
January 20, 2023 

To: Columbia Association Board of Directors 
CA Management 

From: Eric Greenberg, Board Chair 

The Columbia Association Board of Directors meeting will be held on Thursday, January 
26, 2023 beginning at 7:00 p.m. 

AGENDA 
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60 min. 
(a) Audit Committee Recommendations on Governance and Ethics Matters (20 min.) 16 - 21 

(20 min.) 22- 50
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(15 min) 52
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(60 min) 53 - 56 
(20 min.) 57 - 71 
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72 - 75 
76 - 79 
80 - 83 

1 min. 
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1. Call to Order
(a) Announce the procedures being used to conduct the hybrid meeting
(b) Roll Call to determine Directors in attendance
(c) Announce that both audio and video of the meeting are being

broadcast. Anyone using the link to the meeting on CA’s website will be
able to see and hear the proceedings.

(d) Timekeeper – Alan Klein
2. Announcement of Closed/Special Meetings Held/To Be Held
3. Approval of Agenda
4. Verbal Resident Speakout will be available to individuals who submitted the

Resident Speakout form on CA’s website by 5:00 p.m. on Wednesday,
January 25, 2023. Please note that, due to time constraints, it may be
necessary to limit the number of people at Verbal Resident Speakout.

5. Consent Agenda
(a) Approval of BOD Meeting Minutes – December 8, 2022

6. Board Votes

(b) BOD Statement on the General Plan
(c) CA Votes in Village Elections
(d) Issues and Resolutions Related to Stormwater Management

7. Board Discussion
(a) Draft FY 2024 Budgets
(b) Revised Ethics Code

8. Questions Only
(a) President’s Report
(b) Report from the Inner Arbor Trust
(c) Pre-Filed State and County Legislation

9. Proposed New Topics
10. Chair’s Remarks
11. Adjournment – Anticipated Ending Time: Approximately 10:15 p.m.

Upcoming Scheduled Work Sessions and  Meeting 
Thursday, February 9, 2023 – Board of Directors Work Session – Beginning at 7:00 p.m. 

Thursday, February 23, 2023 – Board of Directors Meeting – Beginning at 7:00 p.m. 



CA Mission Statement 
Engage our diverse community, cultivate a unique sense of place, and enhance quality of life 

 
 

CA Vision Statement 
CA creates and supports solutions to meet the evolving needs of a dynamic and inclusive 

community. 
 



1 

Draft Minutes of the  1 
BOARD OF DIRECTORS MEETING 2 

Held December 8, 2022 3 
4 

To be approved January 26, 2023 5 
6 

Columbia Association’s Board of Directors held a hybrid meeting on Thursday, December 8, 2022. Present 7 
were Chair Eric Greenberg, Vice Chair Virginia Thomas, and members Dick Boulton, Lakey Boyd, Lin Eagan 8 
(virtual), Brian England, Janet Evans, Alan Klein (virtual), Bill Santos, Andy Stack, and Shari Zaret. Other 9 
attendees included General Counsel Michael W. Aniton; Senior Vice President/CFO Susan Krabbe; Vice 10 
President, Community Programs and Services Dan Burns; and Vice President, Community Operations Dennis 11 
Mattey. 12 

13 
1. Call to order14 

The Board of Directors Meeting was called to order at 7:05 p.m. by Chair Eric Greenberg. Mr. Greenberg 15 
announced the procedures to be used to conduct the meeting and took a roll call of the Board members present. 16 

17 
2.  Announcement of Closed/Special Meetings Held/To Be Held18 

The Audit Committee held a closed meeting on November 16, 2022 at CA Headquarters. Committee members 19 
present were James Young, Timothy Redmond, Andrew Stack, Bill Santos, and Eric Greenberg (appointed for 20 
this meeting to fill a vacancy). The vote to close the meeting was 5-0-0 (Messrs. Young, Redmond, Stack, 21 
Santos, and Greenberg). 22 

23 
The closed meeting was authorized under the Maryland Homeowners Association Act, Md. Code, Real 24 
Property §11B-111(4)(i),(iv) – Discussion of matters pertaining  to employees and personnel; and Consultation 25 
with staff personnel, consultants, attorneys, board members, or other persons in connection with pending or 26 
potential litigation or other legal matters. The meeting was closed from 6:05 p.m. until 7:55 p.m. to discuss an 27 
external audit report and for consultation on legal matters. 28 

29 
The Audit Committee held a closed meeting on December 6, 2022 at CA Headquarters. Committee members 30 
present were Andy Stack, Tim Redmond, Bill Santos, and Eric Greenberg (filling a vacant position). The vote 31 
to close the meeting was 4-0-0 (Messrs. Stack, Redmond, Santos, and Greenberg). 32 

33 
The closed meeting was authorized under the Maryland Homeowners Association Act, Md. Code, Real 34 
Property §11B-111(4)(i),(iv) – Discussion of matters pertaining  to employees and personnel; and Consultation 35 
with staff personnel, consultants, attorneys, board members, or other persons in connection with pending or 36 
potential litigation or other legal matters. The meeting was closed from 7:55 p.m. until 9:25 p.m. to review 37 
several internal audit reports and to consult with personnel on legal matters. 38 

39 
3.   Approval of Agenda40 

  Action: Mr. England moved to approve the agenda, seconded by Ms. Thomas. Hearing no objections, the 41 
agenda was approved. 42 

43 
4. Verbal Resident Speakout44 

(a) Deb Jung – Howard County Council – spoke in-person about a possible CA grant to the Inner Arbor Trust.45 
(b) Jen Terrasa – Howard County State Delegate – spoke virtually about a possible CA grant to the Inner Arbor46 

Trust.47 
(c) Richard Bannister – spoke virtually in opposition to the Lake Elkhorn stream restoration project.48 
(d) Sharon Boies – Protect Our Streams – spoke in-person about opposition to the Lake Elkhorn stream49 

restoration project.50 
(e) Skye Anderson – Hickory Ridge – spoke in-person about change versus the status quo.51 
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(f)  Lena Kennedy – Oakland Mills – spoke in-person about CA’s Points Program and CA grants to 52 
organizations. 53 

(g) William Inglis – Chair, Hickory Ridge Village Board of Directors – spoke in-person about Columbia 54 
watershed concerns. 55 

(h) Dara Baker – spoke in-person about the Lake Elkhorn stream restoration project. 56 
(i)  Alan Schwartz – Hickory Ridge – spoke virtually about financial and operating issues at the village centers 57 

and in opposition to the Lake Elkhorn stream restoration project. 58 
(j)  Josh Friedman – Long Reach – spoke in-person about a possible CA grant to the Inner Arbor Trust. 59 
(k) Pearl Atkinson-Stewart – Senior Advisory Committee – spoke virtually in support of a request from CA’s 60 

Senior Advisory Committee to change its name 61 
(l)  Kathleen Flanagan – Wilde Lake– spoke in-person about issues with CA’s Board of Directors and in 62 

support of Lakey Boyd. 63 
(m) Vincent Marando – spoke in-person about CA Board of Directors activity/evaluation and the relationship 64 

between CA’s Board of Directors and Lakey Boyd. 65 
(n)  Amy Bennett – spoke virtually about the Lake Elkhorn stream restoration project. 66 
(o)  Ellen Flynn Giles – Inner Arbor Trust – spoke in-person about a possible CA grant to the Inner Arbor Trust 67 
(p)  Janssen Evelyn – spoke in-person in support of Lakey Boyd. 68 
(q) Dave Simmons – Columbia Festival of the Arts – spoke in-person about CA’s community grants program 69 

and process. 70 
(r) Greg DesRoches – spoke in-person about CA’s Board of Directors in the news. 71 
(s) Anika Baty-Mills – Columbia Inspired Magazine – Spoke in-person about racism in Columbia and in 72 

support of Lakey Boyd. 73 
(t) Jonathan Branch – Owen Brown – spoke virtually about possible CA grant to the Inner Arbor Trust 74 
(u) Joan Lancos – spoke in-person about leadership and in support of Lakey Boyd 75 
(v) Jessica Bellah – spoke virtually about leadership decisions and in support of Lakey Boyd 76 
(w) Erika Chavarria – Columbia Community Care – spoke in-person in support of Lakey Boyd 77 
(x) Laura Bacon – spoke virtually about her Columbia experience 78 
(y) Jeremy Dommu – Hickory Ridge – spoke about the role of CA’s Board of Directors and in support of 79 

Lakey Boyd 80 
(z) Tonya Aikens – Howard County Library System – spoke virtually in support of Lakey Boyd    81 
 82 
Verbal Resident Speakout concluded at approximately 9:02 p.m. The Board took a recess and reconvened at 83 
9:10 pm. 84 
 85 

5.  Consent Agenda  86 
(a) Approval of Closed Meeting Minutes – October 27, 2022 and November 10, 2022 – Approved by consent. 87 
 88 

6.  Board Votes 89 
(a) Draft Capital Allocation and Fixed/Changeable Expenses – Includes Annual Charge Rate and Cap; Possible 90 

inclusion of two grant requests; Update to the Stormwater Management Plan; Capital Budget 91 
Mr. Greenberg introduced the topic by stating he had compiled a list of grant requests; questions or 92 
concerns about some operational requests; and concerns about Capital II requests.  93 
 94 
Ms. Krabbe noted that the material prepared for the agenda packet was based upon information received by 95 
staff at the BOC meeting and prior to posting time, and included information and staff’s assessment on four 96 
specific topics. Ms. Krabbe expressed concern any additional materials introduced that evening would not 97 
have been made available to the public and that it might be difficult for them to follow the discussion. She 98 
asked if the Board was planning to work through the list that the public had seen or not. 99 
 100 
Mr. Greenberg confirmed that discussion and votes would be on materials in the FY 2024 Pre-Budget 101 
Workbook. He also indicated that Board members were free to offer amendments to adjustments in the 102 
Workbook, that staff could take forward as additional assumptions when staff came back with the draft 103 
budget. 104 
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When queried by a Board member whether the Board would vote on grants first or capital first, Mr. 105 
Greenberg stated grants. 106 
 107 
Action: Mr. Greenberg called for a motion to approve the FY24 Capital Budget to go back to staff to use to 108 
prepare the “agenda.” Mr. Stack moved that the Board approve the Draft FY24 Capital, seconded by Ms. 109 
Thomas. Mr. Greenberg indicated he would proceed with discussion on the proposed amendments, and 110 
called for an amendment to add a grant to the Inner Arbor Trust. 111 
 112 
Board members expressed confusion as to the motion under consideration. It was pointed out that Mr. 113 
Greenberg initially indicated it was on grants, then changed it to the capital budget. Mr. Greenberg stated 114 
the motion on the floor was on grants, to which Board members stated it was on the capital budget. Mr. 115 
Greenberg stated the meeting would proceed with a vote on the Draft FY24 Capital budget. 116 
 117 
Action: Mr. Greenberg then asked for an amendment to the Draft FY24 Capital Budget to increase the 118 
Columbia tot lot funding by $240,000 to allow structures suitable for 5-12 year-old youth. 119 
 120 
Ms. Evans said she thought the Board was going to discuss a possible change to the current tot lot policy, 121 
and thought Mr. Greenberg’s request would come with a possible policy change, rather than an allocation 122 
of funding to something which the Board had not discussed. She also questioned how Mr. Greenberg 123 
arrived at the amount of $240,000. Mr. Greenberg responded to Ms. Evans’ question stating the amount 124 
was in the packet; but, since there was no second to the motion, he would move on. 125 
 126 
Mr. Klein noted that Mr. Greenberg referred to a “list” and asked where the list came from. Mr. Greenberg 127 
indicated the list was compiled from questions submitted by individual Board members. 128 
 129 
Ms. Boyd asked Mr. Greenberg two questions – (1) To what was Mr. Greenberg referring as the “Capital 130 
Budget”? Did he mean the staff-recommended $11M capital budget? and (2) What was meant by 131 
“amending” the budget? She thought the Board was voting on the proposed $11M envelope for the Capital 132 
Budget and was confused as to how a budget, on which the Board had not yet voted, could be amended. 133 
Was a vote on the staff-proposed $11M Capital Budget going to occur at the December 8 meeting and, if 134 
so, what would be the impact of $240K on it? 135 
 136 
Mr. Boulton summarized his understanding of the process, noting that the Board had been given a “pseudo” 137 
capital budget of how much money would be available and how it could be spent. Mr. Boulton noted that a 138 
message had been sent to Board members asking if there were proposed items in the capital budget that 139 
they would like changed (i.e., added, subtracted, amended in some way); and, if so, to submit them for 140 
consideration at the December 8, 2022 Board meeting. 141 
 142 
Ms. Zaret also requested that responses from surveys sent to residents be taken into account. Ms. Zaret 143 
noted that four main areas were mentioned consistently – pools, pathways, tot lots, and green space. She 144 
felt a good place to start would be to fund those four areas which residents considered essential to the 145 
amenities and quality of life they are seeking. 146 
 147 
Mr. Stack said he felt that staff had provided a “doable” capital budget amount of $11M, and that any 148 
capital expenditures above that amount have serious budget consequences. He suggested that the first step 149 
is to determine if the Board agrees with the suggested $11M amount and then to decide how that amount 150 
will be allocated. 151 
 152 
In response to a question from Ms. Zaret, Mr. Stack explained that funding for the four main areas (pools, 153 
pathways, tot lots, and green space) is contained within the proposed $11M Capital Budget. Category 3 154 
funding contains allocations necessary for pools; Category 2 funding contains allocations for bridges, 155 
pathways, and watershed stabilization; and Category 1 funding contains allocations for Columbia-wide 156 
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building energy retrofits and water quality and watershed improvement projects. Funding for operating 157 
CA’s pools is contained in the proposed operating budget rather than the proposed capital budget.   158 
 159 
Ms. Krabbe stated that the proposed capital project budget of $11M was based upon the information and 160 
guidance received at the October 27, 2022 Board meeting. Ms. Krabbe felt the amount was a solid one for 161 
Columbia Association for FY24. The two resident surveys were used to help formulate the proposed 162 
Capital 1 and 2 projects, as well as replacement cycles for pathways and improvements, with the focus on 163 
the strategic priority of Environmental Sustainability. 164 
 165 
Mr. Boulton felt it was premature to vote on the proposed capital budget since a vote had not been taken on 166 
the proposed rate and cap amounts. He felt that vote should be taken first. 167 
 168 
Mr. Stack agreed to withdraw his motion on the proposed capital budget. 169 
 170 
Action: Mr. Stack moved to approve staff’s recommendation of the rate of $0.68/$100 of assessed 171 
valuation and the cap of 3.5%. Mr. Santos seconded the motion. 172 
 173 
Discussion focused on whether the proposed rate and cap would give sufficient funding to meet community 174 
expectations or if the proposed rate and cap would need to be adjusted. It was pointed out that the proposed 175 
amounts would be a starting point for preparation of the draft budget, which would be discussed in late 176 
January and early February, at which time the Board could consider adjustments. The final vote will be 177 
taken in late February. 178 
 179 
Action: Mr. Greenberg called the question on Mr. Stack’s motion and took a rollcall vote. The motion was 180 
approved by a vote of 10-0-0. 181 
 For:         Messrs. Boulton, England, Greenberg, Klein, Santos, and Stack; and Mmes. Eagan,  182 
     Evans, Thomas, and Zaret 183 
 Against:   None 184 
 Abstain:   None 185 
 186 
Action; Mr. Greenberg called for a motion regarding the proposed FY24 Capital Budget of $11M. Mr. 187 
Stack moved to use staff’s recommendation of $11M as a going assumption for the FY24 capital budget. 188 
Mr. Boulton seconded the motion. 189 
 190 
Ms. Thomas felt the Board should consider whether or not to add other items to the proposed FY24 Capital 191 
Budget before voting on Mr. Stack’s motion. She thought some proposed allocations might need to be cut 192 
in order to add others, and that the Board might need to go beyond $11M. Ms. Evans preferred to lock in 193 
the $11M proposed amount, stating that anything beyond that amount would need to be borrowed. 194 
 195 
Mr. Santos asked the Board’s opinion on the proposed Category 1 projects, and wondered if Board 196 
members thought any other projects should be added to that category. Ms. Zaret inquired whether energy 197 
retrofits were the same as those done in the past or if they were new. Mr. Mattey responded that some of 198 
the retrofits were new. 199 
 200 
Mr. Klein asked for a point of clarity, noting he thought the motion was about the overall amount of the 201 
proposed FY24 Capital Budget, not about specific items to include in it. Mr. Greenberg responded that the 202 
overall amount of the proposed FY24 capital budget is dependent upon what is included. Ms. Zaret 203 
clarified she had a question about energy retrofits and Mr. Mattey provided the information she wanted. 204 
 205 
Action: Mr. Greenberg called the question on Mr. Stack’s motion and took a rollcall vote. The motion was 206 
approved by a vote of 10-0-0. 207 

