual was updated in February 2022 to incorporate the Howard County Complete Streets Policy. A Multimodal

Transportation Study (MTS) is to be completed by the applicant as detailed in the Howard County Design Manual Volume III, Chapter 5 page
5-10 which states: "For development projects in proximity of a county school, county park, county library, or other specified location, a

multimodal transportation study will be submitted to DPZ along with the first submission of the Sketch, Preliminary Equivalent Sketch, or Site
Development Plan."

Note: The applicant may also be required to complete a level of service study for motor vehicle traffic, a safety evaluation, a parking/ 'access

study, and/or a noise study at the discretion of the Department of Public Works in consultation with the Office of Transportation. In addition, all

qualifying development projects are required to conduct an Adequate Road Facilities Test Evaluation as outlined 111 Chapter 4. Those

requirements are not fulfilled by the completion of this form.

II. STEPS
Y/N

A. Does your project generate more than 5 peak hour trips?

If no, this form is complete. Please sign page 2 to certify that your project is exempt from submitting a MTS.

B. Is your project located within the below distances to any of the destinations listed in Table I?

Please use this interactive map to identify if any of the below destinations are within a designated radius of the proposed

development, and select yes or no for each destination.

If none, this form is complete. Please sign page 2 to certify that your project is exempt from submitting a MTS.

Table 1: Destinations and distances requiring multimodal transportation studies

Destination
Howard County Public School (Elementary or Middle School)
Howard County Public School (High School)
Howard County Public Library
Howard County Park

Transit Oriented Development

US Route 40 from the Patapsco River to the interchange with Interstate 70

Main Street in Ellicott City from the Patapsco River to Rogers Avenue
Main Street in Elkridge from US Route 1 to Washington Boulevard

Distance

1 mile
1.5 miles

0.5 miles

0.5 miles

0.5 miles

0.5 miles

0.5 miles

0.5 miles

If you selected yes for any of the above destinations, please list them below:

Your proposed project is located within 1 mile of following Elementary and/or Middle Schools:
1. Jeffers Hill Elem
2. Waterloo Elem
3. Phelps Luck Elem
Your proposed project is located within 1.5 miles of following High Schools:
1. Howard High School
2. Oakland Mills High
3. Long Reach High
Your project development is located within 0.5 miles of a park
1. Long Reach Garden Plots
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C. For each of the destinations within the specified distance of your development, provide a map showing a pedestrian and

bicycle connection between the development and the destination. Note: Developers are just required to show these connections,

not build them.

• The pedestrian connection identified must be suitable for an elementary school aged child, e.g. sidewalks or a 10' wide

shared use path with designated street crossings. The map should clearly note whether each segment of the pedestrian

facility is existing or proposed.

• The bicycle connection must be Bicycle Level of Traffic Stress 1 (LTS1). LTS guidance is provided on pages 5-11 and
5-12 of Volume III of the Design Manual. The map should clearly note and whether each segment of the bicycle facility
is exiting or proposed. The bicycle connection may take advantage of existing LTS1 streets or separated bicycle

routes (shared use paths), which should be designated as "existing." Connections along any existing LTS2-4 streets or

through undeveloped land used should be designated as "proposed." The bicycle connection should have no gaps

in LTS1 connectivity between the development and destination. This interactive map shows the existing LTS for

every street in Maryland and existing Separated Bicycle Routes.

• Note that a continuous 10' wide shared use path fulfills both pedestrian and bicycle connectivity requirements.

• An example of a Multimodal Transportation Study is provided on the Office of Transportation website.

• For questions on Multimodal Transportation Studies, contact the Howard County Office of Transportation,

transportation@howardcountymd.gov, 410-313-4312

UeffusHUlBunentafy School
2, Wat&rioo Etementafy School
3. PhdfuUich Bemwtary Schoof
4.H<wariHlfili School
5. OtUand Mill High School
6. UutSRudiHl^ School
7.LoneRudiGanlwPlott

;k Her<|

^%
MuttimodalTraniportfltion Study

^^|projedSHe —Rout*

r9^ Outinrinnt VJ
HTS

:-"°»^..

LL3

^te pag

'A.

'Oi iVS-^ •'--:.-' .^D

^s)

I answered no to question A or B, and as result, am not rpnuirprl tn snhrnit a Multimodal Transportation Study.

Katie Wagner

Name Signature

I't<^<-
10/3/2025

Date

I answered yes to question A and B and have attached the map(s) showing the pedestrian and bicycle connection(s) between the proposed

development and nearby destinations to this form.

Name Signature Date

Check the Help and Resources instructions accessible from the ProjectDox login screen for the appropriate locations to upload all

documentation including this form. Once you have completed your uploads, remember to complete your ProjectDox task.

Save Form

REV 6/2022
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TECHNICAL MEMORANDUM

To: Brian Kim

From: Anila Moorthy, EIT

Maribel Donahue

Katie Wagner, PE, PTOE

Date: October 17, 2025

Subject: Long Reach Village Center Circulation Study

Columbia Community Concepts, LLC

Introduction

This memorandum summarizes the proposed circulation plan for the redevelopment of the Long Reach Village Center (LRVC)

in Howard County, Maryland. The Circulation Study provides a preliminary framework for the internal street network, vehicular

circulation, pedestrian circulation, and parking strategy to support the LRVC redevelopment. As this represents a preliminary

submission, additional in-depth analysis will be conducted and refined as part of subsequent site plan submissions.

The redevelopment program proposes to replace the existing shopping plaza with a mixed-use community including

approximately 255 multifamily units, 200 senior multifamily units, 50 townhomes, and 258,330 square feet of commercial space.

Construction is expected to be implemented in five (5) phases. At full build-out, the project is anticipated to provide approximately

781 garage parking spaces, 90 surface lot spaces, and 72 on-street parking spaces.

The project site is located at 8775 Cloudleap Court in Howard County, Maryland. The site is bounded by Cloudleap Court and

Tamar Drive to the north, Foreland Garth to the east, Longwood Apartments to the south, and Timber Apartments and Route

175 to the west. This location places the LRVC within a well-established suburban setting, framed by residential neighborhoods,

community-serving uses, and regional transportation infrastructure.

Surrounding land uses include a mix of multifamily residential, single-family residential, educational, and recreational facilities.

Long Reach High School and associated recreational fields are located to the southeast of the site, while adjacent apartment

communities such as Longwood and Timber provide higher-density residential uses directly to the south and west. The Elkhorn

Branch Trail and open space areas are situated nearby, offering community access to recreational amenities and connections

to the broader Columbia pathway system.

The circulation plans outlined in this study, including the design of internal street segments, are guided by the following goals:

• Establish Connectivity: Create a cohesive network of pedestrian and bicycle pathways that formally link the LRVC

with adjacent properties and the existing CA pathway system. This includes providing new pedestrian connections with

crosswalks.

* Enhance Accessibility and Comfort; Ensure that multimodal routes within the LRVC are visibly identifiable, physically

accessible, and accommodate all users. Pathways will be designed with appropriately scaled lighting and enhanced

with landscaping to promote safety, comfort, and a welcoming environment.

• Facilitate Efficient Access for Daily Users and Visitors: Design clearly defined and direct routes to parking, loading,

and pick-up/drop-off areas to minimize internal congestion and enhance overall circulation.

^z
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Long Reach Village Center Circulation Study
October 17, 2025

Non-Motorized Circulation

Existing Pedestrian and Bicycle Facilities

The project site is served by existing sidewalks along Tamar Drive, Cloudleap Court, and Foreland Garth, which provide

pedestrian connections to Long Reach High School as well as surrounding residential neighborhoods. However, gaps in sidewalk

infrastructure exist surrounding the existing Village Center, limiting overall pedestrian connectivity. Internal to the site, sidewalks

are provided along the building frontages. Due to the existing land uses, building configuration, and extensive pavement

coverage, sidewalk connectivity within the site is currently limited. This lack of continuous pedestrian infrastructure constrains

safe and efficient circulation, reduces accessibility between key destinations, and weakens overall integration with the broader

pedestrian network.