For:         Messrs. Boulton, England, Greenberg, Klein, Santos, and Stack; and Mmes. Eagan,  208 
     Evans, Thomas, and Zaret 209 
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 Against:   None 210 
 Abstain:   None 211 
 212 
Action: Mr. Greenberg introduced the discussion on grants, noting that the Inner Arbor Trust (IAT) had 213 
submitted a request for a grant of $216,000 from Columbia Association. Ms. Thomas moved to approve the 214 
request, seconded by Mr. Boulton. 215 
 216 
Ms. Evans suggested adding a blanket allocation for grants, from which individual requests could be 217 
funded, if approved by the Board. Mr. Greenberg preferred to discuss grant requests individually and to 218 
vote on whether to fund each request. 219 
 220 
Mr. Klein felt that the Board should determine how much funding CA wanted to allocate to grants and then 221 
determine how that funding is allocated. He went on record stating that he would vote “No” on the request 222 
from the Inner Arbor Trust since he felt CA should not be giving money to a private corporation that was 223 
not accountable to the community.  224 
 225 
Ms. Boyd reminded the Board that staff did not recommend awarding any grants in FY24 and that there 226 
was no grant process put in place by the organization or the Board. Ms. Boyd noted the two requests being 227 
discussed were sent directly to the Board, and did not represent finalists in a process to determine possible 228 
awardees. 229 
 230 
Mr. Boulton stated the Inner Arbor Trust is helping CA maintain, enhance, and preserve CA’s land. For 231 
that reason, he felt CA should provide some funding to IAT so it could continue its work on behalf of CA. 232 
 233 
Ms. Thomas expressed her opinion that the issue was not whether CA had a grant policy. Rather, it was an 234 
issue of staff not recommending funding for grants, which was a budget issue. She was not in favor of 235 
giving IAT a grant; rather, she felt CA owed something to IAT since it was created by the Board and staff a 236 
long time ago. Ms. Thomas felt there should be another category since she felt it was CA’s obligation to 237 
provide some financial support to the IAT. 238 
 239 
Ms. Krabbe offered some clarity on CA’s grant policy, stating it was established and approved by the 240 
Board in February 2020 just prior to the COVID pandemic. It does not provide an open or robust or 241 
transparent process for funding those grants, other than the small ones which are handled by the 242 
Community Foundation of Howard County and which are in the range of $5,000 to $10,000. There is no 243 
process to award six-figure grants. 244 
 245 
Ms. Krabbe also wanted to correct the misunderstanding that anything to the IAT would be something other 246 
than a grant or a loan. The IAT is not a division of Columbia Association, Inc., and Ms. Krabbe felt it was 247 
very important to ensure that was clear in light of IAT’s tax-exempt status. 248 
 249 
Mr. Stack said he supported the IAT, but perhaps not at the level of $216K due to the current financial 250 
situation. He also wondered where CA would find $216K in the operating budget for that level of funding. 251 
Mr. Stack felt the Board needed to make some hard financial decisions. He also felt that, if the Board 252 
wanted to give the IAT a grant, that the Board needed to provide direction to the staff as to where funding 253 
could be reduced in the operating budget. 254 
 255 
Discussion focused on the level of funding that CA could accommodate in a possible grant and where 256 
reductions could be made comfortably in the proposed operating budget. Board members felt staff should 257 
be given direction regarding items in the proposed budget in which the Board would or would not support 258 
reductions. 259 
 260 
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Action: Mr. Stack proposed an amendment to Ms. Thomas’ motion. He moved that the Board direct staff to 261 
propose a series of options at different funding levels up to $200,000 for a grant to the Inner Arbor Trust. 262 
Ms. Evans seconded the motion.  263 
 264 
Ms. Thomas suggested that the Board approve the motion to give a grant of $216K to the Inner Arbor 265 
Trust. For any other requests, staff would be asked to provide suggestions on where the funding could be 266 
obtained in the current proposed budget. 267 
 268 
Ms. Krabbe suggested that, instead of giving IAT a grant, that CA give them an interest-free loan, which 269 
would have no impact on the Profit and Loss statement. Ms. Krabbe felt an interest-free loan with generous 270 
repayment terms would be a suitable alternative to a grant. 271 
 272 
Additional discussion focused on the reasons for giving the IAT a grant rather than a loan; clarification of a 273 
statement that the IAT operating budget is very slender and that earnings go back into CA; the entity to 274 
which Ms. Eagan was referring when using the pronoun “we;” and whether Mr. Stack wanted to specify 275 
specific levels of funding in his amendment to Ms. Thomas’ motion. 276 
 277 
Action: Mr. Greenberg called the question on Mr. Stack’s amendment to Ms. Thomas’ motion. Discussion 278 
ensued on whether three specific levels of funding should be specified. Board members agreed on a 279 
minimum amount of $50K and a maximum amount of $200K, but could not reach consensus on a “middle” 280 
amount of funding. It was decided to modify the language of the amendment to state “three levels of 281 
potential funding” for “grant funding” to the Inner Arbor Trust. The proposed amendment was approved by 282 
a vote of 7-3-0. 283 

For:          Messrs. Boulton, England, Santos, and Stack; and Mmes. Eagan, Evans, and Zaret 284 
 Against:   Messrs. Greenberg and Klein; and Ms. Thomas 285 
 Abstain:   None 286 
 287 
Action: Mr. Greenberg called the question on Ms. Thomas’s motion, now amended to state “approve the 288 
request to provide three levels of potential funding at a minimum of $50K, a maximum of $200K, and a 289 
non-determined amount between $50K and $200K, for grant funding to the Inner Arbor Trust.” The motion 290 
passed by a vote of 9-1-0. 291 

For:         Messrs. Boulton, England, Greenberg, Santos, and Stack; and Mmes. Eagan, Evans, 292 
     Thomas, and Zaret 293 
 Against:   Mr. Klein 294 
 Abstain:   None 295 
   296 
Prior to proceeding, Ms. Eagan clarified for the record that she had not been a member of the Inner Arbor 297 
Trust for nine months; and was not referring to that entity when she used the pronoun “we” in the previous  298 
discussion on a possible grant to the IAT. 299 
 300 
Action: Noting that the Board was out of the allotted time for the Budget Discussion, Mr. Stack (who was 301 
acting as timekeeper) moved to add 20 minutes to the Board’s discussion of the proposed budget. Hearing 302 
no objections, the additional time was added. 303 
 304 
Action: Ms. Thomas moved to approve the $120,000 grant requested by the Community Foundation of 305 
Howard County. Mr. Boulton seconded the motion. 306 
 307 
Mr. Santos spoke highly of the Community Foundation of Howard County and its work in the community, 308 
but thought that Columbia Association did not have a grant policy or procedure in place that would be 309 
helpful. Ms. Zaret responded that CA did have a grant policy in place, but that it was not used during the 310 
COVID pandemic due to financial uncertainty. Ms. Evans responded by saying that she agreed the grant 311 
policy was in place, but she thought it applied only to the Community Foundation of Howard County. Ms. 312 
Zaret requested that the grant policy be sent via email to the Board and be posted as part of the supporting 313 
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documents for the next budget discussion. It was noted that the grants policy was included in a binder 314 
previously given to Board members and that it was already available electronically to the Board. 315 
 316 
Ms. Eagan accessed CA’s grant policy and read its provisions. 317 
 318 
Action: Mr. Stack moved to amend the motion to ask staff for three levels of potential funding at $50K, 319 
$75K, and $100K for grant funding to the Community Foundation of Howard County. Mr. Boulton 320 
seconded the motion.  321 
 322 
Discussion ensued regarding the 10% fee charged by the Foundation for administrative costs; the number 323 
of scenarios requested from staff to provide funding of requests at different levels; and concern that the 324 
Board would be micromanaging if it looked at day-to-day operations when making its decisions. 325 
 326 
Action: Mr. Greenberg called the question on Mr. Stack’s motion to amend Ms. Thomas’ motion. Mr. 327 
Stack’s motion failed by a vote of 4-6-0.  328 

For:         Messrs. England and Stack; and Mmes. Eagan and Evans 329 
 Against:   Messrs. Boulton, Greenberg, Klein, and Santos; and Mmes. Thomas and Zaret 330 
 Abstain:   None 331 
  332 
Action: Mr. Greenberg called the question on Ms. Thomas’ motion to approve a grant of $120K to the 333 
Community Foundation of Howard County, and took a rollcall vote. The motion failed by a vote of 5-5-0. 334 

For:         Messrs. Boulton and England; and Mmes. Eagan, Thomas, and Zaret 335 
 Against:   Messrs. Greenberg, Klein, Santos, and Stack; and Ms. Evans 336 
 Abstain:   None 337 
 338 
Action: Mr. Stack moved that staff use the material presented in the FY 2024 Pre-Budget Workbook to 339 
create a draft budget for FY 2024. Mr. Santos seconded the motion. 340 
 341 
Discussion focused on the list of questions from Board members compiled by Mr. Greenberg, all of which 342 
were centered on information in the Pre-Budget Workbook. The first question dealt with a change of 343 
approximately 200% in the Community Development and Real Estate Services (CDRES) Division, with an 344 
increase in budget from approximately $300K to approximately $900K. The question centered on why 345 
there was such a large increase and should an amendment be made to reduce the proposed budget back to a 346 
level of approximately $350K. 347 
 348 
Ms. Boyd reminded the Board that the question had been answered at previous budget sessions, and asked 349 
Mr. Mattey to explain the change. Mr. Mattey noted the increase was due to the consolidation of positions 350 
previously in other areas; these were not new expenses to Columbia Association. If funding to CDRES was 351 
reduced, initiatives such as the GIS system and encroachment procedures, which are currently in place and 352 
providing vital services related to CA’s open space, would cease to exist. Mr. Mattey reiterated that the 353 
positions existed prior to FY 2024; were housed in different parts of the organization; and were combined 354 
recently into the CDRES Division. 355 
 356 
Mr. Greenberg asked why the current FY 2023 budget did not reflect spending at the $900K level. Mr. 357 
Mattey explained that the current FY 2023 budget does not reflect an entire fiscal year of expenditures 358 
under a full consolidation of the positions. He also noted that the FY 2024 budget includes expenses for 359 
legal fees and surveys, recognized as being necessary in the next fiscal year, as well as a twelve-month 360 
position that was vacant for part of FY 2023. None of these proposed FY 2024 expenses are reflected in 361 
current spending for FY 2023. 362 
 363 
Ms. Boyd explained that the restructuring occurred in mid-year FY 2023, and that adjustments were made 364 
to the quarterly reports to reflect and explain the restructuring changes. If a year-to-year analysis of 365 
spending is done, the change appears to have a bigger impact to organizational expenditures. However, the 366 



 
 

8 
 

actual overall impact to the bottom line is the addition of a staff person needed to perform administrative 367 
duties which are necessary to operation of the CDRES Division. 368 
 369 
Ms. Krabbe pointed out that more information will be available in January 2023 when the draft budget is 370 
presented. A quick comparison of FTE’s shows an increase of only one FTE, which is the position which 371 
moved from the President’s Office to the CDRES Division. Mr. Stack noted the Community Operations 372 
Department is being funded at almost pre-COVID levels, since this includes areas consistently mentioned 373 
in community surveys as being most important to residents. Mr. Stack also was opposed to reducing 374 
funding to CDRES since it is involved in community planning and a source of information to the Board and 375 
the community. 376 
 377 
Additional discussion included a suggestion that there be a detailed organization chart available that 378 
indicated the number and titles of positions in the various departments and divisions within CA; and 379 
questions on where to find information on the Community Operations Department and its divisions in 380 
section 4 of the FY 2024 Pre-Budget Information Workbook. 381 
 382 
Action: Mr. Stack made two comments. First, he noted that the Board was out of its allotted time for 383 
discussion on the budget. Second, due to the late hour (close to 11:00 p.m.) he suggested that the Chair call 384 
the question on his motion to have staff prepare a draft budget based on the information in the FY 2024 385 
Pre-Budget Workbook. 386 
 387 
Mr. Greenberg recited the motion and then asked if there were any other items the Board wanted to add to 388 
the budget. 389 
 390 
Ms. Boyd expressed her concern that the Board had spent approximately 95 minutes, including a 20-minute 391 
extension, on the budget topic, which had an initial time allocation of 55 minutes. She indicated the Board 392 
had budget discussions in five previous meetings/work sessions prior to December 8; and that the Board 393 
had discussed and voted upon the three items agreed upon at the November 10, 2022 Board meeting. Ms. 394 
Boyd also alluded to a purported email exchange between Board members during the week, and echoed 395 
Ms. Krabbe’s concern that many of the changes had not been discussed before in a public meeting. Ms. 396 
Boyd emphasized that a conclusion on the budget topic, with clear direction to staff, was needed that 397 
evening. 398 
 399 
Action: Mr. Greenberg called for an extension of 15 minutes for the budget discussion. Ms. Thomas so 400 
moved. There was no second and there were no objections. Discussion on the budget continued. 401 
 402 
Ms. Thomas noted that work was continuing on ADA restrooms on the second floor of The Other Barn and 403 
wondered where this item was located in the proposed FY 2024 budget. Mr. Mattey noted it was covered in 404 
Category 3 capital funding and, although it was not listed, it was guaranteed. Ms. Thomas then inquired 405 
about the path from Orchard Green tot lots to Red Branch Road. Mr. Mattey indicated that was not in the 406 
budget, since it would be a pathway leading to Route 108, where there is no sidewalk or crosswalk. Mr. 407 
Mattey indicated CA was working with Howard County on this. 408 
 409 
Action: Mr. Greenberg noted there was a motion on the floor that staff use the material presented in the 410 
FY 2024 Pre-Budget Workbook to create a draft budget for FY 2024. He asked if there was any further 411 
discussion. 412 
 413 
It was noted that the material in the Pre-Budget Workbook may change if the Board approved grants to the 414 
Inner Arbor Trust and the Community Foundation of Howard County. Ms. Evans asked if it was the 415 
expectation that the Board would not include the list of things with which it came up this week. Mr. 416 
Greenberg replied, “Unless someone moves it.”  417 
 418 
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Ms. Zaret felt that this topic should be discussed at the next Board meeting. Since the Board was in the 419 
phase of creating the framework of the budget and that Board members were going back to their villages 420 
and hearing from the community, Ms. Zaret felt people should be able to put in other ideas they may have. 421 
She suggested that this be put on the website for the next meeting so people could see some of the ideas 422 
that have gone out. 423 
 424 
Mr. Stack noted that staff would not have time to prepare a draft budget by that time. Ms. Zaret replied that 425 
it was not to be included in the budget; rather, it was to be discussed. Mr. Greenberg then suggested the 426 
information in the Pre-Budget Workbook be a draft framework for the budget; that Board members go back 427 
to their villages and get a list of suggestions; include the lists in the agenda for discussion in January 2023; 428 
and then add them accordingly.  429 
 430 
Mr. Santos commented that the process just mentioned by Mr. Greenberg should have been done in 431 
July 2022. Ms. Boyd pointed out that the Board had approved the budget schedule in July 2022; staff would 432 
provide a draft budget in January 2023; the draft budget would be discussed on February 9, 2023; and the 433 
draft budget would be voted upon on February 23, 2023. Ms. Boyd supported Mr. Santos’ comment and 434 
stated that budget discussions had been held on five different occasions and two community surveys for 435 
input had been conducted. Staff thought Board members were gathering input from their villages and the 436 
community in the August-November 2022 time period. 437 
 438 
Ms. Zaret felt that people came out in December, rather than in the earlier months, and presented ideas for 439 
consideration. She felt that people would continue to come out in January and February; she would not 440 
want to preclude anything coming from the community and the villages; and that the Board should still be 441 
responsive to what it is hearing. Ms. Thomas seconded Ms. Zaret’s comments. 442 
 443 
Mr. Greenberg stated that the budget document to be provided to the Board in January was a draft, which, 444 
by definition, is changeable. He suggested getting the draft budget, compiling a list of items the Board 445 
would like to add to the draft or change with the draft, and using the draft budget as a starting point for 446 
possible change. Ms. Thomas suggested that the list of items previously suggested by people for inclusion 447 
in the draft budget be shared with staff for reference. 448 
 449 
Action: Mr. Greenberg called the question on Mr. Stack’s motion that staff use the material presented in 450 
the FY 2024 Pre-Budget Workbook to create a draft budget for FY 2024. Mr. Greenberg took a rollcall 451 
vote, and the motion was approved by a vote of 10-0-0.  452 

For:          Messrs. Boulton, England, Greenberg, Klein, Santos, and Stack; and Mmes. Eagan,  453 
     Evans, Thomas, and Zaret 454 

 Against:   None 455 
 Abstain:   None 456 
 457 
Ms. Boyd then stated that she was not comfortable having individual Board members email ideas to either 458 
the Board Chair or to staff. She indicated that staff needs the Board to act as a group, which is why 459 
discussions and/or votes are held in open meetings. Even if a vote is not taken, at least consensus as a group 460 
can be determined. Otherwise, staff time and resources are allocated to producing scenarios built around 461 
individual projects. 462 
 463 
Discussion then centered on whether the list, which was sent to the Board, had been shared with staff; and 464 
when/if the list would be discussed at an upcoming Board work session and/or meeting. 465 
 466 

(b) Independent Auditors for FY 2023 467 
Mr. Stack introduced the topic by noting that the independent auditors need to be renewed every five years. 468 
An RFP was sent and several companies replied. Upon discussion, the Audit Committee recommended that 469 
CA’s Board of Directors select SB & Company, LLC to perform the audit for Fiscal Year 2023. 470 
 471 
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Action: Mr. Boulton moved to recommend that SB & Company, LLC be appointed by CA’s Board of 472 
Directors as CA’s external auditing firm for Fiscal Year 2023. Mr. Stack seconded the motion. Mr. 473 
Greenberg took a rollcall vote, and the motion was approved by a vote of 10-0-0. 474 

For:          Messrs. Boulton, England, Greenberg, Klein, Santos, and Stack; and Mmes. Eagan,  475 
     Evans, Thomas, and Zaret 476 

 Against:   None 477 
 Abstain:   None 478 
 479 

(c) IRS Form 990  480 
Mr. Stack stated that the Audit Committee reviewed the 990 Form and voted unanimously to recommend 481 
that it be approved by CA’s Board of Directors. 482 
 483 
Action: Mr. Stack moved that the Board approve the Form 990 as submitted by the Audit Committee. Mr. 484 
Santos seconded the motion. 485 
 486 
Discussion focused on one update to the Form 990, which took place on December 6, 2022 for review by 487 
the Audit Committee later that evening at its regularly scheduled meeting. Mr. Boulton noted the change, 488 
but declined to discuss it since the conversation could not take place in an open meeting. He suggested that 489 
approval of the form be postponed until the Board could discuss the update in a closed meeting. 490 
 491 
Ms. Krabbe explained that the original Form 990 was posted on Friday, December 2, 2022. The original 492 
Form had been reviewed and all open items resolved. On Monday evening, December 5, 2022 Ms. Krabbe 493 
had some follow-up questions for her team, all of which were resolved satisfactorily, with no changes to the 494 
Form.  495 
 496 
On Tuesday morning, December 6, 2022 the chair of the Audit Committee asked three questions. Ms. 497 
Krabbe and her team checked on them and made one change themselves that was related to a tax footnote. 498 
One question was determined to be accurate as completed. A change was made to one question asking “Did 499 
the organization regularly and consistently monitor and enforce compliance with a written conflict of 500 
policy?” The answer was changed to No. 501 
 502 
Ms. Krabbe stated she presented those changes to the Audit Committee in the interest of transparency. The 503 
changes were not discovered by anyone on the Audit Committee. Ms. Krabbe pointed out that the question 504 
which was changed is in Part VI, Section B of Form 990, which requests information about policies not 505 
required by the Internal Revenue Code, and that a “No” answer does not require an explanation. 506 
 507 
Ms. Krabbe stated the form had been accurately corrected. She noted Form 990 must be signed and 508 
submitted with the signer’s credentials, under penalty of perjury. 509 
 510 
Mr. Greenberg stated Mr. Aniton (“Wes”) provided an opinion to the Board. Mr. Aniton clarified that he 511 
did not give a “legal opinion” to the Board, but rather a memo to the Board. “Jim” (Mr. James Young) also 512 
provided a memo to the Board after the meeting.  513 
 514 
Action: Mr. Greenberg talked with Mr. Young and felt it would be prudent for the Board to ask the Audit 515 
Committee to review the changes, and to provide a report to the Board on what the changes were, their 516 
implication, and why the changes were made, taking into account the memo from Mr. Aniton and any 517 
further dialogue that had taken place since the Audit Committee meeting. Ms. Thomas seconded Mr. 518 
Greenberg’s suggestion.  519 
 520 
Ms. Boyd then stated that the Audit Committee approved the form updated on December 6, 2022. No 521 
changes have been made since that approval. Since the approval, some Board members had asked questions 522 
about the answer in Part VI, Section B, 12C of Form 990. Ms. Boyd stated that corporate officers are 523 
compelled to state facts accurately on federal forms and were unable to change the answer. She then noted 524 
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that the governing body (i.e., Board of Directors) did not have to approve the form. Corporate officers 525 
complete the form, not Board members. A Board vote would not change the fact that corporate officers 526 
must accurately report on government forms, and no action of the Board was going to change what 527 
corporate officers had put on the form. 528 
 529 
Mr. Greenberg countered that the Audit Committee had not been privy to the memorandum sent out, and 530 
reiterated that he would like the Audit Committee to review the implication of the change, why the change 531 
was made, and be able to consider it further. 532 
 533 
Mr. Klein inquired why CA’s Board has been asked to approve the Form 990 for several years if it was not 534 
required. He acknowledged there was a difference of opinion regarding what was accurate and what was 535 
not accurate, and felt that should be resolved. Mr. Klein was not in favor of sending the Form back to the 536 
Audit Committee since the Board would be asking the Audit Committee to review and approve what it had 537 
already done. 538 
 539 
Ms. Krabbe stated there is no regulatory requirement that the governing body review or approve Form 990 540 
before it is filed. It is not part of the instructions or code related to the form. Rather, CA has an internal 541 
policy that was established when the governance structure changed to the committee structure that has the 542 
CA Board accepting and then approving the Form 990 upon the recommendation of the Audit Committee. 543 
 544 
Ms. Boyd stated the Board cannot change the facts that CA staff has to report on its tax returns. She noted 545 
that both CA staff and outside counsel have repeatedly advised CA’s Board about conflicts of interest. 546 
While the Board can make different choices about handling conflicts of interest, it does not change the past 547 
improper handling of conflicts of interest and what has to be reported on Form 990. 548 
 549 
Mr. Stack pointed out that there was no argument with the figures reported on Form 990. Rather, the 550 
discussion pertained to a particular question which does not relate to the finances. 551 
 552 
Discussion centered on whether or not to vote to approve Form 990. Mr. Santos reminded Board they could 553 
abstain if a vote was taken that evening. Mr. Klein read a section from boardmember.com that stated duty 554 
of care requires the board of directors to review and approve the organization’s IRS Form 990, and that the 555 
Board and senior staff should work collaboratively to complete it in advance of the due date for its filing. 556 
 557 
Action: Mr. Greenberg called the question on his amendment, seconded by Ms. Thomas, to send CA’s 558 
Form 990 back to the Audit Committee to provide further review of Form 990 and any implications of the 559 
change. He took a rollcall vote, and the motion failed by a vote of 3-7-0. 560 

For:          Mr. Greenberg; and Mmes. Thomas and Zaret  561 
Against:   Messrs. Boulton, England, Klein, Santos, and Stack; and Mmes. Eagan and Evans 562 

 Abstain:   None 563 
 564 
Action: Mr. Greenberg called the question on Mr. Stack’s motion that the Board approve the Form 990 as 565 
submitted by the Audit Committee. He took a rollcall vote, and the motion failed by a vote of 4-5-1. 566 

For:          Messrs. England, Santos, and Stack; and Ms. Evans  567 
Against:   Messrs. Boulton, Greenberg, and Klein; and Mmes. Thomas and Zaret 568 

 Abstain:   Ms. Eagan 569 
 570 

(d) Suggested Name Change – Senior Advisory Committee 571 
 Action: Mr. Boulton moved to change the name of the Senior Advisory Committee to The Aging Well in 572 

Columbia Advocacy Committee. Ms. Thomas seconded the motion, and the following rollcall vote was 573 
taken: 574 

For:          Messrs. Boulton, England, Greenberg, Klein, and Santos; and Mmes. Eagan, Thomas, 575 
    and Zaret  576 

Against:   None 577 
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 Abstain:   Mr. Stack 578 
  (Note: Ms. Evans was not in the room at that point and did not vote.) 579 

 580 
Mr. Aniton informed the Board that Article V of the committee’s charter contains the information needed 581 
to make an amendment or change to the committee’s name. In addition, in this case, the charter does not 582 
reflect the mission and goals of advocacy; therefore, a change to the committee’s mission and goals, as well 583 
as a clarification of the committee’s advocacy role, would also have to be made. 584 
 585 
Mr. Greenberg recommended the committee prepare a draft, edited charter to match the name change and 586 
to reflect the advocacy role. Ms. Boyd reminded the Board that Article V also gives documentation on 587 
notification of meetings, which needs to be followed to ensure procedural compliance. 588 
 589 
Action: Mr. Stack made a motion that the Board reconsider its vote and refrain from action until the proper 590 
procedure is followed. Mr. Greenberg noted that Mr. Stack could not make that motion since Mr. Stack 591 
abstained in the previous vote. 592 
 593 
Action: Mr. Boulton made a motion that the Board reconsider its vote to change the name of the Senior 594 
Advisory Committee. Mr. Santos seconded the motion, and Mr. Greenberg took a rollcall vote. The motion 595 
passed by a vote of 6-4-0. 596 

For:          Messrs. Boulton, Santos, and Stack; and Mmes. Eagan, Evans, and Zaret 597 
Against:   Messrs. England, Greenberg and Klein; and Ms. Thomas  598 

 Abstain:   None 599 
  600 
Action: Mr. Stack made a motion that the Board refrain from changing the name of the Senior Advisory 601 
Committee until proper procedures had been followed and the Board could change the charter. Mr. Santos 602 
seconded the motion, and Mr. Greenberg took a rollcall vote. The motion passed by a vote of 10-0-0. 603 

For:         Messrs. Boulton, England, Greenberg, Klein, Santos, and Stack; and Mmes. Eagan,  604 
     Evans, Thomas, and Zaret 605 
 Against:   None 606 
 Abstain:   None 607 
Mr. Greenberg clarified that the approved motion tabled action on the proposed name change to the Senior 608 
Advisory Committee. 609 
  610 

7.  Board Discussion 611 
 Mr. Greenberg asked if there was any discussion on item 7(a), Financial Reports and Updates. 612 
 613 
 Action: Due to the lateness of the hour (11:20pm), Ms. Zaret asked if the Chair would table the rest of the 614 

topics on the agenda. Mr. Greenberg said he would be willing to table topics 7, Board Discussion; 8, Questions 615 
Only; and 9, Proposed New Topics; but not item 10, stating he wanted one minute to give a Chair’s Remark. 616 

 617 
Ms. Boyd reminded that Board that the agendas for January and February were full, and that there was no time 618 
available to bring topics which were tabled on December 8 forward for discussion. She indicated ending times 619 
would have to be extended or that something would have to be eliminated from those agendas. 620 
 621 
Mr. Greenberg asked again if there were any remaining items which the Board wanted to discuss. Mr. Santos 622 
stated the organization did very well in the (FY 2023) second quarter. Board members noted that graphs 623 
prepared for the Dashboard topic were very important and thanked Dan Burns for the information. 624 
 625 

10. Chair’s Remarks 626 
 Mr. Greenberg welcomed Ms. Eagan back to CA’s Board of Directors. Mr. Greenberg noted that, due to Mr. 627 

Fitzgerald’s resignation from the Board, two openings for appointments of Board members were available. Mr. 628 
Greenberg appointed Ms. Eagan to the vacancy of CA Representative to the Inner Arbor Trust Board of 629 
Directors. He then appointed himself to the vacancy on the Audit Committee. 630 
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 Ms. Evans raised her hand and indicated she would like to be on the Audit Committee. She noted Mr. 631 
Greenberg did not ask if anyone on the Board was interested. Mr. Greenberg responded by stating Ms. Evans 632 
was on the Risk Management Committee. Ms. Evans expressed her frustration that the procedure for stating 633 
interest in serving on a committee was not followed; that Mr. Greenberg ignored anything with which he did 634 
not want to deal; and shared her concern that conversations, to which not all Board members were privy, were 635 
held outside of meetings. 636 
 637 

11. Adjournment 638 
 Action: Ms. Thomas moved to adjourn the meeting. Hearing no objections, the meeting was adjourned at 639 

11:24 p.m.  640 
 641 
 642 

Respectfully submitted, 643 
 644 
Janet F. Loughran 645 
Board Operations Coordinator 646 
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MEMORANDUM 
DATE:  January 5, 2023 

TO: Members of Columbia Association’s Board of Directors 

FROM: Members of Columbia Association’s Audit Committee 

CC: Michael Aniton, General Counsel and Principal Ethics Officer 
Jackie Tuma, Director of Audit and Advisory Services 

Subject: Recommendations Regarding Governance and Ethics Matters 

The Audit Committee (the “Committee”) charter enumerates a number of duties and 
responsibilities delegated to the Committee from the Board of Directors (“Board”) to assist with 
its oversight responsibilities for financial reporting, internal controls, the audit process and the 
ethics program.  Specifically, the Committee’s delegated responsibility for the ethics program is 
to monitor the Columbia Association’s (“CA’s”) ethics program.   Over the years, the Committee 
has made recommendations to the Board regarding modifications to the ethics policies that 
would enhance the overall program structure and operating effectiveness.  The Committee was 
the recipient of a report from the law firm Venable LLC that included recommendations on the 
structure of the ethics policy to enhance overall adherence.  The recommendations that follow 
are based on professional expertise and best practices determined by the firm’s vast 
observations and practical experience. 

At a special Audit Committee meeting held Wednesday, November 16, 2022, members 
discussed each recommendation, and analyzed and compared them to CA’s current 
governance structure and practices.  The meeting concluded with the Committee members 
unanimously voting to recommend that the Board consider and adopt these best-practice 
characteristics of an effective ethics program.  With the Board in the midst of making changes to 
CA’s ethics policies and program, the timing to make recommendations appeared most 
effective.  

Consequently, in order to improve current governance and ethics-related policies and practices 
at the highest levels of the organization, the Audit Committee unanimously recommends the 
following to the CA Board of Directors: 

1. Board and Staff Relationships

General Comment:  It is critical that the Board, President/CEO and Senior Staff maintain a
working relationship with open communication and trust.

AGENDA ITEM 6(a)
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Recommendation: Good faith efforts must be made towards trust, communication and 
transparency between the Board and all CA senior staff.  In cases where that is overly 
difficult, the Committee recommends mediation provided by an independent, qualified third 
party.  

 
2. Education and Training for the Board of Directors  

 
General Comment:  Consistent with most nonprofit organizations, CA’s Board members 
have varying degrees of experience.  While CA is considered by many as a “unique” 
organization, there are universal characteristics and core functions common to all high 
functioning Boards.  
 
Recommendation: The Committee recommends instituting mandatory in-person or virtual 
annual training for CA Board Members, conducted by a third party that explains the 
difference between fiduciary duties and ethics, walks through CA’s policies, and helps 
manage expectations of new Board Members.  The training program should include the 
following characteristics: 
 
● Factors inherent in collective and individual accountability;  
● Fundamental roles and responsibilities of Board and senior staff;  
● The role of oversight versus day-to-day operations. 
 
In order to be effective, the program should include the following key features to reinforce 
learning and operate in accordance with best practices:   
 
a) Case studies and scenarios that are relevant to CA. 
b) Interactive sessions, including assessments to confirm understanding. 
c) Routine self-assessment and accountability practices.  For example, analyze recordings 

of meetings - “how did we do?”  Initially, this should be facilitated with a governance 
coach or mediator. 

 
3. Service on other Boards of Directors 

 
General Comment:  It is not uncommon for individuals to serve on multiple Boards of 
Directors simultaneously.  At CA, the most common example is dual service to CA and Inner 
Arbor Trust (“IAT”) and/or a Village Community Association’s (“Village”) Board of Directors. 
These organizations have missions that are aligned, and the Boards work together to 
accomplish their mutual goals.  However, they are separate legal entities, and directors of 
CA who also serve on IAT and/or a Village’s Board owe a duty of loyalty to each 
organization.  As such, there are scenarios where conflicts of interest will arise. 
 
For example, participation by a director who serves on both sides of a transaction presents 
a conflict of interest because the director has competing interests and fiduciary duties to 
both organizations. On either side of the transaction, the director will be privy to confidential 
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and strategic discussions and business considerations. Thus, there is a question about 
whether the director can be impartial due to conflicting duties of loyalty. 
 
Recommendations:   
a) Directors serving on both the CA and IAT Boards should recuse themselves from voting 

on any matters where they serve on both sides of the transaction to avoid concerns that 
the director has breached their fiduciary duty to the organization. The director could 
present information as background or answer questions prior to the commencement of 
deliberations or voting by the board or a committee of the board but should not 
participate in the vote. 

b) CA officers or Board Members who also serve on IAT or Village Boards should not use 
their CA email to conduct IAT or Village business. We recommend the use of an IAT or 
Village-specific email for such correspondence. When CA business is being conducted, 
all emails should be sent using the individual’s official CA email address.  

c) CA’s ethics policies should be revised to address conflicts of interest with IAT and 
Village Boards. 
 

i. IAT and the Village Boards should not be specifically excluded from the ethics 
policies as conflicts of interest since there may be times that the interests or 
decisions of these organizations do not align. (Currently, CA’s Conflict of Interest 
Policy for Senior Management and the Board of Directors excludes these 
organizations). 

ii. A conflict of interest will be deemed to exist with respect to agreements or 
transactions between CA and IAT. The CA/Village governance structure creates a 
particularly unique and complex relationship as it pertains to conflicts of interest. 
Each CA Board member must take measures to ensure that they disclose potential 
conflicts between their role as a CA Board member and as a Village Community 
Association representative when required (e.g. a direct personal interest).  

iii. CA Board Members should not be permitted to serve as an officer (e.g. chair or vice 
chair) of IAT.  
 

d) The “Guidelines for CA Board Members Serving as Representatives to the IAT Board” 
dated November 24, 2015 should be regularly reviewed and updated by legal counsel 
and provided to the Board annually. 

 
4. Ethics Policies and Enforcement 

 
General Comment:  Ethics policies and procedures provide a sound process for 
communicating organizational standards and behavioral expectations and for handling 
ethics allegations for most personnel.  At the Board and Senior Staff levels, it is imperative 
that a structured process be in place to avoid any actual or perceived conflicts of interest.  
The current ethics policies and procedures should be enhanced to more effectively address 
how to handle ethics matters at these highest levels of CA’s leadership and governance. 

Recommendations:  The Committee recommends that the Board consolidate and 
streamline the ethics policies to help avoid confusion among the documents and make the 
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documents easier to understand and to follow. The Policies currently in effect can be viewed 
at times as inconsistent with each other.  The Committee understands that this process is 
underway and advises the Board to adopt the recommendations in this memorandum.  In 
addition, the Board should adopt the following structural changes to the ethics program: 

i. The Committee recommends delegating the intake and oversight of ethics reviews to 
a new ethics committee that oversees the ethics process.  A single person should 
not be responsible for ethics investigations and formulating recommendations to the 
Board following any ethics complaint.  The new Ethics Committee should be 
comprised of outside experts to provide subject-matter expertise.  The Ethics 
Committee would vote on whether to reject complaints immediately when they are 
baseless or lacking in any substantiation or whether it should be considered further. 
This body would conduct the preliminary review and determine whether investigation 
is warranted. The review process should become standardized so that there is a 
clear process that eliminates any ambiguity about the steps to be taken to review 
and adjudicate the complaint.  The Ethics Committee should handle ethics matters 
that involve senior management and/or Board-related ethics allegations.  The 
Principal Ethics Officer should continue to handle non-senior management and/or 
non-Board-related ethics allegations. 

 
ii.  Standard Complaint Intake: The Committee recommends requiring that complainants 

submit ethics complaints in a standardized manner, using a form created for such 
purposes. The form approach may assist in avoiding having to address obviously 
baseless complaints and in capturing all necessary information at the outset. 
Complaints may be submitted through an online portal or similar electronic process 
that can be monitored by an appropriate staff liaison to the designated Ethics 
Committee.    

iii. Provide Notifications: The Committee recommends that policies make clear how the 
complainant, respondent, and Board will be kept informed throughout the process 
and an individual facing an ethics complaint should have adequate notice of all 
allegations against the person and should also have ample opportunity to respond to 
all such allegations. The Committee also recommends requiring that the person 
facing an ethics complaint receive notice of the existence of a complaint and a copy 
or summary of the complaint at the time a decision is made to investigate, with 
instructions on how and when to respond in writing to the allegations.  

 
iv. Early Dismissal of Baseless Complaints:  The Committee recommends adding 

language to the ethics policies to clarify how such complaints may be dismissed. The 
Committee recognizes that not all complaints warrant investigation and there should 
be a mechanism for dismissing complaints quickly without conducting any 
preliminary review. 
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v. Clarify Investigation Process: The Committee recommends setting forth objective 
factors that would warrant an investigation into an ethics complaint. A decision tree 
to adjudicate when an investigation would be conducted should be developed by the 
Ethics Committee or similar body. When it is determined an investigation should be 
conducted, the Committee recommends setting clear metrics and guidelines so that 
the investigations are conducted consistently across complaints. The ethics policies 
should specify any documentation that should be requested, and that documentation 
should be clearly identified in any report that is presented, along with details 
explaining how the investigation was conducted. These metrics will help provide the 
reviewer with some objective criteria of what substantiation should be considered to 
reach a conclusion, help ensure that investigations are conducted consistently 
across complaints, and provide the Board with sufficient context to understand the 
basis of the findings. 

 

vi. Board Vote: The Committee recommends clarifying when a Board vote should be 
taken to ensure that the Board has the opportunity to vote on matters that should be 
put before the Board, such as recommendations for further action. This information 
should be presented to the Board in advance of any vote so that the Board has the 
opportunity to review. The Committee also recommends clarifying the ethics policies 
to specify that a complainant and a respondent of an ethics complaint are not 
permitted to vote on the matter. 

 

vii. Recusal: The Committee recommends that the Policies affirmatively require both the 
respondent and the complainant to recuse themselves from any vote taken on the 
matter. These parties are interested parties and could be viewed as having a conflict 
of interest in the vote. If a Board Member raises an allegation and votes, there 
should be a mechanism to ensure both anonymity and that the vote is not counted. 

 
viii. Report Format: The Committee recommends providing a framework for standard 

reports that should be submitted: a) when a complaint is dismissed immediately, b) 
when the complaint is not investigated, and c) following an investigation, all to 
provide consistency in the reports that are being drafted.  

 

The following closing comments come directly from the report described in the preamble of this 
memorandum, and they speak to the importance of the recommendations above. 
 

“The ethics process should not be used to challenge internal decisions or decisions 
that one does not agree with. The process should be used solely as a mechanism to 
ensure that there is accountability that duties are conducted ethically. Any and all 
complaints should be filed in good faith.  
 
The filing of frivolous and/or voluminous ethics complaints to challenge internal 
decisions made in good faith pursuant to appropriate procedures places not only a 
financial burden on Columbia Association (“CA”), which has had to spend significant 
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funds on compliance costs, including, but not limited to disclosure to its insurance 
broker, increased D&O insurance costs, and legal costs, but also requires a 
substantial amount of time from the Board and staff on reviewing, adjudicating, and 
addressing these numerous complaints. Significant time spent managing the ethics 
process not only impacts the financial health of CA, but also negatively impacts CA’s 
ability to fulfill its nonprofit mission. 
 
Both the Board and key executive staff owe fiduciary duties to CA and must act in 
good faith and in the best interest of CA. A nonprofit board member’s and a nonprofit 
senior executive’s time is necessarily limited. To devote a substantial amount of time 
on internal disputes limits volunteers’ and staff members’ ability to carry out the 
organizational mission.” 

 

 

  



xx January 2023

Testimony Concerning Draft General Plan

Thank you for this opportunity to testify on the draft General Plan.

We do want to thank the County and its design team for all their hard work on the draft plan.

In June 2021, the CA Board of Directors adopted a position statement (CA Position Statement
on the Howard County General Plan Focusing on Columbia and Its Environs) regarding what it
hoped to see in the draft General Plan.