Bicycle facilities in the vicinity include both separated and shared lanes along southbound and northbound Old Dobbin Lane.

These lanes, however, terminate abruptly between Dobbin Lane and Tamar Drive, and no dedicated bicycle infrastructure is

present within the project site.

The project is located adjacent to the Elkhorn Branch Trail, a 1.9-mile loop trail traversing the Elkhorn Branch wetlands in central

Columbia. The trail can be accessed via a trailhead on Tamar Drive, just north of Cloudleap Court. At present, there is no direct

connection between the trail and the existing Village Center.

The Tamar Drive Complete Streets Project will include 6' dedicated bicycle lanes along both directions on Tamar Drive.

Additional improvements include pedestrian facilities improvements including high visibility crosswalks.

Future Pedestrian and Bicycle Circulation

As part of the proposed circulation plan, new sidewalks, pathways, trail access, and bike lanes will be introduced to enhance

the existing non-motorized network. These improvements will provide safe and convenient pedestrian and bicycle access both

within the site and to the surrounding community.

Figure 1 illustrates the proposed pedestrian and bicycle facilities and circulation within the project site.

Pathways

The proposed redevelopment will establish a new non-motorized pathway along the single-family residential frontage, providing

pedestrian and bicycle connectivity between Cloudleap Court and the remainder of the development. No additional vehicular

connections are proposed between Cloudleap Court and the rest of the development. The curb cut along Cloudleap Court will

serve only as an access point to an internal parking garage, which will remain disconnected from the broader on-site circulation

network.

Furthermore, the redevelopment program includes the integration of multiple community spaces and parks strategically located

throughout the site. These features will expand the availability of green space, enhance the public realm, and support both active

and passive recreational opportunities for residents and visitors.

Sidewalks

The redevelopment will expand the existing sidewalk network by eliminating dead-end segments and providing continuous

pedestrian connections throughout the site. In addition, formal crosswalks will be installed at key street crossings. These

improvements will establish direct, well-defined pathways that enhance pedestrian safety and support efficient movement

throughout the site.
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Long Reach Village Center Circulation Study
October 17, 2025

Trail Connection

As part of the redevelopment, a direct connection will be established between the development and the Elkhorn Branch Trail.

This improvement will enhance multimodal connectivity, provide convenient access to recreational amenities, and promote

sustainable transportation options for residents, visitors and the broader community.
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Long Reach Village Center Circulation Study
October 17, 2025

Vehicular Circulation

Existing Vehicular Circulation

Vehicular access to the site is provided from two (2) existing curb cuts along Cloudleap Court and multiple curb cuts along

Foreland Garth. These access points connect directly to the site's internal circulation system, which consists of private drive

aisles and local roadways serving the buildings and surface parking lots. The internal street network allows for east-west and

north-south circulation within the site and provides connectivity between the various parking lots and building entrances.

No direct vehicular connection is provided between the site and Tamar Drive. Instead, vehicles must access the site via Foreland

Garth or Cloudleap Court, which in turn connect to Tamar Drive.

Tamar Drive functions as a major collector roadway, accommodating three to four lanes of two-way traffic. In 2024, Tamar Drive

carried an average daily traffic (ADT) volume of approximately 11,900 vehicles per day. This roadway provides important east-

west regional connectivity and serves as the primary approach corridor for the surrounding neighborhood system.

Foreland Garth and Cloudleap Court are designated local streets operating at lower volumes and speeds. Both serve as the

primary gateways to the site from Tamar Drive and facilitate circulation between the regional roadway system and the site's

internal network.

Future Vehicular Circulation

The proposed internal circulation network has been designed to balance functional access needs with the goal of creating a

multimodal, pedestrian-oriented development. Vehicular movements within the site are anticipated to operate under four primary

circulation plans based on land use: residential, retail and recreational facilities, and loading/service circulation. Each plan is

described below.

Residential Circulation

Townhomes (Building A)

Primary access to the proposed townhome garage parking is anticipated to occur via Cloudleap Court. At this time, no internal

vehicular connections are envisioned between the townhomes and the broader development. Instead, the townhome frontage

street is intended to function as a pedestrian-oriented corridor, designed to encourage non-motorized activity and minimize

potential vehicular conflicts. Connectivity between the townhomes and the remainder of the development is therefore expected

to occur primarily through pedestrian and bicycle linkages. These may include access via the proposed pedestrian-only street,

as well as adjacent sidewalks and shared bikeway facilities that provide seamless integration with the larger development.

Parking for the townhomes is proposed to be accommodated within a below-grade structure. This facility could provide

approximately 105 spaces in total, designed to serve both residents and visitors. Locating parking below grade minimizes the

visual and physical impact of vehicles on the public realm, thereby supporting a more walkable and pedestrian-friendly

environment at street level. This arrangement also supports efficient land use, preserves opportunities for landscaping and open

space, and ensures that anticipated parking demand is met in a manner consistent with the project's multimodal vision.

Multifamily and Retail Building (Building C)

Primary vehicular access to the residential component of Building C is expected to occur via Proposed Street A. Vehicles may

enter the site from Foreland Garth or from the proposed curb cut on Tamar Drive, with circulation directed to Street B for access

to the underground parking garage.

The multifamily building is envisioned as a mixed-use facility, incorporating approximately 255 dwelling units and 19,650 square

feet of retail space. Parking is proposed within an underground structure containing approximately 316 spaces. These spaces

are anticipated to be shared between residential and retail uses, thereby maximizing efficiency and providing flexibility to meet
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peak demand periods. Locating parking below grade further reduces the impact of vehicles on the streetscape and supports the

pedestrian-oriented development goals of the site.

Senior, Retail and Commercial Building (Building E)

Primary access to the residential component of Building E is anticipated to occur via Foreland Garth. The building is envisioned

as a mixed-use facility, including approximately 200 dwelling units, 41,920 square feet of retail space, and a 31,890 square foot

commercial space.

Parking is proposed to be accommodated within both a below-grade structure and an at-grade surface lot, with approximately

210 spaces provided underground and an additional 90 surface spaces. These facilities are intended to serve residents, visitors,

retail patrons, and commercial space users. The combination of structured and surface parking has the potential to offer both

convenience and operational flexibility while maintaining compatibility with adjacent uses.

Pick-Up, Drop-Off, and Deliveries

To further support the development and minimize circulation conflicts, designated on-street pick-up and drop-off areas are

proposed along two key frontages: between the townhomes and the multifamily -retail building, and between the senior building

and the multifamily building. These areas are envisioned to accommodate a variety of short-term activities, including passenger

pick-up and drop-off, small-scale package deliveries, and food delivery services. By consolidating these functions within specific,

well-defined locations, the development has the potential to manage delivery and passenger activity in an efficient manner.

The residential circulation plan is shown in Figure 2.

Retail/Commercial Circulation

Standalone Commercial Building (Building B)

Building B is proposed as a standalone commercial building without a dedicated parking garage. Patrons are expected to utilize

parking spaces located elsewhere within the community and access the building by walking, hiking, or being dropped off at

designated pick-up and drop-off (PUDO) locations. Short-term loading and passenger activity is anticipated to occur at the turn

circle immediately adjacent to the building, providing convenient and efficient access while minimizing potential circulation

conflicts.

IVIultifamily and Retail Building (Building C)

The retail component of Building C is expected to be primarily accessed via Proposed Street A, with additional connectivity from

Foreland Garth and Proposed Street B, east of the sports complex. PUDO activity associated with retail uses is anticipated to

occur along the frontage of Proposed Street A. This arrangement is intended to balance access for retail customers while

maintaining overall circulation efficiency for the mixed-use building.