Overall, the draft General Plan does a good job in addressing the items and ideas mentioned in
the CA Position Statement.

As Howard County's next General Plan update, HoCo By Design is planned to be a visionary
document reflecting a process that encourages the community to think big about its long-term
future. It looks different from previous General Plans and with its focus on design, it is visionary.

We understand that HoCo By Design will be implemented through more detailed plans, studies,
ordinances, and budgets that follow, which hone the vision in the General Plan into specific
rules, requirements, or initiatives needed to guide future growth, development, or conservation
efforts. CA wants to be a part of this continuing process.

We understand that regarding development (dwelling units and employees), the proposed Plan
is not a zero-based review. Previous Plans have allowed development, some of which is still to
be completed (the development pipeline). Based upon analysis the draft General Plan believes
that the development pipeline will allow 7,080 new dwelling units and 1,409 new employees.

In addition to the development pipeline, there is potential residential and nonresidential
development which can occur under the current zoning of parcels of land. For purposes of
planning, HoCo By Design assumed a moderate interest of residential property owners to
re-subdivide their land in the future which could result in 1,500 new dwelling units.
Re-subdivision of large parcels for nonresidential development is assumed to generate
potentially 1,600 additional employees. All this occurs regardless of a new General Plan.

We are highlighting some particular items in the draft General Plan which we strongly support.:
1. Any new growth should be focused into redevelopment areas, which account for

approximately 1.5% of the County’s already-developed land. This approach addresses
high demand for housing and commercial growth while significantly reducing potential
impacts on infrastructure, maximizes the potential for infrastructure investments, and
maintains the character of existing neighborhoods throughout the County.

2. The current Planned Service Area boundary should be maintained in its existing location
and any small incremental changes should be assessed on a case-by-case basis if they
conform to proposed policies based upon the Draft General Plan.

3. As noted in the draft General Plan the County’s, and Columbia’s, pathway system is
regarded as a treasured amenity that serves as a travel mode for everyone. This needs
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to continue and the pathway system must be maintained and expanded.
4. All preserved parkland, open space, and easements in the County which exists today,

need to be maintained.
5. Incentives to encourage environmental protection and restoration when properties are

developed or redeveloped (such as tax credits, density bonuses, housing allocations,
and public-private partnerships) should be considered.

6. The County should ensure redevelopment is designed and implemented to reduce
stormwater runoff and pollutant loadings to the maximum extent practicable.

7. The County should consider creating incentives for new development and
redevelopment to provide on-site or off-site stormwater management that exceeds
minimum regulatory requirements.

8. The County should continue to use a nature-based or green stormwater infrastructure
approach (bioretention, swales) in combination with a built or gray infrastructure
approach (pipes, ponds) to address flood mitigation and adaptation, to maximize
ecological benefits

9. The County should evaluate alternatives for improving, enforcing, and funding long-term
inspection and maintenance of stormwater management facilities, particularly those
facilities located on private residential lots.

10. The County should
a. Build new stormwater management facilities in areas that lack them and retrofit

existing facilities to add water quality treatment;
b. Plant forest, especially to create forested buffers along streams;
c. Restore and create wetlands; and
d. Stabilize stream channels and restore instream habitats.

11. A Master Plan for Gateway should be developed with CA involvement.
12. With only 3% of the land in Howard County available for industrial uses, and a limited

supply of large industrially zoned properties, the County should enact policies and
regulations and make thoughtful planning decisions that ensure the long-term viability of
the industrial economy.

13. Activity centers are important and need to be supported; they can allow for infill
opportunities to co-locate diverse housing options and jobs in compact, walkable,
mixed-use environments.

14. The draft General Plan identifies Columbia’s Village Centers as Village Activity Centers
which provide goods and services to surrounding neighborhoods. Redevelopment of
these Centers need to be carefully planned to ensure that they fit into the existing
neighborhoods and continue to serve the surrounding neighborhoods.

15. Future transportation connections, including bicycle, pedestrian, and transit, among and
between activity centers and other commercial centers are needed and should be
required.

16. The variety (single family, duplexes, quadruplexes, zero lot lines, townhouses, condos,
apartments (garden and mid-rise)) and balance of Columbia’s existing housing stock
(which includes “missing middle” housing types) must continue to be preserved.

17. Any new housing should be required to fit into the existing Columbia neighborhoods and
that the necessary infrastructure be in place to handle any increase in density.

18. Attached Accessory Apartments (which are permitted as an accessory use in most
residential zoning districts if located within a single-family detached dwelling) should
continue to meet the existing site and building criteria, to be located in an
owner-occupied dwelling, and to require that the owner must occupy either the
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accessory or the principal dwelling.
19. All missing middle housing and single-family detached homes should maintain the scale,

massing, and building orientation of existing development. In addition watershed health,
flood risk, and other environmental concerns should be considered for any new
development, including any new Accessory Dwelling Units (ADU) structures.

20. If ADUs are encouraged, then the County needs to ensure that ADUs have minimal
impact on the environment and neighborhood character and  zoning regulations should
provide height and size caps, design controls, minimum lot size or environmental
condition restrictions, and limits on the number of bedrooms. These types of standards
could provide neighbors with greater predictability of the size and look of this housing
type. These standards/guidelines must be in place before any change allowing ADUs is
approved.

21. Regarding Design Standards, these standards can and should encourage high-quality
future development. These standards must clearly articulate the community’s desired
vision for an area targeted for development or redevelopment to help the County obtain
the type and quality of development it seeks. New developments, redevelopments, and
infill development must use best practice placemaking and urban design principles to
achieve high-quality built environments, preserve and incorporate natural features, and
establish transitions between the built and natural realms. Key design elements could
include the use of building articulation, building placement and site planning principles,
building design transitions across landscapes, high-quality landscape design, plantings,
stormwater management, and open spaces.

22. Incorporating more character-based (or form-based) elements should be done which will
assist in achieving high-quality development that is in keeping with the character of
Howard County and the desires of the community.

23. An overall Master Plan for Columbia needs to be developed.
24. A pattern book or design guidelines with appropriate manuals for Columbia overall, for

Columbia commercial & industrial areas, and for Columbia Villages must be developed.
This pattern book or design guidelines should be enforced via a Design Advisory Panel
for Columbia.

Although overall we support the draft General Plan, there are items in it which we oppose or
request be changed.

1. Columbia is a planned community with a Preliminary Development (PDP) plan which
fixes the total number of dwelling units in the New Town zoning district. For this reason,
no density exchange option should apply to the New Town zoning district. Columbia
should continue to be governed by a PDP with fixed density and a public zoning process
to modify the PDP.

2. No changes should be made to the existing Bulk Regulations applied to the New Town
zoning district.

3. The Snowden/Dobbin Road area should continue to provide for Industrial uses and not
be converted to residential or mixed use. This could be considered in a future General
Plan.

4. Columbia was planned and built with a variety of housing options. The County’s
Moderate Income Housing Unit program should not apply to the New Town zoning
district.

5. The draft General Plan recommends that the County increase street connections in key
locations that provide more route choices to system users. However, given Columbia's
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pattern, this would require placing streets through existing open space areas - this is not
acceptable; existing open space must be preserved.

6. Stand-alone ADUs should not be allowed in the New Town zoning district. Columbia was
planned and the infrastructure was built for a predetermined number of dwelling units.
This needs to continue. Any increase in density should be granted only after
infrastructure has been addressed.

Regarding the New Town zoning district, we offer the following.
● The New Town Zoning District represents more than 14,000 acres and 28,000 parcels in

Columbia. The New Town zoning district has 268 approved Final Development Plans
and a regulatory structure that results in challenges for FDP amendments and is difficult
to administer. Over time, ownership has changed and development has
advanced—making it challenging to reconcile the district’s original goals and
organizational structure.

● The Plan recommends a revision of the New Town Zoning District and an investigation
into the use of enhanced design guidelines and character-based or form-based codes in
Columbia with the following elements with which we agree.

○ Build upon the preferred development types, patterns, intensities, and design
elements described in HoCo By Design’s Character Areas technical appendix.

○ Take into consideration the design and planning principles illustrated in HoCo By
Design’s Focus Area Studies technical appendix.

○ Explore rules and requirements for design review by the Design Advisory Panel,
or a combination of staff and the DAP.

○ Identify the appropriate purpose and timing of design review within the
development review process

● We appreciate the concept examples in the draft General plan for redevelopment in the
New Town zoning district which include the following.

○ Apartment Complex Redevelopment Illustrative Concept
○ Infill Parking Lot Redevelopment Illustrative Concept
○ Village Center Redevelopment Illustrative Concept
○ Commercial Corridor Redevelopment Illustrative Concept
○ Commercial Corridor Infill Development Illustrative Concept
○ Parking Lot Redevelopment Illustrative Concept
○ Gateway Illustrative Concept Map

The draft General Plan raised several significant concerns, including the following, which need
to be recognized and addressed.

● Funding — The draft General Plan notes that regardless of Howard County’s growth
trajectory, the County government will face challenges in the years ahead in maintaining
its existing infrastructure. More growth will also require more infrastructure that will
eventually need to be replaced. The County will be best served in the future if it
prioritizes maintenance of existing infrastructure in future budget decisions.

● Spending Affordability — The Howard County Spending Affordability Advisory
Committee identified the need to strengthen long-term strategic planning and fiscal
discipline to ensure infrastructure investments are sustainable with adequate
prioritization and full cost accounting. The SAAC noted that spending requests from all
agencies significantly outpaced resources available and that the funding gap was
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projected to grow in coming years, as slower economic growth has been forecasted
compared to prior decades. The magnitude of the funding gap was alarming.

● Schools — The attraction of the Howard County Public School System (HCPSS) has
contributed to rising housing demand and high home values. Many parents say that the
growing student population challenges school building capacity and budgets while
straining the quality of HCPSS facilities, many of which are aging. There is concern that
school overcrowding detracts from the quality of the educational experience for current
and future students.

● Water/Sewer (Rural West) — Concerns were expressed related to water and wastewater
treatment in the Rural West: developing additional units near existing wells could further
burden the local water table; the use of shared septic systems, or similar technology,
could lead to overdevelopment; shared septic systems could impact groundwater quality;
and the cost and responsibility associated with maintaining shared septic systems could
lead to challenges, particularly when replacing failing systems. There is concern that the
cost of shared septic systems may make housing unaffordable for potential residents.

● Water/Sewer (PSA) — Future growth within the Planned Service Area beyond that
currently projected could require more wastewater treatment plant capacity than the
County has available under current NPDES permits and/or interjurisdictional
agreements. Should the County need additional treatment capacity at the Little Patuxent
WRP, securing an NPDES permit for the increase may require a plant expansion or
additional treatment facilities which will be expensive.

● Adequate Public Facilities Ordinance — Since 1992, Adequate Public Facilities
Ordinance has worked to evenly pace new residential development over time and pause
construction in crowded school districts to allow time for school capacity issues to be
addressed. APFO also requires traffic impacts to be mitigated for both residential and
nonresidential development at the cost of the developer. APFO has been amended over
time, typically with the adoption of each new General Plan. The draft General Plan
recommends a comprehensive review and assessment of APFO to reflect the land use
patterns of the County’s future.

Again, thank you for this opportunity to testify.
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13 January 2023

Introduction

Howard County released a draft General Plan in early December 2022. It is the culmination of
many months of work and public meetings to gather input. In June 2021, the CA Board of
Directors adopted a position statement (CA Position Statement on the Howard County General
Plan Focusing on Columbia and Its Environs) regarding what it hoped to see in the draft
General Plan. This statement is attached as an Appendix.

This document highlights some aspects of the draft General Plan and makes recommendations
for the CA Board to consider.

While the draft General Plan has Chapters revolving around major issue areas for Howard
County, this document has sections of topics of interest related to Columbia. This document
draws from various parts of the draft General Plan Chapters to focus on a particular topic of
interest to Columbia.

Please note that the information in this document is taken from the draft General Plan. Some of
it is direct quote, some paraphrasing, some summary, some commentary.

Overall, the draft General Plan does a good job in addressing the items and ideas mentioned in
the CA Position Statement. There is just one item in the CA Position Statement which, in my
opinion, is insufficiently addressed in the Plan. That is mentioned in the What’s Missing section.

The draft General Plan includes several specific Concept plans which show how areas of
Columbia could be redeveloped.

The County and its design team are to be commended on the work done.

This document was written by Andrew Stack, the representative from the Village Of Owen
Brown, and represents his views.
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Selected Overview

A General Plan is a long-range, visionary document that outlines how and where Howard
County should develop and grow as it adjusts to evolving economic, environmental, and  social
conditions over the next 20 years. Previous General Plans include the 1960 Plan, 1971 Plan,
1982 Plan, 1990 Plan, 2000 Plan, and the 2012 Plan.

As Howard County's next General Plan update, HoCo By Design is planned to be a visionary
document reflecting a process that encourages the community to think big about its long-term
future. HoCo By Design will be implemented through more detailed plans, studies, ordinances,
and budgets that follow, which hone the vision in the General Plan into specific rules,
requirements, or initiatives needed to guide future growth, development, or conservation efforts.

HoCo By Design provides a long-term vision for the County’s future. It
● Sets priorities and informs many of the County's future decisions for land use,

transportation, agriculture, facilities, housing, and economic development;
● Incorporates an equity lens to facilitate a more equitable future for all; and
● Advances policies that are more predictable, achievable, and sustainable.

There are 10 Chapters, 3 Technical appendices, a Route 1 Corridor Plan, and a Future Land
Use Map (FLUM) in the Draft document. The FLUM is made up of 18 detailed, design-oriented
character areas.

Howard County became Maryland’s 21st county in 1851 and remained largely rural and agrarian
until the Rouse Company broke ground on Columbia in 1966. In response to rapid development
within and around Columbia in the 1980s, the County’s Agricultural Land Preservation Program
(ALPP) was established in 1984. This led to the rural-urban divide that developed by 1990
where the eastern region of the County experienced development while the western region
remained predominantly farmland. This division was reinforced by the establishment of the
Planned Service Area (PSA) in the 1987 Master Plan for Water & Sewerage, which was later
incorporated into the 1990 General Plan. Over the following decades, growth has been
concentrated in the eastern portion of the County. Today, Howard County is largely built out, with
most land in the County now considered either developed or preserved via open space,
parkland, or agricultural, environmental, or other easement.

Regarding development (dwelling units and employees), the proposed Plan is not a zero-based
review. Previous Plans have allowed development, some of which is still to be completed (called
the development pipeline). This has to be factored into the proposed Plan. Based upon analysis
the development pipeline will allow 7,080 new dwelling units and 1,409 new employees.

The Department of Planning and Zoning (DPZ) studied residential resubdivision potential in the
County to identify lots or parcels in existing residential neighborhoods that are large enough to
accommodate one or more new home sites of similar size without a change (or variance) to the
rules or requirements under the current zoning designation for the property. All single-family
neighborhood zoning districts were included in the analysis.It is estimated that full residential
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resubdivision potential of the County in these zoning districts could accommodate 3,100 new
dwelling units under the current zoning requirements for the properties, depending on the
interest of individual owners to subdivide in the future. For purposes of future projects, HoCo By
Design assumed a moderate interest of residential property owners to re-subdivide in the
future—1,500 new dwelling units.

There is also limited opportunity to re-subdivide large parcels for nonresidential development
under the current zoning requirements for the properties. Approximately 1,600 new employees
could be generated from nonresidential resubdivision without a change to current zoning, also
depending on the interest of individual property owners to subdivide their lots in the future.
When contemplating recommendations for the General Plan, it was assumed that all 1,600
employees through nonresidential resubdivision would be accommodated.

Land Use

Policies and investments in the Rural West and the PSA in the east will respect and prioritize
the natural environment, historic resources and agriculture heritage, diverse cultures and
people, and established community character in an equitable, predictable, sustainable and
achievable way for generations to come. Commitments to renew, reinvest, or rebuild targeted
areas of the County must be balanced with the infrastructure needed to support communities in
a timely, and fiscally-responsible manner.

The FLUM depicts the intended land use for an area. Note that it is not a zoning map. A zoning
map is parcel-specific and, combined with Zoning Regulations, establishes detailed
requirements and development standards for setbacks, height, use, parking, and other
attributes. By contrast, the FLUM is intended to provide generalized guidance for conservation
and growth, and is considered in the context of other policies and recommendations in the
General Plan. The FLUM does not follow parcel boundaries, and its categories do not specify
allowable uses or development standards. This map is to be interpreted broadly using land use
categories to evaluate desired character area objectives around the County.

There is undeveloped land in the County, approximately 2% of all land in the County. However,
the wide distribution and relatively small size of undeveloped parcels in the County  means
there are limited opportunities to alter their intended impact on the landscape beyond what is
planned under current zoning district assignments. Unless they are purchased or placed under
easement for permanent preservation, it is likely that undeveloped land in the County will
develop and look very similar to existing adjacent properties.

However, a significant amount of the undeveloped and unprotected land in the County remains
undeveloped due to capacity constraints, including parcel shape and size, as well as
environmental features such as streams, wetlands, floodplains, and steep slopes. Given the
higher proportion of environmental constraints on remaining undeveloped parcels, their potential
for buildout will be limited.

If fully developed, these parcels could accommodate 2,024 new dwelling units and 4,210 new
employees. The limited capacity of this undeveloped, unprotected land is considered in the
proposed Plan.
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The FLUM focuses new growth into redevelopment areas, which account for approximately
1.5% of the County’s already-developed land. This approach addresses high demand for
housing and commercial growth while significantly reducing potential impacts on infrastructure,
maximizes the potential for infrastructure investments, and maintains the character of existing
neighborhoods throughout the County. The CA Board should support this.

Given these implications, the County will maintain the public water/sewer boundary in its
existing location and small incremental changes can be assessed on a case-by-case basis if
supported by General Plan policies. The CA Board should support this.

The Plan proposes one minor expansion of the PSA—adjoining the Board of Education property
on Route 108. Because of its location at the interface of the rural residential zone and the
Planned Service Area, this property should be designed to establish a transition that is
compatible with and enhances surrounding communities. Additionally, one property proposes an
expansion to the water service only area of the PSA, located at the intersection of Frederick
Road and Triadelphia Road.

Open Space & Environment

Howard County has proactively preserved open space and farmland for decades. Today, about
39% of all land in the County is protected. Over half of this land is permanently preserved
through environmental and agricultural preservation easements. The ALPP has preserved over
23,000 acres of farmland through a combination of preservation easements purchased by the
County, the dedication of agricultural preservation parcels as provided by the County’s Zoning
Regulations, and preservation easements purchased by the Maryland Agricultural Land
Preservation Foundation. Over 9,000 acres of environmental preservation easements have
been placed on land in the Rural West through the Zoning Regulations.

Additionally, about 25,000 acres of state, Washington Suburban Sanitary Commission (WSSC),
and county parks and open space make up over a third of preserved land in the County.
Columbia Association’s 3,600 acres of open space comprises an additional 6% of preserved
land in the County.

The Plan noted that the County’s, and Columbia’s, pathway system was regarded as a
treasured amenity that serves as a travel mode for everyone. The CA Board should
recommend that the pathway system be maintained and expanded.

The  proposed General Plan retains all preserved parkland, open space, and easements in the
County existing today, and presents opportunities for further conservation of environmental,
agricultural, and open space land. The CA Board should support this.

The County should consider incentives to encourage environmental protection and restoration
when properties are developed or redeveloped, such as tax credits, density bonuses, housing
allocations, and public-private partnerships.

5



The Plan recommends that the County consider increased use of a density exchange overlay
district, in both the West and the East, to protect sensitive resources in areas with unique
conditions or resources. Since Columbia is a planned development with the number of
dwelling units fixed by the Preliminary Development Plan, the CA Board should
recommend that a density exchange option not be applied to the New Town zoning
district.

Requiring stormwater management for redevelopment sites offers a significant opportunity to
improve water quality and quantity controls for stormwater runoff in areas that were developed
prior to current stormwater management regulations. The County should ensure redevelopment
is designed and implemented to reduce stormwater runoff and pollutant loadings to the
maximum extent practicable. The County should also consider creating incentives for new
development and redevelopment to provide on-site or off-site stormwater management that
exceeds minimum regulatory requirements. The CA Board should support this.

The County should continue to use a nature-based or green stormwater infrastructure approach
(bioretention, swales) in combination with a built or gray infrastructure approach (pipes, ponds)
to address flood mitigation and adaptation, to maximize ecological benefits. The CA Board
should support this.

Stormwater management systems must be regularly inspected and maintained and, as they
age, deteriorated systems must be upgraded or replaced. The County is required by both state
and local legislation to conduct inspections of stormwater management facilities every three
years. There are approximately 11,000 stormwater management facilities in the County, and
approximately 1,634 of these are public facilities maintained by the County. The Plan suggests
that the County should evaluate alternatives for improving, enforcing, and funding long-term
inspection and maintenance of stormwater management facilities, particularly those facilities
located on private residential lots. The CA Board should support this.

The Plan also addresses watershed renovation. It proposes
● Building new stormwater management facilities in areas that lack them and retrofitting

existing facilities to add water quality treatment;
● Planting forest, especially to create forested buffers along streams;
● Restoring and creating wetlands; and
● Stabilizing stream channels and restoring instream habitats.

The CA Board should support this.

Addressing Growth

Despite a limited supply of available undeveloped land, Howard County continues to see a high
demand for residential and commercial growth. RCLCO Real Estate Advisors conducted a
Market Research and Demand Forecast (the Forecast) to inform HoCo By Design

The Forecast projected market-driven demand for new retail, office, industrial, residential, and
hotel room space in the absence of land, regulation, or other constraints, and concluded that
there is a strong market in Howard County for commercial uses, with potential to add up to
59,000 jobs between 2020 and 2040. Additionally, there is a future demand for 31,000 new
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homes to accommodate the 28,000 new households associated with that job growth (allowing
for a vacancy factor). The Forecast also identified a current “pent up” demand for 20,000 more
housing units, attributed to those who work in Howard County but live elsewhere in the region.

Current: Demand:
116,000 Homes 31,000 New Homes
223,000 Jobs 59,000 New Jobs
12.2M Sq. Ft. Commercial 16.5M Sq. Ft. Commercial
4,000 Hotel Rooms 1,000 Hotel Rooms

The Forecast observed that the existing jobs-housing ratio in Howard County is much lower
than in nearly every other nearby county. This has created a “pent up” demand of approximately
20,000 more households that would prefer to live in Howard County if options were available to
them. Combined with the market demand of 31,000 units associated with projected job growth,
there is housing demand for over 50,000 new housing units over the next 20 years.

The current estimated land use capacity for new housing in Howard County, as outlined in the
various land use categories above, is only 15,200 units. This is far less than the 50,000-unit
demand suggested by RCLCO. The findings in the market study establish what is possible—a
ceiling—in terms of market demand. To determine the optimal growth targets HoCo By Design
should assume, DPZ evaluated the findings against the General Plan’s vision; the FLUM; the
timing and location of infrastructure; and budgetary factors.

Despite a projected demand for 31,000 new homes and 59,000 new jobs, HoCo By Design
plans for 25,000 new residential units through 2040 (this includes approximately 3,500 units in
the 2023-2025 pipeline). HoCo By Design also accounts for a minimum of 35,000 new jobs.
This jobs projection does not account for new jobs created by the Gateway Regional Activity
Center, which will be determined through a future master planning process.

Over the last ten years, an average of more than 3,000 new jobs per year have been added to
the County’s employment base. Key employment sectors in the County include professional and
business services; trade, transportation, and utilities; and education and health services.
According to the Maryland Department of Labor, there were over 174,000 jobs in Howard
County in 2020.

The greatest opportunity to accommodate the additional job demand would be the
redevelopment of the Gateway office park. A master plan for Gateway could explore a variety of
mixed-use development opportunities. However, development in Gateway will extend beyond
2040 (the 20-year timeframe of the Plan). The CA Board should support the creation of a
Master Plan for Gateway.

Howard County’s industrial markets are strongest along the Route 1 Corridor (home to 25% of
all jobs in Howard County) and in East Columbia (the Snowden-Dobbin Corridor and Gateway
area). While East Columbia has industrial and employment zoning on about 2,100 acres, nearly
half of this area has been converted to commercial use over time, further reducing the supply of
available land for moderate to heavy industry. Additionally, the location of these industrial lands
limits access for trucks responsible for the distribution of goods.
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Industrial land loss is common in urban and suburban areas where higher-value commercial
and residential uses compete for scarce land supply. However, industrial jobs, particularly the
manufacturing, distribution, and warehousing sectors, not only supply the region with goods but
also address wage inequality by providing middle-income wages in jobs that do not require an
advanced education. With only 3% of the land in Howard County available for industrial uses,
and a limited supply of large industrially zoned properties, the County must enact policies and
regulations and make thoughtful planning decisions that ensure the long-term viability of the
industrial economy. The CA Board should support this.

HoCo By Design establishes two industrial based character areas: Industrial and Industrial
Mixed-Use. The Industrial Character Area supports both larger-scale, single-user industrial,
warehouse, and flex spaces and smaller, multi-tenant industrial buildings that are clustered and
support one another. The Industrial Mixed-Use Character Area is designed with Route 1 activity
centers in mind and is applied to select nodes along the Corridor that are positioned for
mixed-use development but contain existing industrial uses that may be integrated into future
redevelopment.

Most of the County’s industrial land uses are located in the Route 1 Corridor with a portion
located in eastern Columbia. While challenges like truck access exist, industrial uses should
continue to be part of the area. During Zoning Regulations updates, the County should ensure
that existing industrial uses are able to continue or expand operations. The CA Board should
recommend that the Snowden/Dobbin Road area continue to provide for Industrial uses
and not be converted to residential or mixed use for this General Plan.

To remain an attractive community for today’s businesses and their employees, Howard County
will need to support new and emerging industries and promote a healthy mix of employment and
housing opportunities. Such opportunities include replacing the traditional single-use office park
of the 1980s and 1990s with offices integrated into mixed-use settings, as many new
businesses desire to locate in walkable activity centers that offer diverse housing options and an
amenity rich environment for their employees.

The Plan proposes a variety of activity center character areas at different scales. Activity centers
allow for infill opportunities to co-locate diverse housing options and jobs in compact, walkable,
mixed-use environments. Furthermore, through deliberate placemaking, these centers can
become destinations that incorporate usable and inviting open space, transportation
connections, pedestrian and bike facilities, and other amenities to attract employers. The CA
Board should support this.

Columbia Village Centers, which the Plan categorizes as Village Activity Centers, through
adaptive reuse and redevelopment, provide opportunities for varying sizes of retail, restaurant,
and service. These Centers provide goods and services to surrounding neighborhoods. New or
redeveloped Village Activity Centers offer the opportunity to serve broader economic, civic,
community, entertainment, and housing needs in the community.Smaller spaces could provide
opportunities for small start-ups, micro-retail, and food hall type uses. The Plan recommends
that the County continue to integrate the arts into revitalization efforts at Long Reach Village
Center. The CA Board should support this.
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The design of Village Activity Centers should provide for effective transitions between residential
and nonresidential uses. Active public spaces are to be encouraged between buildings.
Residential units or office space may be found above storefronts. Homes in and surrounding the
Center may offer several choices to live and experience the Village Activity Center—including,
but not limited to, missing middle home choices. Parking can be satisfied using on-street
parking, structured parking, and shared rear-lot parking strategies. Sites should effectively
minimize the impact of cut-through traffic on nearby neighborhood streets by orienting vehicle
access and circulation away from adjacent neighborhoods. The CA Board should support
this.

Village Activity Centers should maximize their connections to the Columbia open space network,
including safe and convenient pedestrian and bicycle access to the centers from nearby
neighborhoods. The CA Board should support this.

Transformation of these areas to support mixed-use development will require deliberate
planning and phasing to keep the areas viable during their period of change. Redevelopment of
Village Activity Centers should instill the principles from the original vision for Columbia, and the
focus on Village Activity Centers to serve the needs of residents within, and surrounding, new
centers. The CA Board should support this.

Most of the County’s residential land has been developed as low-density residential. The
housing mix in the County, east of the PSA boundary, consists of 40% low-density single family
detached residential, 22% medium-density residential (single-family attached homes) and 22%
high-density residential (multi-family homes). The area west of the PSA, commonly referred to
as the Rural West, contains 12% of the County’s low-density residential development.
Additionally, approximately 4% of the County’s housing mix is age-restricted (55+).

Workforce housing (also referred to as moderate-income housing) is defined as housing that is
affordable to households that earn 60-120% of the area median income (AMI), while low-income
housing is defined as housing affordable to households that earn less than 60% of the AMI.

In 2019, according to the US Census, the AMI in Howard County was $121,160. Using this AMI
as the basis, below are estimated low and moderate household income ranges:

● Low-Income: 30-60% of AMI (or $36,348-$72,696)
● Moderate-Income: 60-120% of AMI (or $72,696-$145,392

Households that own their own homes and make more than 120% of AMI account for a majority
(51%) of all households in Howard County, compared to just 37% in surrounding counties(
which include: Anne Arundel, Baltimore, Carroll, Montgomery, and Prince George’s.

Residential Neighborhoods

Dynamic neighborhoods are places that provide an exceptional quality of life, attainable and
diverse housing options, and opportunities for all to thrive through access and connection to
neighborhood amenities, such as community centers, parks, schools, and jobs.
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Inclusionary zoning policies typically encourage the construction of homes affordable to low-
and moderate income households in communities where there are higher area median incomes.
In Howard County, inclusionary housing policies intend to expand affordable housing options
throughout the County. The County’s Moderate Income Housing Unit (MIHU) Program is an
inclusionary zoning program that requires developers of new housing in specific zoning districts
to sell or allocate a portion of new dwelling units to low- or moderate-income households.

The MIHU requirements are established in 20 zoning districts and require that 10-25% of any
new residential development be affordable to households earning 40-80% of the Howard County
Area Median Income (AMI). MIHU does not apply to the New Town zoning district as the plan for
Columbia included moderate and low income housing. The CA Board should recommend that
the MIHU continue not to apply to the New Town zoning district.

The Zoning Regulations dictate which housing types are permitted by-right, as an accessory
use or by conditional use in specific zoning districts. While the Zoning Regulations currently
allow single-family detached, single-family attached, single-family semi-detached (homes that
share a wall but have separate lots) and multi-family homes by-right, there are a limited number
of zoning districts that allow single-family attached, single-family semi-detached and multi-family
homes by-right. Since missing middle housing types often include two or more units, there are a
limited number of locations where they can be built within the current zoning regime, as they are
either not defined in the regulations or not permitted. While demand exists for smaller, more
affordable housing stock, many missing middle types are not a common housing product within
the building industry and the ability to finance them remains to be proven in the market.

The Plan recommends that changes to zoning regulations should also consider bulk
requirements (a set of controls that determine the size and placement of a building on a lot) that
are realistic for these housing types and do not preclude their potential on existing lots. Bulk
requirements apply to the New Town zoning district and impact existing neighborhoods. The CA
Board should recommend that no changes be  made to bulk requirements in the New
Town zoning district.

The Plan contains the following recommendations:
1. Evaluate conditions where duplex and multiplex homes can be compatible with existing

neighborhoods and permitted in a greater number of residential and mixed-use zoning
districts.

2. Identify and eliminate barriers in the current Zoning Regulations and Subdivision and
Land Development Regulations to housing stock diversification. Ensure that bulk
regulations are realistic for these housing types and do not preclude their potential on
existing lots.

3. Expand the types of housing allowed in the Zoning Regulations and Subdivision and
Land Development Regulations to include missing middle housing types, such as,
stacked townhomes, cottage clusters and multiplexes and consider appropriate parking
requirements for these housing types.

4. Evaluate the following zoning tools and incentives as potential opportunities to create
missing middle housing:

a. Zoning overlays or floating zone that could be applied to activity centers,
transportation

b. corridors or other areas that are appropriate for this housing type.
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c. Smaller lot sizes (lot width and lot area).
d. Transfer of development rights and density bonuses.
e. Tax incentives for developers and/or land owners.

5. Encourage regulations that disperse missing middle homes throughout the County so
that neighborhoods contain a proportionate mix of different housing types and can
balance other infrastructure needs.

6. Explore how zoning regulations could ensure greater affordability of missing middle
housing units through such mechanisms as maximum residential building size, maximum
lot coverage, and/or density bonuses.

Although these recommendations seem reasonable, their impact on the New Town zoning
district needs to be carefully considered. First, the CA Board should oppose any overlay for
the New Town zoning district. An overlay district is directly opposed to the plan for Columbia.
Second, the CA Board should recommend that the variety and balance of Columbia's
housing types be preserved. Columbia was planned with a wide variety of housing types
(single family, duplexes, quadruplexes, zero lot lines, townhouses, condos, apartments (garden
and mid-rise). Care must be taken that this variety is preserved and that housing types are
balanced across the community. Third, the CA Board should recommend that any new
housing fit into the existing Columbia neighborhoods and that the infrastructure be in
place to handle any increase in density.

Accessory Dwelling Units (ADUs) are self-contained residences that include their own kitchen,
bathroom and sleeping area. Concerns have been expressed about the impact that ADUs would
have on parking, the environment, and neighborhood character; however, regulatory tools can
be adopted to minimize these potential impacts. The CA Board should insist that these
regulatory tools be in place before any changes in ADU regulations occur.

To ensure that ADUs have minimal impact on the environment and neighborhood character,
zoning regulations could provide height and size caps, design controls, minimum lot size or
environmental condition restrictions, and limits on the number of bedrooms. These types of
standards could provide neighbors with greater predictability of the size and look of this housing
type. The CA Board should support this.

Attached Accessory Apartments are permitted as an accessory use in most residential zoning
districts if located within a single-family detached dwelling, such as a renovated basement, attic,
or garage. In addition to meeting various site and building criteria, they must be located in an
owner-occupied dwelling, and the owner must occupy either the accessory or the principal
dwelling. The CA Board should support these requirements.

Detached accessory apartments are not permitted under current Zoning Regulations,
except as a Temporary Accessory Family Dwelling. These dwellings are permitted
conditionally (as opposed to by-right) and allow for a second dwelling unit on a lot if it
is used for an elderly or disabled family member of the resident of the primary residence.
There are various site and building criteria that must be met, such as being located on a
lot that is two acres or larger and allowed through a conditional-use process in certain
zoning districts. These dwellings must be removed once no longer in use by a family member.
The CA Board should oppose detached accessory apartments in the New Town zoning
district. Columbia was planned and the infrastructure was built for a predetermined number of
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dwelling units. This needs to continue. Any increase in density should be granted only after
infrastructure has been addressed.

The Plan has the following recommendations regarding ADUs.
1. Establish a clear, predictable process and location-specific criteria for ADUs.
2. Revise the Zoning Regulations and Subdivision and Land Development Regulations to

allow attached and detached ADUs that meet predetermined location and site criteria.
Provide parking requirements as needed.

3. Establish a clear definition of ADUs in the updated Zoning Regulations.
4. Direct the Adequate Public Facilities Ordinance (APFO) task force to develop

recommendations as to the applicability of APFO to Accessory Dwelling Unit creation or
construction.

The CA Board should support 1, 2, and 3 subject to the above proposed CA Board
positions. Recommendation 4 regarding the APFO is something to be considered when
the County determines that the APFO needs to be revised.

All missing middle housing and single-family detached homes should attempt to maintain the
scale, massing, and building orientation of existing development. In addition watershed health,
flood risk, and other environmental concerns should be considered for any new development,
including new ADU structures. The CA Board should support this.

The Plan proposes to allow the development of small-scale missing middle housing and
Accessory Dwelling Units (ADUs) that respect the character and integrity of their surroundings
and which meet the following specific site conditions in single-family neighborhoods.

1. Establish design requirements, pattern book, or character-based regulations for missing
middle housing types and detached Accessory Dwelling Units to ensure that new
construction is consistent with the character of the surrounding existing housing.

2. Establish provisions in the regulations that include dimensional and design standards to
ensure neighborhood compatibility, off-street parking requirements, minimum lot sizes
and other standards.

3. Explore zoning and other incentives for minor subdivisions that consist of missing middle
housing types and explore form-based or character-based zoning for these types of
residential infill developments.

4. Evaluate how Accessory Dwelling Units and other types of new development could
enhance or impact stormwater management practices.

The CA Board should support this but raise concerns (as stated above) regarding
additional dwelling units of this type in Columbia neighborhoods. The CA Board should
request that the Plan better identify what is considered a single-family neighborhood in
Columbia.

To remain socioeconomically diverse and support a healthy economy, the Plan proposes that
the County should consider opportunities for new multi-family communities in the Multi-family
Neighborhood, Mixed-Use Activity Centers, and MixedUse Neighborhood character areas
identified on the FLUM. These opportunities can be realized through redevelopment of existing,
aging multi-family properties, older suburban shopping centers, strategic infill development, and
redevelopment of older mobile home parks. Increasing the supply of multi-family units, to
include market rate rental and units affordable to low- and moderate- income households.
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Transportation

Howard County is recognized as one of the best places to live in the United States and is one of
the safest jurisdictions in the state to drive, take the bus, walk, and bike. However, crashes
continue to be one of the leading causes of death and injuries for pedestrians, cyclists, and
motorists. Improving the county transportation system’s safety is critical to ensuring Howard
County remains an attractive and desirable location to live.

At this time, the County maintains over 1,000 miles of roads; however, these roads support only
19% of the average daily vehicle miles traveled in the County. The remaining average daily
vehicle miles traveled in the County are on state roads or federal interstates, which the County
does not have the authority to maintain or expand to meet future year needs. These systems
experience the greatest delay in aggregate, which is primarily attributed to regional traffic;
however, many users of the transportation system also experience periodic congestion and
delay on the local road system.

The Plan recommends that the County increase street connections in key locations that provide
more route choices to system users. However, given Columbia's pattern, this would require
placing streets through existing open space areas. In order to preserve open space, the CA
Board should oppose this for Columbia.

The Plan notes that the County has plans to connect Gateway to Routt 1 via a bridge over I95
(possibly an extension of Robert Fulton Drive to Route 1). This would provide an eastern access
to Gateway. The CA Board should request that this be addressed in the proposed
Gateway Master Plan.

The Plan recommends that the County provide for future transportation connections, including
bicycle, pedestrian, and transit, among and between activity centers and other commercial
centers. The CA Board should support this.