Senior, Retail and Commercial Building (Building E)

Retail access for Building E is proposed to occur primarily via Foreland Garth. The majority of retail patrons are expected to

utilize the surface parking lot located adjacent to the building, with additional spaces available within the underground parking

garage to accommodate overflow demand. PUDO activity is anticipated along the site frontage on Proposed Street A, providing

direct and convenient access to retail functions while maintaining integration with the senior residential and commercial use

components of the building.

The retail/commercial circulation plan is shown in Figure 3.
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Commercial and Sport's Complex Circulation

Multi Sports Complex and Retail (Building D)

Primary access to Building D is anticipated to occur via Foreland Garth, with a secondary access point from the Tamar Drive

entrance. Parking is proposed to be provided within a below-grade structure that could accommodate approximately 150 spaces

to serve both retail and recreational uses.

PUDO activity is expected to potentially occur along the building frontage on Proposed Street B. Vehicles entering the site from

Foreland Garth may be required to utilize the proposed roundabout in order to turn and reach the designated PUDO spaces.

This circulation arrangement is intended to provide an efficient means of managing short-term passenger and delivery activity

while minimizing conflicts along the frontage and supporting safe and convenient access for all site users.

Senior, Retail and Commercial Building (Building E)

For the commercial use circulation, primary access to Building E is anticipated via Foreland Garth. Commercial use patrons are

expected to primarily utilize the surface lot, with additional capacity available within the below-grade garage for overflow. PUDO

activity is anticipated within the surface lot, providing convenient access while minimizing potential conflicts with on-street traffic

circulation.

The Sports Complex and Commercial circulation plan is shown in Figure 4.

Loading Circulation

Loading truck access to the site is anticipated to occur exclusively via Foreland Garth. Trucks are expected to be accommodated

within designated loading areas, thereby minimizing the potential for conflicts with general traffic or circulation on adjacent

streets. Loading operations are anticipated to occur primarily during non-peak hours, which would further reduce potential

impacts on access, circulation, and adjacent roadway conditions.

The loading circulation plan is shown in Figure 5.

Additional Street Parking

Additional on-street parking is proposed to be provided throughout the site. These spaces are anticipated to serve short-term

parking needs, offering convenient access for visitors, service providers, and patrons of the mixed-use components of the

development. By distributing spaces across multiple frontages, the development has the potential to accommodate diverse user

needs while supporting circulation efficiency and preserving flexibility in site operations.

Conclusion

The proposed circulation framework for the LRVC redevelopment is designed to establish a safe, functional, and balanced

transportation system that supports multiple modes of travel. Non-motorized circulation improvements including new sidewalks,

pathways, crosswalks, and a direct connection to the Elkhorn Branch Trail are anticipated to enhance connectivity within the site

and integrate it with the surrounding community network. Residential, retail, and community-serving uses will be supported by

structured and surface parking facilities, strategically located pick-up/drop-off zones, and distributed on-street parking, providing

flexibility to meet a range of user needs.

Sen/ice and loading operations are anticipated to be limited to Foreland Garth and contained within designated loading areas,

reducing conflicts with general traffic and pedestrian activity. Together, these strategies have the potential to create a cohesive

circulation system that improves multimodal connectivity, minimizes traffic impacts on surrounding roadways, and enhances the

overall accessibility, safety, and aesthetic quality of the development.
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GOROVESLADE
Transportation Planners and Engineers

TECHNICAL MEMORANDUM

To: Brian Kim Columbia Community Concepts, LLC

From: Anila Moorthy, EIT

Maribel Donahue

Katie Wagner, PE, PTOE

Date: October 17, 2025

Subject: Long Reach Village Center Parking Needs Study

Introduction

This memorandum presents the findings of a Parking Needs Study for the proposed development located at Long Reach Village

Center in Howard County, Maryland. This parking needs study was conducted in support of the proposed parking quantity.

As shown in Figure 1, the site located at 8775 Cloudleap Court is bounded by Cloudleap Court and Tamar Drive to the north,

Foreland Garth to the east, Longwood Apartments to the south, and Timber Apartments and Route 175 to the west.

The Project proposes redeveloping the existing office and retail uses to include approximately 200 senior multi-family units, 255

multifamily units, 50 townhomes and 258,330 sf commercial space. For the full build-out scenario, the project proposes 781

garage parking spaces, 90 surface lot spaces, and 72 on-street parking spaces.

The objective of this study is to identify the parking needs of the project as required by Howard County Zoning Regulations

based on a review of the nature of the proposed land use, community context, surrounding multimodal network, and parking

ratio standards. The parking needs are also compared to the proposed parking supply to determine whether the project provides

sufficient parking. The following summarizes the findings of this study:

• The project site is surrounded by a robust existing and planned multimodal network with high-quality pedestrian and

bicycle infrastructure and convenient direct access to transit that reduce demand for site parking.

• Parking demand was estimated using ITE Parking Generation, ULI Shared Parking, and Howard County Parking ratios.

• Contextual adjustments were informed by adjacent multimodal facilities, the Tamar Drive Complete Streets

improvements, and ridesharing trends.

• Due to shared parking efficiencies and enhanced multi-modal connectivity, a right sized supply is anticipated to meet

peak concurrent demand while minimizing excess capacity. Based on the project's mixed-use program and multimodal

access, the parking needs will be satisfied with 943 on-site spaces.

Project Overview
The project site encompasses approximately 16.1 acres and is bounded by Cloudleap Court and Tamar Drive to the north,

Foreland Garth to the east, Longwood Apartments to the south, and Timber Apartments and Route 175 to the west. This setting

places the LRVC within a well-established suburban context framed by residential neighborhoods, community-serving uses, and

regional transportation infrastructure.

Surrounding land uses include a mix of multifamily and single-family residential, educational, and recreational facilities. Long

Reach High School and associated athletic fields lie to the northeast, while adjacent communities such as Longwood and Timber

^y..^
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provide higher-density residential uses directly to the south and west. Nearby open spaces including the Elkhorn Branch Trail,

offer community access to recreation and connect to the broader Columbia pathway system.

The site is currently developed with six buildings containing 71 ,886 square feet of retail and 15,000 square feet of office, served

by 404 paved parking spaces. The proposed redevelopment would replace these uses with approximately 200 senior multi-

family units, 255 multifamily units, 50 townhomes, and 258,330 square feet of commercial space.

The site is well connected to surrounding neighborhoods and commercial areas via 5-foot sidewalks on both sides of Tamar

Drive, providing direct and convenient links to Downtown Columbia and nearby residential areas. As shown in Figure 3, the

project also benefits from access to the Elkhorn Branch Trail, which extends from Old Annapolis Road to Lake Elkhorn.

Bicycle access is available on a growing network of facilities, including existing separated bike lanes on southbound Old Dobbin

Lane and shared bike lanes on northbound Old Dobbin Lane. The Tamar Drive Complete Streets study proposes a road diet

with 6-foot dedicated bicycle lanes in both directions, further enhancing bicycle safety and connectivity.

As shown in Figure 2, the project also has direct access to the "Maroon Bike Wayfinding Route" which extends from Quarterstaff

Road & Freetow Road intersection west of the site to the Main Street & Levering Avenue intersection east of the site. This

wayfinding bike route is part of the larger county-wide bicycle wayfinding network that aims to promote active transportation with

improved access and wayfinding.

Transit service is immediately adjacent to the site. RTA Routes 402 and 408 provide connections to the Mall in Columbia, Dobbin

Center, Snowden Square, Waterloo Park, and the Homewood Center, with additional regional connectivity via MTA Route 345.

Given the site's high-pedestrian context and strong multimodal access including direct connections to nearby schools, existing

conditions support a lower on-site parking supply than would typically be expected for a conventional suburban site.
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Figure 1: Site Location
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Parking Demand Calculations

Given the unique mix of uses included at the proposed project, no similar or comparable existing sites were found in the region

that could be used to estimate parking demand for the proposed project. Parking needs were instead calculated using the

Institute of Transportation Engineers Parking Generation Manual and the Urban Land Institute Shared Parking manual as

discussed below.

ITE Parking Generation Manual

Parking demand for the project was calculated using the methodology from the 6th Edition of the Institute of Transportation

Engineers' (ITE) Parking Generation Manual.

The average parking demand rate for "Single-Family Attached Housing" (Land Use 215), "Multifamily Housing-IBR(Mid-Rise)"

(Land Use Code 218), "Multifamily Housing - 2 + BR (Mid-Rise)" (Land Use Code 221), "Senior Adult Housing - Multifamily"

(Land Use Code 252), "Recreational Community Center" (Land Use Code 495), and "Strip Retail Plaza(<40k)" (Land Use Code

822) located in a general urban/suburban setting were calculated based on the fitted curve equation published by ITE, which

estimates an average parking demand of 970 parking spaces, as shown in Table 1. This parking rate is based on a national

context and is an average from studies conducted throughout the USA.

Given the new proposed direct access to the Elkhorn Branch Trail, bus stops along Tamar Drive and Foreland Garth, and the

planned Tamar Drive Complete Streets improvements, the Project applies a 10% non-auto mode shift reduction to base parking

demand. An additional 5% captive-market reduction is applied to reflect visitors who park once and visit multiple on-site

destinations within the mixed-use environment. With these adjustments, the average peak parking demand is estimated at

approximately 830 spaces.

Table 1: ITE Parking Generation

Land Use
Land Use

Code
Quantity ITE Parking Rates

Single-Family Attached

Multifamily Housing - 1BR (Mid-Rise)

Multifamily Housing - 2+BR (Mid-Rise)

Senior Adult Housing - Multifamily

Recreational Community Center

Retail

215

218

221

252

495

821,822

50 du

179du

76 du

200 du

60500 sf

90,180 sf

Total
w/ Mode Split Reductions (10%)
w/ Non Captive Reductions (5%)

71
(1.42 spaces per du)

122
(0.68 spaces per du)

"sT

(1.06 spaces per du)
122

(0.61 spaces per du)
309

(5.11 spaces per 1,000 sf)
265

(2.94 spaces per 1,000 sf)
970
873
830

Urban Land Institute (ULI) Based Parking Ratio

Parking demand was also calculated using the 3rd edition of ULI Shared Parking, an industry-standard publication that provides

base parking ratios for various land uses in suburban contexts with limited transit access. ULI's parking ratios are commonly

used to inform parking supply for mixed-use developments.
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The following methodology was used to determine the shared parking demand:

Step 1: Determine individual Weekday and Weekend Peak Parking Ratios for each land use

The base parking ratios for weekdays and weekends were calculated according to the ULI Shared Parking manual. Gross

Leasable Area (GLA) was estimated at 80% of total floor area. The ULI weekday base parking ratios and demands are shown

in Table 2. The ULI weekend base parking ratios and demands are shown in

Table 3.

Table 2: ULI Weekday Base Parking Ratios and Demands
Weekday Parking Demand Rate Parking Demand

Land Use Quantity*
Visitors Employees Visitors Employees Total

Retail
Residential -
Studio (20%)

Residential -1
bedroom (50%)
Residential - 2
bedroom (25%)
Residential - 3+

bedroom (5%)
Residential Total

Age restricted
Adult housing
Apartments
Art Center

Retail
Athletic Center

Retail
Single-Family

Attached

15,720 sf

51 du

128du

64 du

12 du

255 du

200 du

25,512 sf
41,920 sf
109,008 sf
22,888 sf

50 du

2.9 spaces per ksf

0.1 spaces per du

0.1 spaces per du

0.1 spaces perdu

0.1 spaces per du

0.55 spaces per du

5.5 spaces per ksf

2.9 spaces per ksf

1.5 spaces per ksf

2.9 spaces per ksf

0.1 spaces per du

0.7 spaces per ksf

0.85 spaces per du

0.9 spaces perdu

1.65 spaces per du

2.5 spaces per du

0.3 spaces per du

0.5 spaces per ksf

0.7 spaces per ksf

0.15 spaces perksf

0.7 spaces per ksf

2.5 spaces per du

46

5

13

6

1

25

110

141
122
164
67

5

12

43

115

106

30

294

60

13
30
17
17

125

58

48

128

112

31

319

170

154
152
181
84

130

Table 3: ULI Weekend Base Parking Ratios and Demands
., Weekend Parking Demand Rate Parking Demand

Land Use Quantity*
Visitors Employees Visitors Employees Total

Retail
Residential -
Studio (20%)

Residential -1
bedroom (50%)
Residential - 2
bedroom (25%)
Residential - 3+
bedroom (5%)

Residential Total
Age restricted
Adult housing
Apartments
Art Center

Retail
Athletic Center

Retail
Single-Family

Attached

15,720 sf

51 du

128 du

64 du

12 du

255 du

200 du

25,512 sf
41,920 sf
109,008 sf
22,888 sf

50 du

3.2 spaces perksf

0.15 spaces per du

0.15 spaces per du

0.15 spaces per du

0.15 spaces per du

0.42 spaces per du

5.5 spaces per ksf

3.2 spaces per ksf

1.8 spaces perksf

3.2 spaces per ksf

0.15 spaces per du

0.8 spaces per ksf

0.85 spaces per du

0.9 spaces per du

1.65 spaces per du

2.5 spaces per du

0.3 spaces per du

0.5 spaces per ksf

0.8 spaces per ksf

0.2 spaces per ksf

0.8 spaces per ksf

2.5 spaces perdu

51

7

19

17

5

48

84

141
108
197
74

8

13

41

115

185

78

419

60

13
27
22
19

125

64

48

134

202

83

467

144

154
135
219
93

133

*Gross Leasable Area was assumed to be 80% of the total floor area

Step 2: Adjust Weekday and Weekend Parking Demand based on Time of Day factors for each land use
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Weekday and Weekend Time of Day adjustment factors as shown in the ULI Shared Parking manual were used to estimate the

parking demand from SAM to 12 AM for each land use. Weekday and Weekend Time of Day adjustment factors for the applicable

land uses are shown in Table 4 and Table 5. Time of Day adjusted Weekday and Weekend Parking Demand is shown in Table

6 and Table 7. The highest hourly parking demand was calculated to be 1177 parking spaces.