Standards/Design

The Plan notes that a common concern among HoCo By Design participants was that infill
development might be incompatible with established communities. Residents voiced
apprehension about new housing and its visual impact on their neighborhood’s scale and
character. Community members felt that to maintain maximum cohesion in their communities,
new homes should be complimentary in scale, setbacks, and building materials of the
established neighborhood. Some participants expressed a desire for new and innovative
architecture.

Development in the mid-20th century implemented contemporary styles, particularly in the early
phases of Columbia. Contemporary architecture is most common in and around Downtown
Columbia but most residential development and some commercial development continue to be
traditional in style. Building and architectural styles found within a specific area contribute to its
overall feeling and sense of place.
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Howard County’s geography, natural systems, protected areas, rigorous landscape
requirements, and maturing landscape in developed areas have resulted in a community
character where the landscape often predominates over the built form. As a result, the
landscape becomes the major organizing and structural element in the neighborhood, a
circumstance which may neutralize a variety of architectural styles. This emphasis on the
landscape can be positive if architecture is not of a character that the community desires.
Conversely, too much planting can often obscure and negate superior architecture or important
sightlines to major cultural or community-focused spaces.

Development standards can and should encourage high-quality future development. These
standards should clearly articulate the community’s desired vision for an area targeted for
development or redevelopment to help the County obtain the type and quality of development it
seeks. New developments, redevelopments, and infill development should use best practice
placemaking and urban design principles to achieve high-quality built environments, preserve
and incorporate natural features, and establish transitions between the built and natural realms.
Key design elements could include the use of building articulation, building placement and site
planning principles, building design transitions across landscapes, high-quality landscape
design, plantings, stormwater management, and open spaces. The CA Board should support
this.

While conventional zoning may still be appropriate for existing single-family residential
neighborhoods and strip commercial centers, the adoption of an ordinance or guiding document
that incorporates more character-based (or form-based) elements will assist in achieving
high-quality development that is in keeping with the character of Howard County and the desires
of the community. The CA Board should support this. In contrast with conventional zoning
that emphasizes separating uses, a character-based (or form-based) code uses character, or
the look and feel of a place, as the primary organizing principle for new development. Hybrid
codes may also combine conventional zoning with character-based elements.

As a complement to character-based or hybrid zoning, pattern books or design guidelines and
manuals can serve as a framework for preferred architectural patterns, styles, and details in the
community. They can provide guidelines and standards for building types, building composition
and massing, building materials, roof types and details, windows, doors, porches, and other
architectural elements. They can also include standards for landscaping, lighting, fences, walls,
signage, and other outdoor elements. The scope is typically limited to specific districts,
neighborhoods, or activity centers in the community. While pure form-based codes can be
challenging to develop, form-based elements can be used to support more traditional zoning
regulations using hybrid approaches to further achieve desired character outcomes. The CA
Board should support a pattern book or design guidelines for Columbia overall,
commercial & industrial areas, and Villages.

New Town Zoning District

The New Town Zoning District represents more than 14,000 acres and 28,000 parcels in
Columbia. The New Town zoning district has 268 approved Final Development Plans (FDPs)
and a regulatory structure that results in challenges for FDP amendments and is difficult to
administer. Over time, ownership has changed and development has advanced—making it
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challenging to reconcile the district’s original goals and organizational structure.

In 2018, Howard County completed a Development Regulations Assessment and Annotated
Outline for its Zoning Ordinance. It recommended, in part, significant changes to the New Town
Zoning District. Zoning experts cite vague, poorly defined language in some cases and much
too detailed language in others as significant challenges to administering New Town zoning.
They also claim that the absence of flexibility in New Town zoning and requirements for multiple
rounds of approvals will put Columbia at a disadvantage when competing for desired future
investment.

The Plan recommends a revision of the New Town Zoning District and an investigation into the
use of enhanced design guidelines and character-based or form-based codes in Columbia.

● Build upon the preferred development types, patterns, intensities, and design elements
described in HoCo By Design’s Character Areas technical appendix.

● Take into consideration the design and planning principles illustrated in HoCo By
Design’s Focus Area Studies technical appendix.

● Explore rules and requirements for design review by the Design Advisory Panel (DAP),
or a combination of staff and the DAP.

● Identify the appropriate purpose and timing of design review within the development
review process

The CA Board should support this and request that it more clearly state it would be a
Master Plan/Sector Plan for all of Columbia - both New Town zoning district and
associated outparcels.

The CA Board should support having a Design Guidelines & Manual for Columbia.

The CA Board should also support the concept of having the DAP and staff handle
design review oversight for this Master Plan.

The FLUM designates Howard Community College as a Campus character area. As more fully
described in the Character Areas Technical Appendix (Appendix C in the Plan), the Campus
character area supports academic, medical, or office buildings; athletic facilities; event spaces;
equipment; or other ancillary uses needed to support an educational, medical, or other large
institution. This character area provides flexibility in that building uses and intensities may vary
widely based on the institution’s mission, available space, and site topography. How the
Community College grows impacts Columbia and in particular the nearby neighborhoods.

Technical Appendix C in the Plan document has further information concerning the New Town
zoning district and Columbia. The appendix provides concept examples of:

● Apartment Complex Redevelopment Illustrative Concept
● Infill Parking Lot Redevelopment Illustrative Concept
● Village Center Redevelopment Illustrative Concept
● Commercial Corridor Redevelopment Illustrative Concept
● Commercial Corridor Infill Development Illustrative Concept
● Parking Lot Redevelopment Illustrative Concept
● Gateway Illustrative Concept Map
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Regarding Gateway, the appendix has these general considerations for a future Gateway
master plan.

1. Plan for Significant Growth and Development in Gateway
2. Showcase Industrial Uses in a Reimagined Gateway
3. Create a Public Realm Framework for Organizing New Development and Open Space in

Gateway
4. Consider Impacts of Flight Paths for BWI Airport in the Design of Gateway
5. Take Green Design to the Next Level
6. Emphasize Civic Uses and Community Facilities
7. Increase Mobility Options Within and Leading to Gateway
8. Build an Interconnected Street Network that Follows Existing Property Lines and Creates

Walkable Blocks
9. Phase Development with Consideration for Existing Development Patterns and Property

Ownership
10. Provide a Mix of Housing Options in Gateway
11. Showcase Innovative Design and Insist on High-Quality Building Architecture

Throughout Gateway
The CA Board should support this.

Concerns

Funding
The County uses a variety of sources (general obligation bonds, pay-as-you-go funding, school
surcharge, transfer taxes, and road excise tax revenue) to support infrastructure on an annual
basis. However, infrastructure needs are increasing as many roads, schools, and other capital
facilities reach the end of their useful lives. Growth provides income to the County to address
needs. The Plan notes that a significant reason why new growth is a net positive to the County
budget is because of the multiple one-time revenues collected from new construction. The
difficulty is that this revenue is one-time.

The Plan does note that regardless of Howard County’s growth trajectory, the County
government will face challenges in the years ahead in maintaining its existing infrastructure. It is
clear from the fiscal analysis that new growth generates net positive revenues for the County,
with more growth generating more in net revenues. However, more growth will also require more
infrastructure that will eventually need to be replaced. The County will be best served in the
future if it prioritizes maintenance of existing infrastructure in future budget decisions.

To support the future growth and development depicted on the FLUM, planning for new or
expanded infrastructure should acknowledge that new infrastructure investments have a
significant impact on the type, location, pattern, intensity, and timing of new development.
Equally important, the County must maintain existing infrastructure when and where needs arise
to avoid larger and more costly repairs in the future.

The services administered by county agencies enjoyed overwhelming public support, but
concerns about continued population growth and student generation were commonly cited. The
attraction of the Howard County Public School System (HCPSS) has contributed to rising
housing demand and high home values. Many parents say that the growing student population
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challenges school building capacity and budgets while straining the quality of HCPSS facilities,
many of which are aging. There is concern that school overcrowding detracts from the quality of
the educational experience for current and future students.

In March 2021, the Howard County Spending Affordability Advisory Committee (SAAC)
released their report for Fiscal Year 2022, which identified the need to strengthen long-term
strategic planning and fiscal discipline to ensure infrastructure investments are sustainable with
adequate prioritization and full cost accounting.

The SAAC noted that spending requests from all agencies significantly outpaced resources
available and that the funding gap was projected to grow in coming years, as slower economic
growth has been forecasted compared to prior decades. The magnitude of the funding gap was
alarming: requested funds for capital projects by all agencies in Fiscal Years 2022-2027 were
approximately double the projected debt capacity and other dedicated resources for the same
fiscal years.

Water/Sewer
Concerns were expressed related to water and wastewater treatment in the Rural West:
developing additional units near existing wells could further burden the local water table; the use
of shared septic systems, or similar technology, could lead to overdevelopment; shared septic
systems could impact groundwater quality; and the cost and responsibility associated with
maintaining shared septic systems could lead to challenges, particularly when replacing failing
systems. Some community members shared a concern that the cost of shared septic systems
may make housing unaffordable for potential residents.

As shown in Table 8-1 of the Plan, the County’s projected average daily water use in 2040 is
29.9 MGD and projected average daily flow is 48.5 MGD. The projected average daily water use
was derived from growth projections modeled according to the FLUM and demand rates
supplied by the Department of Public Works. Therefore, the supply of water is not expected to
be a constraint on projected growth and development within the Planned Service Area through
the year 2040. Considering the County is dependent upon outside sources for its public water
supply, it should continue to closely monitor water consumption in relation to the rate of
population growth and coordinate supply with bulk water service providers.

As shown in Table 8-2 of the Plan, average daily use at the Little Patuxent Water Reclamation
Plant (WRP) in 2020 was 21.0 MGD, and the plant has a treatment capacity of 29.0 MGD. The
projected average daily use at the plant in 2040 is 24.6 MGD. The projected average daily use
was derived from growth projections modeled according to the FLUM and demand rates
supplied by the Department of Public Works. So at present, the plant’s permitted treatment
capacity is adequate through 2040.

Future growth within the PSA beyond that currently projected could require more wastewater
treatment plant capacity than the County has available under current NPDES permits and/or
interjurisdictional agreements. Should the County need additional treatment capacity at the Little
Patuxent WRP, securing an NPDES permit for the increase may require a plant expansion or
additional treatment facilities. The last expansion of the plant used the entire parcel on which
the plant is currently located, but the County owns an adjacent parcel that could be used to add
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capacity, if needed. The need for additional capacity could be reduced if future development or
redevelopment inside the PSA minimized increased sewer flows and the nutrient concentration
in those flows. This outcome could be achieved through a combination of water conservation
and reuse.

Given the influence nutrient loading cap limits have on future capacity at the Little Patuxent
WRP and the Patuxent WWTP, the County should continue to look for opportunities to expand
wastewater reuse and investigate options for nutrient trading to maintain the nutrient caps at the
treatment plants.

Adequate Public Facilities Ordinance
Since 1992, Adequate Public Facilities Ordinance (APFO) has worked to evenly pace new
residential development over time and pause construction in crowded school districts to allow
time for school capacity issues to be addressed. Techniques to address school capacity have
included the construction of new facilities, expansion of existing facilities, and redistricting of
students. APFO also requires traffic impacts to be mitigated for both residential and
nonresidential development at the cost of the developer. APFO has been amended over time,
typically with the adoption of each new General Plan.

HoCo By Design has set a target of approximately 1,400 new units per year. This future growth
represents a slower pace compared to the last 20 years, when an average of 1,574 new units
were built annually. The future addition of approximately 1,400 units per year represents a 27%
reduction in annual growth compared to the last two decades. It is not clear if this growth
includes ADUs. The CA Board should request a better explanation of what is included in
the 1,400 new units per year.

Howard County’s slower-growth future is tied to the limited amount of vacant land upon which
housing and other development can occur. Most of the County has already been developed or
preserved as agriculture, parks, and open space, and there is limited land left for the typical
greenfield development that occurred in previous decades. Additionally, much of the remaining
land is constrained with environmental features, difficult topography, limited access, or other
physical features that restrict ultimate yield. This dwindling land supply, and the challenges
associated with developing it, naturally reduces growth opportunities.

It is important to note that redevelopment in mature suburban communities like Howard County
can be difficult and time-consuming. Regulations will need to be amended, and the transition
toward redevelopment of the envisioned activity centers may take some time. The policies and
actions outlined in HoCo By Design will require patience to implement. And implementation will
need to accommodate market forces, overcome fractured property ownership, and consider
development economics and consumer behavior.

APFO sets the pace of new residential development through an annual housing allocation chart,
which caps  the number of new units that can be built each year by geographic region. Once the
annual cap is reached,  subdivision plans are placed “on hold” until the next year when more
allocations are made available.
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Once housing unit allocations are granted, APFO regulations require that the development
project take the schools capacity test. If school capacity is not available at any level (elementary,
middle, or high), then the project is placed on hold. The school capacity test is retaken annually
based on the new school capacity chart approved by the Howard County Board of Education
(BOE) and then adopted by the County Council, typically each July. Once the school districts in
which the development project is located have adequate capacity, the project can proceed. If
not, the project remains on hold for another year. Projects can be held up to a maximum of five
tests due to closed schools (generally three to four years). This means that even if the schools
still do not have adequate capacity after five tests, the development project may proceed
nonetheless. This period, when projects are on hold, allows the Howard County Public School
System (HCPSS) to plan, fund, and build new schools and additions. Redistricting may also
occur to allow the efficient use of systemwide capacity that may be available.

APFO has resulted in automobile capacity mitigation measures that have not always considered
impacts to pedestrians and cyclists.

The current structure of APFO does not include a mechanism to mitigate the impact of
small development projects (those that generate less than 5 peak hour trips) in a community.
Further, AFPO only requires a project to mitigate its direct impact on an intersection. APFO does
not account for the larger network benefit that could occur at some other location farther from
the development.

While APFO is not perfect, it has succeeded in pacing residential growth according to General
Plan projections and goals. Over the last 20 years, there has been an annual average of 1,574
new housing units built in the County. The years with the greatest housing growth are attributed
to large numbers of multi-family units coming on-line, typically associated with large apartment
projects in Downtown Columbia and the Transit Oriented Development (TOD) and Corridor
Activity Center (CAC) zones along the Route 1 Corridor.

HoCo By Design recommends a comprehensive review and assessment of APFO. Future land
use patterns in Howard County will largely be realized through infill development and
redevelopment in activity centers and to a much lesser extent by suburban development in
greenfields. APFO was designed to manage growth in the latter, and now needs to be updated
to reflect the land use patterns of the County’s future.

What’s Missing (Concerning the CA Position Statement)?

The proposed Plan addresses virtually all of the items listed in the CA Position Statement (see
appendix). One item insufficiently addressed is:

1. No requirement proposed for specific focus area plans for aging commercial centers and
Village centers. These specific focus areas plans should fall under the Master Plan for
Columbia.

20



Appendix : CA Board Statement Regarding the General Plan
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30 June 2021

CA Position Statement on the Howard County General Plan Focusing on Columbia and
Its Environs

Over fifty years ago, Columbia was founded on the principles of diversity, valued open
space, neighborhood character, and a land use mix that would enable people to live, work,
and play locally. As stated in the Downtown Columbia Plan, Columbia’s visionary founder,
Jim Rouse, “hoped to make Columbia a new kind of American community that would,
through rational planning, avoid the problems associated with the decay that was settling
upon America’s big cities and the unplanned and often unsightly sprawl that marked its ever
ever-burgeoning suburbs...”

Though primarily motivated by social concerns, Rouse was also a successful businessman who
knew that Columbia had to be financially feasible if it were to survive and thrive.

Columbia did survive and thrive over the past 50+ years, becoming “a city in a garden” that
is frequently cited as one of the best places to live in America.

Rouse said he hoped Columbia would never be finished, that the community would continue
to evolve and that the residents who call Columbia home would be actively engaged in the
process. Today, we can review Columbia’s history to see what has worked and what requires
improvement as we meet the needs and wishes of successive generations. We can also take
advantage of city planning tools that have been developed over the ensuing years.

Seeking to fulfill this vision of ongoing active engagement, Columbia Association’s Board of
Directors has considered its values and priorities to understand how they align with Howard
County’s General Plan Update (HoCo by Design) PSET framework – Preserve, Strengthen,
Enhance, and Transform. We offer the following as our position statement.

Preserving Columbia

1. The General Plan should recommend development of a community master
plan/sector plan(s) for the greater Columbia area, including outparcels.

2. The greater Columbia community should be planned comprehensively, with
outparcels and New Town-zoned land ultimately subject to the same standards that
embody a complementary aesthetic. In addition, clear and transparent
enforcement mechanisms are needed to guide future development.

3. The General Plan should recommend a design manual to regulate the character of the
greater Columbia area.

4. Open Space preservation is a deeply important for Columbia’s community a. The
existing linked open space system is fundamental to Columbia and its
identity.
b. The existing civic areas (Lakefront, Symphony Woods, etc.) provide cultural

hubs.
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c. The existing parkways provide green thoroughfares.
d. The existing tree canopy provides shelter, increases property values, and

connects residents with nature.
e. Stream valleys, environmentally sensitive areas, and open space connections

should not be interrupted by roadways in traditional village neighborhoods and
where they offer connections to destinations.

5. The General Plan should recommend policies and set the stage for a regulatory
framework that preserves Columbia’s range of full spectrum housing, both in
type and cost.

6. Retain balance of land use for industrial, commercial, and various types of
residential.

7. Retain the many characteristics that give Columbia its unique sense of place such
as underground utilities, pathway connections, diverse housing and public realm
guidelines (examples of such guidelines include landscape buffers that separate
parkways from commercial development, restricted access between major roads
and lots).

Strengthening Columbia

1. The General Plan should recommend the establishment of new environmental and
bio-diversity strategies such as reforestation, habitat enhancement, erosion control,
green building, wildlife corridors, dark sky lighting, etc. for all new and existing
open space areas.

2. New and redevelopment projects need to ensure that they link with landscaping,
sidewalks/pathways, parking lots, etc. to neighboring parcels.

3. The General Plan should recommend a holistic and robust transportation study for
the greater Columbia area with the goal of reducing vehicle dependence and
transforming the transit system.

4. Strengthen the housing market via mixed-income development that blends into
existing neighborhoods.

5. Identify and prioritize opportunities to strengthen existing transit and
multi-modal options connecting neighborhoods and activity centers.

Enhancing Columbia

1. Open Space enhancements are greatly valued by Columbia’s community. a. New
open space (including in outparcels) should be linked into the existing system.
b. Repurpose underutilized land to enhance the open space system.

2. Enhance the existing pathway system by linking it to County and other pathways.
3. Implement the Walk Howard and Bike Howard plans; update these plans on a
regular basis (5 to 10 years).
4. Prioritize enhanced mobility options and a robust transit system, particularly

around new developments/redevelopments in Downtown, Gateway, and
activity centers.

5. Enhance full spectrum housing by ensuring that it is spread across the entire
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Columbia area and throughout all of Howard County, without concentrations
in any particular neighborhood.

Transforming Columbia
1. The General Plan should recommend the establishment of “focus area” plans for

aging commercial centers and Gateway.
2. Village Centers need to be transformed into mixed use communities over time to

ensure they remain viable.
3. The General Plan should recommend a holistic and robust transportation study for

the greater Columbia area with the goal of reducing vehicle dependence and
transforming the transit system.