Table 4: Weekday Time of Day Adjustment Factors

Land

Retail

Apartments

Single-Family
Attached

Age Restricted
Adult Housing

Art Center

Athletic Center

Jse

Visitors

Employees

Residential
Guests

Residential
Suburban

Residential
Guests

Residential
Suburban

Visitors and
Employees

Residents

Visitors

Employees

Visitors

Employees

01 T-T- 1- V M CQTt 10 tD

1%

10%

0%

95%

0%

95%

95%

95%

0%

5%

0%

5%

5%

15%

10%

80%

10%

80%

97%

97%

0%

30%

0%

5%

15%

25%

20%

67%

20%

67%

100%

100%

50%

33%

0%

5%

35%

45%

20%

55%

20%

55%

100%

100%

100%

33%

0%

25%

60%

75%

20%

50%

20%

50%

99%

99%

100%

100%

25%

75%

75%

95%

20%

45%

20%

45%

98%

98%

100%

100%

65%

100%

100%

100%

20%

40%

20%

40%

98%

98%

100%

100%

85%

100%

100%

100%

20%

40%

20%

40%

99%

99%

100%

100%

90%

100%

95%

100%

20%

40%

20%

40%

98%

98%

100%

100%

95%

100%

85%

100%

20%

40%

20%

40%

100%

100%

100%

100%

95%

100%

85%

100%

20%

45%

20%

45%

99%

99%

100%

90%

90%

100%

85%

100%

40%

50%

40%

50%

94%

94%

100%

70%

95%

100%

90%

100%

60%

60%

60%

60%

96%

96%

50%

40%

100%

100%

Q. Q. (0
Q. Q. Q. 0

80%

ioo%|

ioo%|

70%

loo%|

70%

98%

98%

30%

25%

95%

ioo%|

65%

90%

100%

80%

100%

80%

97%

97%

30%

20%

90%

100%

45%

60%

100%

85%

100%

85%

97%

97%

10%

20%

65%

75%

15%

40%

100%

95%

100%

95%

97%

97%

0%

5%

10%

10%

5%

20%

80%

97%

80%

97%

98%

98%

0%

0%

0%

5%

0%

0%

50%

100%

50%

100%

98%

98%

0%

0%

0%

5%

Table 5: Weekend Time of Day Adjustment Factors

Land

Retail

Apartments

Single-Family
Attached

Age Restricted
Adult Housing

Art Center

Athletic Center

Jse

Visitors

Employees

Residential
Guests

Residential
Suburban

Residential
Guests

Residential
Suburban

Visitors and
Employees

Residents

Visitors

Employees

Visitors

Employees

a. a. a. a. a. a. a,

1%

10%

0%

100%

0%

100%

94%

94%

0%

5%

0%

5%

5%

15%

20%

95%

20%

95%

98%

98%

0%

30%

0%

5%

30%

40%

20%

88%

20%

88%

97%

97%

50%

33%

0%

5%

50%

75%

20%

80%

20%

80%

95%

95%

100%

33%

0%

25%

70%

85%

20%

75%

20%

75%

93%

93%

100%

100%

25%

75%

90%

95%

20%

70%

20%

70%

94%

94%

100%

100%

65%

100%

95%

100%

20%

68%

20%

68%

97%

97%

100%

100%

85%

100%

100%

100%

20%

65%

20%

65%

99%

99%

100%

100%

90%

100%

100%

100%

20%

65%

20%

65%

100%

100%

100%

100%

95%

100%

95%

100%

20%

68%

20%

68%

10%

100%

100%

100%

95%

100%

90%

100%

20%

71%

20%

71%

99%

99%

100%

90%

90%

90%

80%

95%

40%

74%

40%

74%

98%

98%

100%

70%

95%

100%

75%

85%

60%

77%

60%

77%

98%

98%

50%

40%

100%

100%

70%

80%

100%

80%

100%

80%

98%

98%

30%

25%

95%

100%

O? <- T-

65%

75%

ioo%|

83%

ioo%|

83%

97%

97%

30%

20%

90%

ioo%|

50%

65%

100%

86%

100%

86%

95%

95%

10%

20%

65%

75%

30%

45%

100%

89%

100%

89%

94%

94%

0%

5%

10%

10%

10%

15%

80%

92%

80%

92%

98%

98%

0%

0%

0%
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Table 6: Time of Day Adiusted Weekday Parkina Demand

ec.

c
01
E

J-
(U

-Ill
c|<£

<u

s
u

(̂0
<u
or

'.N in
S -E

s5"

I
Q)

ec.

Single-Family
Attached

Employees

Residential Guests

Residential Suburban

Visitors and Employees

Residents

Visitors

Employees

Visitors

Employees

Visitors

Employees

Visitors

Employees

Residential Guests

Residential Suburban

Full Build Out Total:

With Modal Reductions (10%)

With Non-Captive Reductions (5%)

2

0

280

105

57

0

1

1

3

0

1

1

2

0

119

573

516

490

2

3

236

107

59

0

4

5

4

0

1

4

3

1

100

632

479
455

3

5

197

110

60

71

5

15

6

0

1

11

5

1

84

581

523
497

6

5

162

110

60

141

5

35

11

0

5

24

8

1

69

659

593

563

9

5

147

109

60

141

13

59

18

41

13

41

13

1

63

761

685

651

12

5

133

108

59

141

13

74

23

107

17

51

17

1

57

853

768
730

12

5

118

108

59

141

13

98

24

140

17

67

17

1

50

916

824

783

12

5

118

109

60

141

13

98

24

148

17

67

17

1

50

926

833

791

12

5

118

108

59

141

13

94

24

156

17

64

17

1

50

923

831
789

12

5

118

110

60

141

13

84

24

158

17

57

17

1

50

905

815

774

12

5

133

109

60

141

12

84

24

148

17

57

17

1

57

917

825

784

12

10

147

104

57

141

10

84

24

156

17

57

17

2

63

941

847

805

12

15

177

106

58

71

6

89

24

164

17

61

17

3

75

937

843
801

12

25

206

108

59

43

4

79

24

156

17

54

17

5

88

934

841
799

11

25

236

107

59

43

3

64

22

148

17

44

16

5

100

930

837

795

8

25

250

107

59

15

3

45

15

107

13

31

11

5

107

822

740

703

5

25

280

107

59

0

1

15

10

17

2

11

7

5

119

670

603
573

3

20

286

108

59

0

0

5

5

0

1

4

4

4

122

624

S62
534

0

13

294

108

59

0

0

0

0

0

1

0

0

3

125

603

543
516
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Table 7: Time of Day Adjusted Weekend Parking Demand

Retail

Apartments

Age Restricted
Adult Housing

Art Center

Retail

Athletic Center

Retail

Single-Family
Attached

Land Use

Visitors

Employees

Residential Guesls

Residential Suburban

Visitors and Employees

Residents

Visitors

Employees

Visitors

Employees

Visitors

Employees

Visitors

Employees

Residential Guests

Residential Suburban

Full Build Out Total:

With Modal Reductions (10%)

With Non-Catptive Reductions (5%)

1

2

0

419

79

57

0

1

2

3

0

2

1

2

0

125

673

625
594

3

2

10

399

83

59

0

4

6

5

0

2

4

3

2

119

532

631

599

16

6

10

369

82

59

71

5

33

11

0

2

23

8

2

110

694

726
690

26

10

10

336

80

57

141

5

54

21

0

6

37

15

2

100

701

810

770

36

12

10

315

79

56

141

13

76

23

50

17

52

17

2

94

807

894

849

46

13

10

294

79

57

141

13

98

26

129

22

67

19

2

88

900

994

944

49

13

10

285

82

59

141

13

103

27

168

22

71

19

2

85

993

1034
982

51

13

10

273

84

60

141

13

108

27

178

22

74

19

2

82

1104

1041
989

51

13

10

273

84

60

141

13

108

27

188

22

74

19

2

82

1149

1050

998

49

13

10

285

9

60

141

13

103

27

188

22

71

19

2

85

1157

987

938

46

13

10

298

84

60

141

12

98

27

178

20

67

19

2

89

1167

1048

996

41

13

20

311

83

59

141

10

87

26

188

22

60

19

4

93

1097

1059

1006

39

12

29

323

83

59

71

6

81

23

197

22

56

17

5

97

1164

1008
958

36

11

48

336

83

59

43

4

76

22

188

22

52

16

8

100

1177

994

944

34

10

48

348

82

59

43

3

71

21

178

22

49

15

8

104

1120

986

937

26

9

48

361

80

57

15

3

54

18

129

17

37

13

8

108

1104

885

841

16

6

48

373

79

57

0

1

33

13

20

3

23

9

8

112

1095

721

685

6

2

39

386

83

59

0

0

11

5

0

2

8

3

7

115

983

653
620

0

0

24

419

83

59

0

0

0

0

0

2

0

0

4

125

801

644

612

4550 Montgomery Avenue / Suite 400 / Bethesda, MD 20814 goroves lade. corn



Long Reach Village Center Parking Needs Study
October 17, 2025

Page 10

Step 3: Apply Modal and Non-Caetive_Bedyctions

Given the new proposed direct access to the Elkhorn Branch Trail, bus stops along Tamar Drive and Foreland Garth, and the

planned Tamar Drive Complete Streets improvements, the Project applies a 10% non-auto mode shift reduction to base parking

demand. An additional 5% captive-market reduction is applied to reflect visitors who park once and visit multiple on-site

destinations within the mixed-use environment. With the reductions, the highest hourly parking demand was reduced to 1006

parking spaces.