4. Streets should be designed under the Complete Streets philosophy to better meet
future community needs.

Summary
Over fifty years ago, Columbia was founded by a visionary developer who sought to build
a “city where people could grow.” As Howard County and Columbia move into the next 50
years, it is our priority that Columbia retain the characteristics/values that make it special.
Columbia’s underlying values include a rational land use mix, meaningful open space,
socioeconomic diversity, respect for the environment, distinctive neighborhood character
and a strong sense of place.

While the General Plan is a broad-sweeping document, the values outlined above include
several other studies that will focus on topics or geographic areas. We encourage the
County to include recommendations for the creation of these documents in the General
Plan, setting the stage for their development in the coming months and years. This
includes a Design Manual, Area or Sector Plans, and Environmental Studies. Each of
these more focused undertakings will be useful in establishing standards geared toward
preserving, strengthening, enhancing, or transforming Columbia. In addition, the General
Plan needs to acknowledge that development must not outpace infrastructure.

In short, we believe that good design is critical to retaining the aesthetic of Columbia; we
seek to prioritize the preservation of our open space network and the connectedness it
affords; we aim to reflect the importance of our village centers as hubs of community
activity and commerce; we believe it is critical to ensure that the provision of housing
meets the needs of all people and spreads benefits and impacts equally throughout the
community; and, we endeavor to make traveling to and through Columbia easy through
a variety of transit modes and options.

We ask you to consider these values and priorities as you prepare the HoCo by Design
General Plan Update, and to incorporate them into your document as a reflection of
our collective community vision.
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Columbia Association Operational Procedure for Voting in Village Community 
Association Elections 

The Village Community Associations hold elections for the Village Community 
Association Boards and for Columbia Counsel Representatives.  The Columbia Association owns 
land in each Village and is, therefore, entitled to cast votes in the Village Community 
Association elections for the Columbia Council Representative seats.  

In order to avoid actual, or perceived, conflicts of interest, the Columbia Association has 
adopted the following procedures: 

1. The Columbia Association shall cast ballots in Village Community Association elections
for quorum purposes only.

a. The Columbia Association shall not support, or oppose, in any way, candidates
running for Village Community Association Board of Directors or Columbia
Council Representative. However the Columbia Association may provide
information about election process and procedure and provide information
about serving on the Columbia Association Board of Directors.

b. The Columbia Association shall not cast ballots for any candidate running for the
Village Community Association Board of Directors or Columbia Council
Representative.

c. The Columbia Association shall not cast ballots for, or against, any question on a
Village Community Association ballot.

2. If the Columbia Association casts ballots for quorum purposes only, it must cast its
ballots in each Village Community Association election that is taking place that year.

3. The Columbia Association President/CEO shall cast the Columbia Association’s ballots by
sending a letter, signed by the President/CEO, on official CA letterhead, to the Village
Community Association’s Village Manager.  The letter shall state that the Columbia
Association is casting its votes for quorum purposes only and shall specify the number of
votes cast.  The letter shall be sent no later than two weeks prior to the elections, but
no sooner than three weeks prior.

Last Updated – January 18, 2023 

AGENDA ITEM 6(c) 



Issues and Resolutions related to Stormwater Management

1. Issue: The CA staff identified 5 years ago that damage to CA Open Space was being caused
by stormwater flowing from Howard County streets and started to communicate with the
county.

Resolution: It is resolved that the Columbia Association shall “(r)estart communications
with the county about the mitigation of stormwater flowing from streets that [Howard
County is] responsible for”. (See:  2017 Open Space Assessment Report page 12
heading Recent Achievements)

2. Issue: The 2017  CA Open Space Assessment Implementation Matrix (item 7) identifies the
need to update the Columbia Watershed Plan

Resolution: It is resolved that CA start the process of updating the Columbia
Watershed Plan

3. Issue: The Maryland Department of the Environment and the Army Corps of Engineers have
identified concerns regarding the Lake Elkhorn Stream Restoration project

Resolution: It is resolved that CA shall request a response from WSSI regarding the
concerns from the Maryland Department of the Environment and the Army Corps of
Engineers on the Lake Elkhorn Stream Restoration project

AGENDA ITEM 6(d)



January 20, 2023 

To: Columbia Association Board of Directors 
Lakey Boyd, President/CEO 

From: Susan Krabbe, Senior Vice President and CFO  

Cc: Lynn Schwartz, Director of Finance/Treasurer 

Subject:  Budget Discussion at the January 26, 2023 Board Meeting 

The January 26, 2023 CA Board meeting includes the item entitled “Draft FY 2024 Budgets.” The back-up 
for that agenda item includes several documents, one of which is the draft budget document.  

The file is too large to post with the agenda materials, but it is posted on the CA website. To access the 
draft budget document on CA’s website, please go to https://www.columbiaassociation.org/about-
us/financials/financial-reports/ and select FY 2024 Budget Materials; then select FY 2024 Draft 
Operating and Capital Budgets.  

I encourage you to read the Transmittal Letter just following the Table of Contents. It is a very thorough 
summary of the draft budgets and the underlying assumptions, and it should be helpful to you in 
developing your understanding of the draft FY 2024 budgets. 

AGENDA ITEM 7(a)
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MEMORANDUM 
 
DATE:  January 20, 2023 
 
TO:   Columbia Association Board of Directors 

Lakey Boyd, President/CEO 
 
FROM: Susan Krabbe, Senior Vice President and CFO 
 
CC:  Lynn Schwartz, Director of Finance/Treasurer 
  Dan Burns, Vice President of Community Programs and Services 
  Dennis Mattey, Vice President of Community Operations 
   
Subject:  Board Directive Regarding Alternatives for Funding a Grant to IAT in 

FY24 
 
 
At the December 8, 2022 CA Board of Directors meeting, the CA Board directed CA staff to 
provide three levels of potential funding for a grant to Inner Arbor Trust. The CA Board agreed 
on the minimum level of $50,000 and the maximum level of $200,000, and a non-determined 
amount between $50,000 and $200,000. CA staff provides the information in the chart below in 
response to this directive. 
 
Amount $50,000 Grant $125,000 Grant $200,000 Grant 

Funding 
Source 

Reduction in the 
abatement reserve for 
the annual charge 
income for the full 
$50,000.  

Reduction in the 
abatement reserve for 
the annual charge 
income for the full 
$125,000. 

1. Reduction in the 
abatement reserve for the 
annual charge income of 
$125,000. 

2. Reduction in general 
operating expenses in the 
Department of Community 
Operations of $75,000. 

 
Notes:  
1. Staff analysis of the current year’s abatement activity has led to this proposed reduction of 

up to $125,000 for FY24 in the abatement reserve. 
 
2. Staff analysis of the draft FY24 budget has led to the proposed reduction of up to $75,000 

(to reach the maximum $200,000 grant) in operating expenses in the Department of 
Community Operations. The other departments have projected expenses in line with 
estimated revenues and consistent with prior years’ needs and activities. The proposed 
reduction of $75,000 would reduce the amount of $25,000 each from the planned 
incremental aquatic weed harvesting, surveying work associated with encroachments 
(thereby slowing down enforcement), and invasive weed management in CA’s open space. 
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MEMORANDUM 
 
DATE:  January 20, 2023 
 
TO:   Columbia Association Board of Directors 

Lakey Boyd, President/CEO 
 
FROM: Susan Krabbe, Senior Vice President and CFO 
 
CC:  Lynn Schwartz, Director of Finance/Treasurer 
  Dan Burns, Vice President of Community Programs and Services 
  Dennis Mattey, Vice President of Community Operations 
   
Subject:  FY24 Budget-Related Items Discussed at the December 8, 2022 Board 

Meeting  
 
 
The items in the chart below were discussed by the CA Board at the December 8, 2022 Board 
meeting. CA staff is providing this information to assist the Board in your discussion at the 
Board meeting on January 26, 2023. 
 
 
 Additional Board 

Member Questions 
and Outside 
Organization 
Requests 

Amounts, if 
available 

Board Status and Staff Assessments 

1 Annual charge rate 68 cents The Board voted on December 8, 2022 approving the 
annual charge rate of $0.68, and staff used this rate in 
producing the draft budget. 

2 Annual charge cap 3.5% The Board voted on December 8, 2022 approving the 
annual charge cap of 3.5%, and staff used this cap in 
producing the draft budget. 

3 Capital budget $11,000,000 The Board voted on December 8, 2022 approving the 
FY24 capital budget of $11,000,000, and staff used this 
amount in producing the draft budget. 

4 Inner Arbor Trust $50,000 - 
$200,000 

A comprehensive staff assessment was posted on 
December 4, 2022 with the back-up for the December 8, 
2022 Board meeting agenda. 
 
At the December 8, 2022 Board meeting, the CA Board 
directed CA staff to provide three levels of potential 
funding for a grant to Inner Arbor Trust. The CA Board 
agreed on the minimum level of $50,000 and the 
maximum level of $200,000, and a non-determined 
amount between $50,000 and $200,000. CA staff 
provided that information in a chart attached to this 
document. 
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DATE: January 20, 2023 

TO: Columbia Association Board of Directors 
FROM: Susan Krabbe 

Subject: FY24 Budget-Related Items Discussed at the December 8, 2022 Board Meeting 
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5 Community Foundation 
of Howard County 

$120,000 At the December 8, 2022 CA Board meeting, the CA 
Board voted on this grant and the motion failed. 
 
As noted previously, staff continues to recommend that 
CA not provide grants to other organizations in FY24, 
due to the variety of constraints, most being global and 
beyond the control/management of CA, that have been 
outlined by staff during this specific budget process. 

 Increase tot lot funding  
by $240,000 to allow 
structures suitable for 
5-12-year-old youth 

$240,000 This was discussed and dropped by the Board at its 
December 8, 2022 meeting.  
 
Also, staff notes that since the Board Operations 
Committee voted on Nov. 28 to include a staff 
presentation on the Tot Lot Program on the February 9 
Board work session agenda, it is premature to tie up 
funding in FY24 capital budget for unknown items. The 
overwhelming majority of tot lots fall within the 
parameters of the Tot Lot Program and specifications. In 
addition, as reported in materials posted for the Nov. 10 
Board meeting, larger units for older children would 
have to be determined on a case by case basis 
depending on site size and topography. Most existing tot 
lot areas cannot accommodate a larger unit; in fact, 
some locations are too small for a Rascal or Firefly-type 
structure. 

 ADA restroom 2nd floor 
of Other Barn 

$165,000 Staff notes that this is included in Category III funding.  
 
No vote was taken at the December 8, 2022 meeting. 

 Path from Orchard 
Green tot lot to Red 
Branch Road 

 Staff notes that consideration for this pathway should 
not proceed until a crosswalk at the intersection of West 
Red Branch Road and Route 108 is installed by state or 
county agencies, to make it safe to cross Route 108. In 
addition, it is important to understand that the proposed 
pathway route is on top of a high-pressure gas line. 
 
No vote was taken at the December 8, 2022 meeting. 
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MEMORANDUM
DATE:  January 24, 2023 

TO: Columbia Association Board of Directors 
Lakey Boyd, President/CEO 

FROM: Michael W. Aniton, General Counsel 

Subject: Ethics Policy Revision Update 

In February of 2022, the President/CEO provided the Columbia Association (“CA”) Board of 
Directors with a memorandum that was drafted by CA’s General Counsel which described the 
process for revising CA’s ethics policies.  The CA Board of Directors did not raise any objections 
to the process. In March of 2022, The President/CEO provided the CA Board of Directors with a 
draft revised ethics policy, that CA’s General Counsel wrote, in coordination with the 
President/CEO, Senior Vice President/CFO, the Director of Human Resources, and the Director 
of Audit, and a memorandum that was drafted by the General Counsel which described the 
major revisions that were made to CA’s ethics policies.   

On April 7, 2022, CA Board member Andrew Stack submitted an email to the CA Board of 
Directors with suggested changes to the draft revised ethics policy. No other CA Board 
members submitted proposed changes in writing at that time. The CA Board of Directors 
discussed the draft revised ethics policy at the April 14, 2022, CA Board of Directors meeting 
and agreed on several proposed changes that CA’s General Counsel subsequently made to the 
draft revised ethics policy.  On April 27, 2022, CA Board member Dick Boulton submitted an 
email to the CA Board of Directors with suggested changes to the draft revised ethics policy.  
The Board discussed the draft revised ethics policy at the April 28, 2022, CA Board of Directors 
meeting.  During the April 28, 2022, meeting, a motion was made to waive the CA Board of 
Directors’ “three reading rule” so that the CA Board of Directors could vote on the draft revised 
ethics policy that evening, but that motion failed 5 – 5.  During the April 28, 2022, discussion 
about the draft revised Ethics Policy the CA Board of Directors again decided to make several 
proposed changes that CA’s General Counsel agreed to make. After the discussion of the 
revised draft ethics policy during the April 28, 2022, meeting, Board Chair Janet Evans 
instructed the CA Board of Directors to submit any additional suggested changes to the draft 
revised ethics policy prior to the May 12, 2022, CA Board of Directors meeting.  No submissions 
were made by any CA Board member prior to the May 12, 2022, Board meeting.     

The CA Board of Directors did not discuss the draft revised ethics policy again until June 9, 
2022, when the Board decided to create a subcommittee to draft an ethics policy instead of 
approving the draft that CA’s General Counsel had written, and amended, based on feedback 
received from the Board.  On July 13, 2022, Mr. Boulton developed a new draft document 
entitled “The Columbia Association Board of Directors Ethics Code” and sent it to CA’s General 
Counsel for review.  On August 4, 2022, Mr. Boulton submitted a draft document entitled “Board 

AGENDA ITEM 7(b)
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of Directors Ethics Code Enforcement Policy” to CA’s General Counsel for review.  On August 
8, 2022, Mr. Stack submitted a draft document entitled “Reporting & Handling Ethics 
Complaints” to CA’s General Counsel for review.   

On October 18, 2022, Mr. Boulton re-submitted his draft document entitled “The Columbia 
Association Board of Directors Ethics Code” and a memo, dated October 15, 2022, to CA Board 
Operations Coordinator, Janet Loughran, for inclusion in the CA Board of Directors meeting 
packet for the October 27, 2022, CA Board meeting.  CA’s General Counsel conducted a 
thorough review of the documents.    

On November 7, 2022, CA’s General Counsel had a meeting with Mr. Boulton and Mr. Stack to 
discuss the draft ethics policy.  During the meeting, CA’s General Counsel indicated that Mr. 
Boulton’s draft of the ethics policy required significant substantive edits.  Mr. Boulton asked 
CA’s General Counsel to submit edits to him and Mr. Stack.  On November 29, 2022, CA’s 
General Counsel submitted edits to Mr. Boulton’s draft of the ethics policy to Mr. Boulton and 
Mr. Stack.  On December 7, 2022, CA’s General Counsel sent an email to Mr. Boulton and Mr. 
Stack since he had not received a response concerning the edits he made.  That same day, Mr. 
Boulton responded that he had received the CA General Counsel’s edits and would provide an 
updated draft for review.  

On January 23, 2023, at 3:30 p.m., Board Chair Eric Greenberg, sent a draft ethics policy to 
CA’s President/CEO for inclusion in the CA Board of Directors meeting packet for the January 
26, 2023, CA Board of Directors meeting.  That same day, at 11:56 p.m., Mr. Boulton submitted 
a draft ethics policy to CA’s General Counsel indicating that it was the “final” draft.  CA’s 
General Counsel had not received correspondence from Mr. Boulton concerning the draft ethics 
policy since December 7, 2022.  Because of the late submission of the documents, CA’s 
General Counsel was unable to conduct a thorough review of the documents. 

The attached document is the draft ethics policy that was sent from the CA Board Chair, Mr. 
Greenberg, to the CA President/CEO to replace the redlined draft policy that CA staff posted in 
the CA Board of Directors meeting packet on January 20, 2023. 

  

 

  

 

 

 



1 
 

January 23, 2023 
 

The Columbia Association Board of Directors Code of Conduct Draft 
 

TABLE OF CONTENTS 

 

1.0 Introduction        2 
2.0 Board of Directors Responsibilities     2 
3.0 Restrictions on the Board of Directors     4 
4.0 Civility         5 
5.0 Conflicts of Interest       6 
6.0 Business Conduct       7 

6.01 Equal Opportunity      7 
6.02 Drug-free Workplace      8 
6.03 Gifts, Entertainment, Kickbacks, and Illegal Payments 8 
6.04 Contest Awards       9 
6.05 Misuse of Assets       9 
6.06 Corporate Opportunities     9 
6.07 Confidential or Proprietary Information   9 
6.08 Competition and Fair Dealing     10 
6.09 Outside Communication     10 
6.10 Network Use, Integrity, and Security    11 
6.11 Health and Safety      11 
6.12 Record Keeping        11 
6.13 Audits and Investigations     12 
6.14 Political Activity       12 

Acknowledgement Signature       12    

 

 

  



2 
 

January 23, 2023 
 

1.00  Introduction. The Ethics Code could be contained in a single statement: Do the right 
thing, whether or not someone is watching. 

To help us understand what ‘the right thing is,” we need clearly stated guidelines to ensure we 
are all operating with the same understanding of what is expected of us. 

This Ethics Code (the Code) provides ethical guidelines for members of the Columbia 
Association (CA) Board of Directors (the Board) and supersedes any past policies, practices, or 
customs on the subject.  

The Code applies to all activities involving Board members doing CA business including Board 
meetings and work sessions, committee and subcommittee meetings, email, social media, CA 
events and any other situation where a Board member could be considered to be representing 
CA in an official or semiofficial manner. 

As a director, the CA President/CEO is covered by this Code of Conduct. 

While the Code covers a wide range of circumstances, it cannot cover every conceivable issue 
that may arise. You will need to use your best judgment in such cases. If you are in doubt about 
a situation, you should consult with CA’s General Counsel. 

A copy of the Code along with financial disclosure documents will be presented to Board 
members each year in advance of the May organizational meeting, the receipt and acceptance 
of which must be acknowledged by signature. Columbia Council members joining the Board 
mid-term will receive and sign the Code upon admission to the Board. 

 

2.00  Board of Directors Responsibilities. The Board is CA’s governing body. Its ten elected 
members are CA’s sole corporate members. The Board serves as the steward and guardian of 
CA’s values, vision, mission, and resources. It plays a leading, proactive role in CA’s strategic 
decision making and in setting strong, clear directions and priorities. This is a serious 
responsibility, not to be taken lightly. 

Maryland law classifies CA as a Homeowners Association (HOA) subject to the Maryland HOA 
Act as well as other federal, state, and local laws and regulations. The Board also operates in 
accordance with the CA Charter and Bylaws. It is a duty of the Board to make certain that all 
applicable laws and regulations are followed to the letter.  
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The Board ensures that CA realizes its vision and mission, and it monitors CA’s operational 
performance in order to provide oversight to determine that Board direction is being followed 
efficiently and effectively.  

The Board appoints a President/CEO to manage CA’s day-to-day business operations, sets the 
President/CEO’s compensation, provides direction, and monitors/evaluates that individual’s 
performance. While the Board has oversight responsibilities, it does not and shall not attempt 
to micromanage day-to-day operations. While the Board may, on occasion, offer advice, 
comments or suggestions, individual voting Board members do not direct or supervise staff 
members reporting to the President/CEO. Any questions or issues regarding operations should 
be addressed to the President/CEO. 