Howard County Parking Requirements

Under Howard County Zoning Ordinance Sec. 133.0.D, minimum parking requirements for the applicable land uses are

presented in Table 8.

Table 8: Howard County Minimum Parking Requirement

Zone - Baseline Visitor
Land Use ^^1 Quantity _ _ _ . _ Total

Requirement Spaces Requirement Spaces

Retail

Apartments

Age restricted
Adult Housing

Art Center*

Retail

Athletic
Center

Retail

Single-Family
Attached

4q

2b

2c2

6i

4q

6a

4q

2a

19650 sf

255 du

200 ctu

300 seats

41920 sf

136260 sf

28610sf

50 du

5 spaces per ksf

2 spaces per du

1 space per du

1 space per every
3 seats

5 spaces per ksf

10 spaces perksf
of assembly area

5 spaces per ksf

2 spaces per du

99

510

200

100

210

1363

144

100

0.3 spaces per du

0.3 spaces per du

0.5 spaces per du

•Current arts center assumed at 300 seats based on SDP

77

60

25

Total

99

587

260

100

210

1363

144

125

2888

The minimum parking requirements were adjusted based on time of day reductions as shown in Table 9.

Given the new proposed direct access to the Elkhorn Branch Trail, bus stops along Tamar Drive and Foreland Garth, and the

planned Tamar Drive Complete Streets improvements, the Project applies a 10% non-auto mode shift reduction to base parking

demand. An additional 5% captive-market reduction is applied to reflect visitors who park once and visit multiple on-site

destinations within the mixed-use environment. Minimum parking requirements with reductions are shown in Table 10.

Table 9: Howard County Time of Day Reductions
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Table 10: Minimum Parking Requirements with Reductions

Weekday , Weekend Night

Land Use 5PM - 6AM - 6PM - 5PM - ^M.fiPM 6PM - 5PM-
12AM 6PM _12AM 12AM ""•"-"••" i2AM 12AIVI

Retail

Apartments

Age restricted Adult
Housing

Art Center*

Retail

Athletic Center

Retail

Single-Family Attached

Full-Buildout Total w/
Time of Day Reductions

w/Modal Reductions
(10%)

w/ Non Captive
Reductions (5%)

20

470

208

40

42

546

29

100

1455

1310

1245

60

353

156

40

126

546

87

75

1443

1299

1235

60

353

156

40

126

546

87

75

1443

1299

1235

90

587

260

100

189

1363

130

125

2844

2560

2432

99

587

260

80

210

1091

144

125

2596

2337

2221

* Current arts center assumed at 300 seats based on SDP

70

587

260

100

147

1363

101

125

2753

2478

2355

Total

5

587

260

10

11

137

8

125

1143

1029

978

2432

As shown in Table 10, the minimum parking requirement based on Howard County's parking minimums is calculated to be 2432

parking spaces. The Howard County minimum parking requirement is significantly higher than the ITE and ULI parking demand

and would be more suitable for a site without pedestrian, bicycle, and transit access.
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Additional Supporting Justification

Surrounding Transportation

The site location is surrounded by a robust network of transit, pedestrian, and bicycle amenities to help support the proposed

parking reduction. The site has access to regional vehicular and transit-based transportation options, as shown in Figure 3, that

connect the site to destinations throughout Virginia, the District, and Maryland.

Transit Service

The development has great access to local transit services such as Regional Transportation Agency of Central Maryland (RTA)

and Maryland Transit Administration (MTA). The site is located adjacent to RTA and MTA Bus Stops along Tamar Drive which

connects to other transit services. These transit services provide local, city wide, and regional transit connections and link the

site with major cultural, residential, employment, and commercial destinations throughout the region.

There are nine (9) bus stops within a quarter-mile from the site. The two (2) RTA bus routes (402 and 408) provide connections

to the mall in Columbia. The RTA route 402 runs from 7:46 AM to 5:46 PM on weekdays, 8:46 AM to 5:46 PM on Saturdays,

and 9:46 AM to 5:46 PM on Sundays, with frequencies of up to 60 minutes in each direction. The 408 route service runs from

6:16 AM to 11:16PM on weekdays, 8:16 AM to 10:16 PM on Saturdays, and 9:16 AM to 8:16 PM on Sundays, with frequencies

of up to 60 minutes in each direction.

The MTA bus route (345) is an express service operating between Ellicott City/Columbia and Washington DC. This route

provides connections to the red, blue, orange, green and yellow line Metro Stations in DC. The MTA bus route 345 operates

between 5 AM to 7:20 PM on the weekdays with a 40-minute headway during AM and PM Peak hours. The existing bus stops

near the site are shown in Figure 3.

Bicycle Facilities

The project is located adjacent to the Elkhorn Branch Trail, a loop trail approximately 1.9 miles long running through Elkhorn

Branch wetlands in the heart of Columbia. Existing separated bike lanes are located along southbound Old Dobbin Lane.

BikeHoward, the Howard County Bicycle Master Plan, guides transportation and recreational hiking improvements both on-street

and off-street. The proposed BikeHoward network is divided into short-term (10 years), mid-term (10 to 20 years), and long-term

(20 to 30 years) improvements. Per BikeHoward Recommendations, short-term bike lanes are recommended along Tamar Drive

and mid-term Sharrows are recommended along Cloudleap Court. The recommended bicycle facilities improvements are shown

in Figure 4.

The Tamar Complete Street Study proposes a road diet along Tamar Drive, including 6' dedicated bike lanes in both directions.

Further improvements as part of the Tamar Complete Streets are discussed later.

The proposed development will connect the Tamar Drive bike lanes with the Elkhorn Branch Trail via bike lanes on the site.

Pedestrian Facilities

In the vicinity of the site, the area has existing pedestrian facilities along the frontages on Tamar Drive, Cloudleap Court and

Tamar Drive.

Per WalkHoward, new sidewalks are recommended south along Foreland Garth and around the site building with sidewalk

improvements recommended along Cloudleap Court, Tamar Drive and north along Foreland Garth. The recommended

improvements for pedestrian facilities are shown below in Figure 5.

The Tamar Complete Street Study proposes additional pedestrian improvements including high visibility crosswalks as

discussed later.
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A network of pedestrian and bicycle pathways will connect the Project with nearby properties and Columbia Association

pathways. This includes new pedestrian crosswalks and internal streets. The redevelopment aims to make the Project visibly

accessible, convenient, and comfortable, with well-lit and landscaped pathways.

A 10-, 20-, 30- minute walkshed and bikeshed graphics from the site are shown in Figure 6 and Figure 7.

The proposed project will substantially enhance the pedestrian environment and provide connections to surrounding

residential, public and commercial areas. The development incorporates additional traffic calming measures and newly

designed crosswalks to improve safety for non-motorized users. Dedicated pedestrian pathways will be included,

effectively discouraging automobile usage within the site.

?
Local Transportation Facilities

CT

•

Project Site

Bus Route 402

Bus Route 408

Bus Stops

Bkhom Branch Trail

Existing Sidcpaths

Exish'ng Bike Lanes

Q

••hay-!y
T?^?7"^

Figure 3: Local Transportation Facilities
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BikeHoward Bicycle Facilities
Improvement

C-'-'J pro^ctsite ^^

Figure 4: BikeHoward Bicycle Facilities Improvement
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Bus Stop
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Priority Connectkxis
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Proposed.
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WalkHoward Pedestrian Facilities
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Figure 5: WaIkHoward Pedestrian Facilities Improvements
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Tamar Complete Street Study

The Howard County Office of Transportation conducted a Complete Streets corridor feasibility study in June 2020 for the section

of Tamar Drive extending from Flamepool Way to Snowden River Parkway. The objectives of the study were to:

• Formulate a collaborative vision for Tamar Drive that aligns with community objectives and adheres to the guidelines

set forth by PlanHoward, BikeHoward, and WalkHoward.

• Determine cost-effective enhancements that are in line with this vision.

• Evaluate and quantify the safety, operational, and environmental impacts of the proposed modifications.

Improvements on Tamar Drive along the site frontage between Cloudleap Court and Old Dobbin Lane include:

• Single travel lanes along both directions with additional left and/or right turn storage lane where appropriate

• Addition of a 6' dedicated bicycle lanes along both directions

• Conversion of an 11' turn lane/ median into 1 0' center turn lane

• Additional pedestrian improvements including high visibility crosswalks

The proposed development aims to meet the study's objectives by enhancing pedestrian, bicycle, and transit facilities

near the site and improving connectivity to nearby neighborhoods and community destinations.

The proposed Tamar Drive modifications along the site frontage per Complete Streets are shown in Figure 8.

TAMAR OIIM • IXHTINd CONDITION*
HATtHtO IN TO CtOUOLUT CT

TAMAR DRIVI . PROP08IO MOOIFIC»710N»
HAWHIO UN TO UOUDLU? CT

TWO-WAY ItFT TURN HENDERINQ

TAM*R ORIVI . IXISnNO CONDIT10N8
UOUOIUW OT TO IHD OOBUH IN

TAMM DRM . PROPOtED MODU-ICAHONt
CIOUDUW CT TO (HB WlN IN

_,!,. .,?._

Figure 8: Tamar Drive Complete Street Design along Site Frontage

4550 Montgomery Avenue / Suite 400 / Bethesda, MD 20814



Long Reach Village Center Parking Needs Study
October 17, 2025

Page 19

Ridesharing

Uber, Lyft, and other similar companies are a form of on-demand ridesharing where users of the app can request a ride and a

nearby driver will take you where you need to go. Ridesharing is a convenient and accessible way for riders to request a ride at

any time of the day for a multitude of reasons such as commuting to work, going to a vaccine or healthcare appointment, to

access entertainment, or to visit family and friends.

The 2024 Rider Economic Impact Report conducted by Lyft for the state of Maryland is shown in Figure 9. As can be seen in

this report summary, 50 percent of Lyft users do not own or lease a personal vehicle.

RIDERS ) MARCH 2025

Economic Impact Report 2024
Maryland

Q A ride for everyone

Rldan u»e Lyft to find trontportation:

351;
to commuf to
work

33X 46%
to mat* twofthcore- to g*t oround
r»<ofd tript vacoi-'on.

en
t&gottoorf
ancrport

67X
to got lo of from
onfcrioifmwnt and wwrt'K

Lower-incom* ridera on ttgnificontly more likely Ihon
htghar-lncom* ridan to ur Lyti to find frantportation

2x .. to commuf to work - mw» thon twc* 01 l.k»>y.

3x -. to commjlfl lo tchoot - nwo Ihan 3 timai 01 Lkriy.

2x . to g«> >o)ob intTVTwt - mot* than h".-<* 01 li.*V
2x ... lo rw\j» h»oilhcor«.r»!ol»d fnpt - a'mott t^K« a» ^»^

2X „ to run wrandt - mo/a than tmcv ot I.Lel/

RidTt living with a diiobitity or olhur chronic condition an

lignificantly mon liktly than othnr ridTt to uf Lyfl to find
traniportation...

2X. loma^ h»o)lhcaf<i-f*!a(od Ifipi - rrw Ihon h-.ic o* »,»fy.

2x .. to run crrond) - moro than hvlca o* IA^

Toward environmentally sustainable
transportation
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to troniportation in their

44%
or« mon lilrly to ottind

community •v«nt» os a

r»tull of using the Lyft
plolfonn.

52%
•xplon more orea» of Iheir
city as a raiutt of using Iha
Lyft platform.

52%
usa Lyfl to find a ridesbon

driver wtrn th»y an planning
to drink alcohol or ur anothT
lubttanc* that could impair
th»ir driving ability.
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Figure 9: Ridesharing: Lyft's Economic Impact Report 2024, Maryland
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Proposed Needs and Parking Supply
The Long Reach Village Center is situated within a robust multimodal context comprising continuous sidewalks, bikeways and

trail connections, proximate transit service, and the planned Tamar Drive Complete Streets improvements. Collectively, these

elements are expected to reduce auto reliance and, in turn, decrease on-site parking demand relative to conventional suburban

conditions.

Parking need was determined using the Institute of Transportation Engineers (ITE) Parking Generation Manual, the Urban Land

Institute (ULI) Shared Parking methodology, and applicable Howard County ratios. These baseline estimates were then

calibrated for local conditions including existing and planned multimodal facilities, census indicators of vehicle availability, and

observed ridesharing activity as well as mixed-use operating characteristics such as time-of-day variation and shared-parking

efficiencies across complementary land uses.

A summary of all the parking rates and the proposed parking rates are shown in Table 11.

Table 11: Summary of Parking Rates

Howard County ITE ULI Recommended
Land Use Quantity

Rates Spaces Rates Spaces Rates Spaces Rates Spaces

Retail

Apartments

Senior
Housing

Art Center

Sports
Complex

Townhomes

90,180 sf

255 du

200 du

31,890 sf

136,260 sf

50 du

3.9 spaces
per 1,000 sf
2.0 spaces

per du
1.1 spaces

per du
2.7 spaces
per 1,000 sf
8.6 spaces
per 1,000 sf
2.1 spaces

per du

Total

350

501

222

86

1166

107

2432

4.1 spaces
per 1,000 sf
0.8 spaces

per du
0.6 spaces

per du
2.0 spaces
per 1,000 sf
2.0 spaces
per 1,000sf
2.0 spaces

per du

Total

370

199

115

64

270

98

1116

2.3 spaces
per 1,000 sf
1.1 spaces

per du

0.7 spaces
per du

4.0 spaces
per 1,000 sf
1.3 spaces

per 1,000 sf
1.7 spaces

per du

Total

210

283

122

128

180

83

1006

2.4 spaces
per 1,000 st
1.1 spaces

per du
0.6 spaces

per du
2.0 spaces
per 1,000 sf
1.3 spaces
per 1,000 sf
1.7 spaces

per du

Total

216

281

120

64

177

85

943

As outlined above, the project's estimated parking demand ranges from 1006 to 2432 spaces, depending on the methodology

used before considering the synergies realized with the mix of land uses accommodated with the redevelopment. To meet this

demand, the project proposes a total of 943 parking spaces.

• 943 on-site parking spaces

o 781 on-site garage parking spaces

o 90 on-site surface parking spaces

o 72 on-site street parking spaces

The proposed parking supply is calibrated to the project's mixed-use program, which is expected to generate a high share of

internal trips and attract patrons from nearby neighborhoods who are more likely to arrive by non-auto modes. The reduction is

further justified by the site's extensive multimodal connectivity including a well-connected sidewalk network, direct transit access,

and comfortable bicycle infrastructure. In addition, right-sizing the supply supports active transportation, reduces vehicle trip

generation, and helps preserve capacity on the surrounding roadway network.
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>>> Village Center Master Plan 2012

Our Purpose
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• The Plan
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<1

The Howard Count/ Council amended its devel-

opmental resulations and passed Council Bill 29-
2009 which allows each villase to develop a
Villase Center Community Plan.

In addition, CB29-2009 allows the owner of any
portion of a villase center in the New Town zon-

ing district to petition to amend certain ap-

proved development plans for the owner's

properties and establishes public notice, infor-
mation, and justification requirements for such
petition. It also establishes standards to be
used by the Zonins Board in evaluating and
considerins these petitions . This resulation de-

fines a villase center as a mixed-use develop-

ment in the New Town district that is designed
to be a "community focal point and sathering
place for the surroundins villase neishbor-
hoods."

This plan is intended to provide suidance from
the Village of Lons Reach to the County and
developers on the vision and plannins con-

cepts that are desired by the Long Reach Com-
munit/ Association as the villase area chances

over time. It is anticipated that this plan will be
referred to as property improvements and de-

velopment proposals are considered and to

help suide decision-makins about appropriate
uses and design issues in the village area.

_.__~T———--
This report is meant to be used as a guide. For the most part, our master plan covers only our vision. It

is premature to put in details of a design plan when there is no redevelopment in the near future. We

would want a design that is current with the industry standards and meets the needs of the community

at the time when we are actually working with a redevelopment of the village center. We have howev-

er/ included low and no cost options that could be done now.

^x.vo



Long Reach Community

Association

8775 Cloudleap Court

Columbia MD 21045

Phone: 410/730-8113
(Baltimore)

301/596-3265 (Wash)
Fax: 410/730-5882
Email: info@longreach.org

Web: www.longreach.org

Long Reach

The Village With A

Heart!

The Vision

The Long Reach Board of Directors feels that in order for village centers to

be viable we must look at new interpretations of the role of the village center

so that it not only serves our residents but also embraces a more global audi-

ence. More than most other village centers. Long Reach is surrounded by

many retail choices. Our village center is in a prime location as evidenced by all

the surrounding retail development.

Due to all the nearby retail, we question whether the concept of the

Long Reach Village Center is sustainable as a predominatly neighborhood retail

center. Does the village center need to include other concepts?

We are poised to accommodate businesses that wish to take advantage

of this location but do not fit the big box store model. Any redevelopment

needs to leverage the surrounding retail to benefit the village center. We sup-

port unique destination retailers as well as the usual village center mix of retail

stores. For example, due to the surfeit of nearby grocery stores, we encourage

a targeted market type of store that would not compete with but compliment a

high-end market like Wegmans and traditional markets like Giant and Safeway

in place of a conventional grocery store.

Long Reach is not adverse to a mixed-use approach to any redevelop-

ment of the village center noting that the commercial, residential and recrea-

tional use must be proportionately divided with the main emphasis on the

commercial and recreational components.

We want to see our village center set the standard for what a village

center should and can be in the 21st century.



Our History
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-ong Reach is the largest and one of the old-

ist of 10 villages that make up the new town

3f Columbia, Maryland. Our village comprises

Four neighborhoods: Jeffers Hill, Kendall Ridge,

Locust Park and Phelps Luck. From our start in

L971, we have grown to more than 17,000

people living in 6,108 households. Long Reach
Community Association is the nonprofit organ-

ization that governs and represents our vil-

lage. Both property owners and residents of

Long Reach are members of the Association

and elect a five-member Village Board and

:ouncil representative to the Columbia Board

of Directors. Stonehouse, our community

center is located in the Long Reach Village

Center. The Columbia assessment contributes

about one-third of our funding and our own

activities generate the remaining two-thirds.

A town meeting in 1972 yielded a resident

opinion poll that established an "arts & crafts

center" as the Village's recreational center. In

July 1974, Antioch University's Visual Art Cen-

ter opened. The Columbia Association cur-

rently operates its Art Center in the building.

In September 1974, Stonehouse, the Village

Community Center, opened. Earlier in that

year in April, the Long Reach Village Center

opened offering the residents a near-by place

to shop. The Village Center was renovated in

1998. Stonehouse is the non-profit, multi-

purpose Community Center for the Village of

Long Reach.
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• Support commercial
success for the village center owners and merchants

• Make the village center a destination point for
shoppers.

Make the village center a vital part of the Long Reach residents
lives.

• Improve the connectivity of the village center to
surrounding shopping areas, and Blandair Park by

improving & increasing the public walkways/pathways and
bicycle paths/lanes.

• Ensure that adequate

public transportation sites are included in any future
redevelopment plans.

Retain and enhance the current assets - Stonehouse, the CA Art
Center, Interfaith Center (Celebration Church) site,

the 5+/- acres of open space



Village Center Boundaries
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ie Village Center is

loosely bounded by

Tamar Drive on the west,

Cloudleap Court on the south,

Old Dobbin Road and Foreland

Garth on the north, with the

eastern boundary ending at the

Longwood House, Shalom

Square, and Lazy Hollow

Apartment properties.



Recreational Sites

(within a 3 mile radius)

Blandair Park

• Centennial Park

• Rockburn Branch Park

• Lake Elkhorn

• Downtown Lakefront

• Symphony Woods

• Meadowbrook Park

• Sewells Orchard Park

• Jackson Pond

• The 4 CA Outdoor Pools

• The potential for another 5 acre

recreational area within the Village Center Boundaries





Surrounding Growth Since 1970

• Benson Business & Restaurant Park (1990)

• Dobbin Center (Walmart, Banks, Medical Offices^ Gas Stations, Multiple Restaurants, etc.)

• Columbia Crossing I & II (Target, Banks, Pier One, Book Store, Joann Fabrics^ Pet Box Store, Old

Navy, Gas Station, Multiple Restaurants^ etc.)

• Snowden Square (BJ/s, Home Depot, Pet Box Store, Michael's, Hobby Lobby, DSW, Gas Station,

Banks, Multiple Restaurants^ etc.)

• Gateway Overlook (Costco, Trader Joe's, Lowes, Liquor Store, Multiple Restaurants, Royal Farms,

etc.)

• Columbia Palace (Giant Food, Multiple Restaurants, Gas Station^ Banks, Royal Farms, Office Build-

ings, etc.)

• Oakland Mills Village Center (Food Lion, Bank, Restaurants, Various Village Center Merchants)

• Intersection of Snowden River Parkway/108 (Multiple Restaurants, Elder Care Facility, Hotel,

Gas Station)

• Long Gate Shopping Center {Safeway, Various National Chain Stores, Bank, Gas Station, Multiple

Restaurants, etc.)

• Wegman's



#1

An outdoor public village green, plaza or square which

has both hardscape and softscape elements which

should be designed to function primarily as a

pedestrian-oriented promenade connecting the various

village center buildings and shall include public seating

features.

#2

Stores, shops, offices or other commercial uses which

provide opportunities to fulfill the day-to-day needs for

the village residents, such as food stores, specialty

stores, service agencies, financial institutions, personal

services, medical services and restaurants.

#3

Space for community uses and/or institutional uses.

#4

If appropriate, to support and enhance other uses in the

village center, residential uses



Commercial/Retail/Residential Uses

A,Jl new development must recognize that the retail component is the most im-

portant part of any redesign of the village center.

While Long Reach is not adverse to a mixed-use approach to any redevelopment of the

village center, we feel that a strong emphasis should be placed on the retail portion in

a way that will enhance the daily lives of Long Reach's and the surrounding neighbor-

hoods' residents.

If done correctly, the use of a housing component in the village center could help

attract a unique variety of vendors to enhance the shopping experience. It would also

increase foot traffic and provide a vibrancy to the village center.

The final piece of a redesign must include the community/recreational component.

The Village Center is home to Stonehouse and the CA Art Center. The Interfaith Center

houses the Celebration Church. The village is fortunate to have an undeveloped 5 +/-

acre open space parcel that could be used to enhance any redevelopment plan for the

Village Center.
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Current Community Uses

-^

Stonehouse - the Long Reach

Community Center

. CA Art Center

Interfaith Center (Celebration

Church)

Howard County Police Substation
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Outdoor Public Spaces

To view this plan on

the web go to

www.longreach.org

Any redevelopment plan should include a
Plaza component within the design to en-
courage community engagement and pro-

vide an aesthetic element to the
design.

Due to the CA Art Center's unique presence
within the village center, space should be
designated in any redesign for exterior art

work displays.

Consideration should be given to develop-
ing the 5 +/- acres of open space for

recreational use.
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