As a CA Board member, you are obligated to: 

2.01 Observe the Duties of Care, Loyalty, and Obedience as required in the Annotated 
Code of Maryland Corporation and Association Article, Section 2-405.1. 

2.02 Be aware of and adhere to the CA Charter, Bylaws, Board-approved CA policies, 
and applicable laws.  

2.03 Be informed regarding CA’s mission, vision, strategies, policies, services, and 
programs. 

2.04  Act in good faith, in a manner reasonably believed to be in the best interest of 
CA and the overall Columbia community with the care an ordinarily prudent person in a 
like position would exercise under similar situations 

2.05  Put CA’s interests above your own individual interests or the interests of others 

2.06 Regularly attend meetings and work sessions of the Board and applicable 
committees. organizations and act in a way that is consistent with the central goals of 
CA and with the law Review agendas, supporting materials and prior meeting minutes 
beforehand and otherwise prepare for participation. 

2.07  Assess all available and pertinent information to exercise informed, 
independent judgment in making decisions 

2.08  Carry out the fiduciary responsibilities of the Board including formulation of 
strategic plans and policies, oversight and approval of the CA budget and review of CA 
financial statements.  
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2.09 Work with the President/CEO to establish performance objectives and evaluate 
outcomes. Provide necessary support for the President/CEO to further CA goals.   

2.10 Share equitably in the work of the Board and serve on committees or the boards 
of affiliated organizations as assigned. 

2.11 Take responsibility for and follow through on assignments arising from meetings 
and work sessions of the Board and Board committees. 

2.12 Serve as an effective CA ambassador to your village and to the overall Columbia 
community. 

2.13 Report any observed Board or staff misconduct. 

2.14 Remain in good standing with respect to all financial obligations, covenants, and 
regulations contained in CA’s Declaration and in the governing documents of the Village 
Community Association that elected you to as a Columbia Council Representative. 

 

3.00  Restrictions on Board Member Activity. You shall not: 

3.01 Conduct yourself in a manner that assumes any greater rights or privileges than 
other members of the Columbia community 

3.02 Speak for or act on behalf of CA unless specifically authorized to do so. You will 
be considered to be acting as a CA representative when: 

• carrying out work or volunteer duties on behalf of CA   
• attending a CA meeting or event sponsored by CA 
• attending an outside meeting as a CA representative 
• wearing a name badge or clothing designating you as a CA representative  
• communicating with a CA email account or on CA stationery 

3.03 Engage in any communications on behalf of CA that defames another Board 
member or CA employee  

3.04 Discuss or release the confidential proceedings of the Board or discuss or release 
confidential information to a non-authorized person or organization. 

3.05 Act in a way that is intended to intimidate or harass others in the conduct of 
their responsibilities 
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3.06 Interfere with the duties of other Board members, corporate officers, or CA 
employees  

3.07 Knowingly misrepresent facts or the Board’s position on issues 

3.08 Simultaneously serve on the Board and as a sworn public officer  

3.09 Be compensated for service other than one free activities membership and a gift 
card to be applied against CA classes and programs. (Board members will, however, be 
reimbursed for attendance at relevant conferences and meetings or other activities that 
are reasonably related to CA business. If you incur CA business expenses, they must be 
documented and recorded accurately for reimbursement.) 

3.10 Accept any loans from CA other than ordinary travel and expense advances 

3.11 Assist or represent for compensation another party in any matters involving CA 
while on the Board or within one year after the end of your term 

3.12 Use the CA email system to conduct personal business  

3.13 Use any non-CA email system (including personal email) to conduct CA business 
(including Board business) 

3.14 While on the Board or within one year after the end of their term, be employed 
by or enter into any contract for compensation of over $2,500 with CA either personally 
or in a manner from which you would benefit. However, reimbursement for personal 
expenses is allowed. 

 

4.00 Civility. Thoughtfulness and respect must govern our behavior as Board members. We 
show concern for the well-being of others and respect their autonomy. We act with 
trustworthiness, benevolence, and honesty. We shall: 

• Be civil to one another and to CA staff and treat all with respect by acknowledging their 
opinions, recommendations, and information. 

• Engage in open discussions that encourage and regard others’ positions. When differing 
with someone, we demonstrate understanding of their position before presenting our 
own.  

• Focus In discussions on the issues, not on people with whom we may agree or disagree.  
• Not interrupt others while they have the floor – we wait our turn to speak. 
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• Recognize and value diverse perspectives and lived experience resulting from factors 
such as ethnicity, age, and socioeconomic circumstances, etc.  

• Use inquiry to probe positions and to seek a better understanding, not to win an 
argument. 

We speak as a Board through unified messages. We strive for consensus but agree to disagree 
based on the merits. If consensus cannot be met, we summarize both positions to mutual 
satisfaction. When speaking to the public, we identify whose opinion we’re presenting – our 
own or the Board’s. 

 

5.00 Conflicts of Interest. CA Board members are expected to be mindful of possible conflicts of 
interest. A conflict exists when a person’s private activities, agreements, business investments 
or interests, or other situations, whether paid or unpaid, could reasonably be expected to 
interfere with one’s objectivity, judgment, or diligence in protecting and promoting the CA’s 
interests.  

A financial conflict of interest may exist when a Board member has an economic interest or has 
a family or social relationship with someone who has a commercial interest in a business 
dealing with CA. A financial interest also exists when a Board member has an investment in, or 
is a director, trustee, officer, employee, or agent of, or otherwise has an ability to influence the 
actions of an outside entity that is dealing with CA. That entity could be private, public, or 
governmental, regardless of form. 

You may not allow any immediate family member (defined as spouse, children, parents, 
siblings) to receive remuneration for work performed for CA except when the family member is 
a dependent child employed on a seasonal basis or is already employed by CA at the time of the 
Board member’s election. 

Mere service without compensation as a volunteer, director, or officer of a non-profit 501(c)(3) 
charitable corporation or volunteer service as a member of a governmental task force or 
committee would not constitute a financial interest engendering a conflict of interest. However, 
a conflict of interest does occur when a Board member places the interests of the other 
organization above CA’s interests. 

CA Board members also serve as representatives of their respective Village Community 
Associations, which creates a complex relationship in regard to conflicts of interest. Given that 
Board members hold this dual role, you must recognize potential conflicts between your role as 
a CA Board member and as a Village Community Association representative. The same 
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responsibility applies to CA Board members who serve as members of the Inner Arbor Trust 
Board of Directors or as ex officio members of other community organizations. 

Care should be taken about any appearance of a conflict of interest since such appearance 
could impair the reputation of CA even when there is no actual conflict or wrongdoing. You 
shall exercise good faith in all transactions relating to your CA duties and not use your position 
in any manner that is contrary to the best interests of CA or to promote your own business 
interests or those of family, friends, or business associates. You must make reasonable efforts 
to avoid conflicts of interest, and where potential conflicts may arise, to disclose them 
promptly.  

Disclosures should be made in advance of any action taken. Conflict identification can be 
problematic, so you are expected to err on the side of caution and disclose all instances where 
a conflict or appearance of conflict might be present. Any concerns should be directed to the 
Board Chair or CA’s General Counsel.  

Accordingly, you will be required by law to complete annually a Conflict-of-Interest Financial 
Disclosure Report. The PEO shall review and maintain a file of all Reports. 

 

6.00 Business Conduct. You are expected to conduct yourself in a way that avoids even the 
appearance of improper behavior.  

Where a custom conflicts with a policy, you must follow the policy, and policies must adhere to 
CA’s Charter and Bylaws. If a policy conflicts with a law, you must follow the law. If you have 
any concern regarding the lawfulness of a CA action or activity, you should consult with CA’s 
General Counsel. 

If you believe a situation may involve or lead to an ethical violation, you are expected to report 
it according to the standard procedures for Code enforcement. CA does not allow retaliation of 
any kind for good faith reports of misconduct.  

Some specifics are presented in the following: 

6.01 Equal Opportunity. Columbia Association is an Equal Opportunity Employer and 
embraces staff and volunteers who can contribute to the diversity of the organization. 
Over and above non-discrimination, CA’s mission includes engaging its diverse 
community and meeting the evolving needs of a dynamic and inclusive community. 
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CA is committed to providing equal employment opportunities and maintaining a work 
environment that is free of offensive conduct, discrimination, hostility, harassment, or 
intimidation based on race, sex, religion, color, age, national origin, pregnancy, gender 
identity, and any other factors protected by federal, state, and local laws. Accordingly, 
abusive, harassing, or other offensive conduct, whether verbal, physical, or visual is 
strictly prohibited. 

If you believe that you have been subjected to, or observe others being subjected to, 
unlawful discrimination, harassment, or intimidation by CA staff, Board members, or 
contractors, vendors, customers, or other individuals with whom CA has, or expects to 
have, a business relationship, you are expected to report such conduct. 

6.02 Drug-free Workplace. CA prohibits the inappropriate use of drugs and alcohol. 
The illegal possession, distribution, or use of controlled substances on CA premises or at 
CA functions is prohibited. Participating in CA functions while under the undue influence 
of alcohol or drugs and/or the abuse of alcohol or medications are violations of CA 
policy.      

6.03 Gifts, Entertainment, Kickbacks, and Illegal Payments. The purpose of business 
gifts and entertainment is to create goodwill and sound working relations, not to allow 
unfair advantage. Gifts, contributions, or entertainment with a value exceeding $50 or a 
series of gifts with a total value of over $200 in a one-year period from any person or 
entity that does business with CA or is affected by CA actions or policies are of particular 
concern. You may not use outside agents, consultants, contractors, or other 
representatives to evade this policy. 

Gifts that are considered acceptable are: 

• Meals and beverages consumed in the presence of the donor or sponsoring 
entity 

• Ceremonial gifts or awards that have insignificant monetary value 
• Gifts and tickets or free admission extended to a director to attend a charitable 

or cultural event, if the purpose of this gift or admission is a courtesy extended 
to CA or the CA Board 

• Gifts from a person related by blood or marriage or another individual who is a 
member of your household 

• Attendance at events or activities of Columbia Village Community Associations 

Kickbacks to or from any person are strictly prohibited. No illegal payments of any kind 
are to be made to any local, state, or federal government officials or to officials of any 
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other country, territory, or municipality at any time or under any circumstances. 
Moreover, no funds or other assets of CA are to be paid, directly or indirectly, to 
government officials or persons acting on their behalf or to representatives of other 
businesses for the purpose of influencing decisions or actions with respect to CA’s 
activities. Also, you may not use agents, consultants, independent contractors, or other 
representatives to do indirectly what you could not do directly under this Code or any 
other applicable law, rules, or regulations.  

6.04. Contest Awards. Board members and their families are not eligible to win any 
type of prize or award associated with any contest, drawing, raffle, sweepstakes, or 
other competition sponsored or run by CA and open to the public.  

6.05 Misuse of Assets. You have an obligation to protect CA’s assets from misuse or 
misappropriation. This includes both tangible assets (products, equipment, facilities, 
etc.) and intangible assets (intellectual property, trade secrets, proprietary information, 
etc.). You shall not take or make use of CA assets for personal use, for use by another, or 
for an illegal or improper purpose. You shall not dispose or destroy anything of value 
belonging to CA without proper authorization.  

6.06 Corporate Opportunities. You owe a duty to CA to advance its legitimate 
interests when the opportunity to do so arises. Without consent of the Board, you are 
prohibited from taking for yourself or directing to others business opportunities that are 
made known to you or obtained through the use of CA property, information, or your 
position. 

6.07 Confidential or Proprietary Information. Proprietary information includes but is 
not limited to non-public information relating to CA’s operations; documents identified 
as confidential; non-public information about discussions and deliberations relating to 
business issues; decisions between and among staff, volunteers, officers, and Board 
members; and intellectual property.  

Proprietary information may be encountered in many forms such as documents, 
electronic media, or even business conversations. It does not include information that: 

• Has become publicly available without breach of the Code, although Board 
members should not confirm or deny the accuracy of hearsay information 
without Board authorization 

• Is or becomes known or available through a third-party that did not acquire or 
disclose it by a duty of confidentiality or by a wrongful or illegal act 

• Is subject to disclosure under the Maryland Homeowners Association Act 
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• Is independently developed by you or others without reference to CA 
proprietary information 

Proprietary or confidential information shall not be used for your personal benefit and 
can be distributed within CA only on the basis of business necessity. Such information 
may not be disclosed outside CA unless required by law or specifically authorized by the 
Board and only after the recipient of the information executes a non-disclosure 
agreement acceptable to CA.  

You are expected to take reasonable measures to protect proprietary information from 
being disclosed outside CA. If third parties seek to compel disclosure of proprietary 
information, CA’s General Counsel must be notified.  

Proprietary information that belongs to a third party and is covered by a non-disclosure 
agreement or similar arrangement also must be protected accordingly.  

You may not disclose confidential or proprietary information to any person or entity 
outside of CA, either during or after CA service, without authorization or as required by 
law or CA Policy. You are required to protect the confidentiality of all proprietary 
information after your relationship with CA ends. You shall not retain such information 
or disclose it, or use it for any purpose, at any time after leaving the Board, and you shall 
cooperate with CA in any effort to control disclosure of proprietary information or to 
retrieve information from others and to enforce the terms of any nondisclosure 
agreement or similar arrangement against third parties.  

6.08 Competition and Fair Dealing. CA provides services to the Columbia community 
fairly and honestly. We never seek competitive advantages through unethical or illegal 
business practices. 

Theft or unauthorized use or disclosure of confidential or proprietary information or the 
possession of trade secrets that were obtained without the owner’s consent is 
prohibited. 

We respect the rights of and deal fairly with the residents and businesses of Columbia 
and CA’s customers, vendors, competitors, and their personnel. We do not take unfair 
advantage of anyone through manipulation, concealment, abuse of privileged 
information, misrepresentation of material facts or any other unfair practices.  

6.09 Outside Communication. CA provides full, fair, and accurate disclosure in all 
public communications and follows all laws, rules, and regulations. 
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Unless you are specifically authorized to do so, you may not speak or act on behalf of CA 
or the Board or appear to do so. As a private individual, you have the right to speak on 
issues in any public forum, social media platform or other vehicle as long as you make it 
clear you are speaking solely as an individual, not on behalf of CA or as a Board member.  

You may also confirm that the Board or CA has or has not taken a specific action other 
than one considered to be confidential or proprietary. 

If you receive media inquiries, you should notify CA’s Communications Director. 

Please be aware of the broad reach of social networks and similar media and the 
potential harm that can come when indiscrete comments might be considered 
harassment or falsely attributed to CA. 

6.10 Network Use, Integrity, and Security.  

6.10.01 CA reserves the right to monitor and review any information contained 
on a computer or other electronic device issued by CA and reserves the right to 
monitor and review CA email, social media, website, or Google app 
communications.  

6.10.02   These systems may not be used to commit illegal acts or to violate the 
nondiscrimination, harassment, solicitation, proprietary information, or other 
terms of the Code. 

6.10.03 You shall not divulge any passwords used to access CA computers or 
databases.  

6.10.04 You shall not engage in the unauthorized use, copying, distribution, or 
alteration of CA computer software. Only software approved by CA’s IT 
Department is authorized for use within CA’s network. 

6.10.05 All software contains terms of use to which you must adhere. 

6.10.06   Any suspected misuse or breach of network security must be reported 
immediately to the CA’s IT department. 

6.11 Health and Safety. CA provides a safe and healthy work environment. You must 
follow safety and health rules and practices and to report accidents, injuries and unsafe 
equipment, practices, or conditions.  
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6.12  Financial Management & Record Keeping. Full, accurate, timely, and clear 
disclosures of certain CA information are made in periodic reports and in public 
statements. This practice may also be required by law in some instances. You must 
ensure that any transactions of which you are aware are recorded accurately and 
reported accordingly.  

Be aware that records and communications frequently become public, so exaggerations, 
derogatory remarks, guesswork, or inappropriate characterizations of people or 
organizations should be avoided. This applies especially to emails, social media, blogs, 
and formal reports. 

Also be aware that under certain circumstances, private records including email 
communications can be subpoenaed by legal authorities.  

If you are aware of any issues with CA’s financial or business records, you should inform 
the CA General Counsel. 

6.13 Audits and Investigations. You shall cooperate with CA representatives and 
relevant authorities in internal and external audits, government investigations and other 
activities to the fullest extent of the law.  

Any request for information from a government organization should be shared with our 
General Counsel.   

6.14 Political Activity. You are free to engage in political activity, including 
endorsement of candidates for political or CA office when you make it clear you are 
acting in your individual capacity, not as a CA representative.  

In no way should you suggest that CA promotes, supports or opposes a specific 
candidate. No CA resources may be used, and you may not use your CA title in 
conjunction with any political endorsement or support. 

 

 

This acknowledges that I have received, have read, and understand the Columbia Association 
Ethics Code. 

 

Name __________________________________________    Date ______________________ 
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[Our existing financial disclosure forms would be attached for signature] 
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This format for the President’s Report for Columbia Association is striving to distill a lot of work into a quickly digestible format that is an 
easy-to-understand snapshot of a complex community organization. Included are key points about what we are busy doing at CA to 
better serve Columbia in a wide variety of ways, a celebration of our CA points of pride, and the sharing of some of the content that is 
shaping CA’s President/CEO’s perspective.  

From Lakey Boyd’s Desk: 

Looking Forward 

“Actually, we who engage in nonviolent direct action are not the creators of tension. We 
merely bring to the surface the hidden tension that is already alive. We bring it out in the 
open, where it can be seen and dealt with. Like a boil that can never be cured so long as 
it is covered up but must be opened with all its ugliness to the natural medicines of air and 
light, injustice must be exposed, with all the tension its exposure creates, to the light of 
human conscience and the air of national opinion before it can be cured.”   
--Martin Luther King, Jr. 

Professional Reading 

“Women Are Better Leaders During a Crisis,” Harvard Business Review, Jack Zenger 
and Joseph Folkman, December 30, 2020. 

Personal Reading 

Braving the Wilderness: The Quest for True Belonging and the Courage to Stand Alone. 
Brene’ Brown, 2017. 

Visiting the Archives 

“I recalled Rouse’s oft repeated statement that Columbia would be a failure if it didn’t 
transform Howard County; that it would fail if it didn’t transform the state of Maryland; and 
ultimately, it would fail if it didn’t transform America. For those of us who knew Rouse well, 
we knew that this kind of statement, although inspiring hyperbole, was not born of 
naiveté’. Rather, it was part of a calculated strategy on his part. His aim was to elevate the 
horizon of hope and to energize the determination of those who heard his words so that 
lesser miracles might be attempted, and the effort, once begun, would be sustained. … 
What also remained to be seen was whether the attempt to accomplish this lesser miracle, to  
transform Howard County, would be sustained and completed by the residents of Columbia  
who now controlled CA.” 
-- Columbia, Maryland: A Fifty-Year Retrospective on the Making of a Model City. 975.281 COL 2017-p42-56. 
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Last Month at CA:   
 Open Space Operations decorated the lakefront for the holidays, including the iconic fountain, and co-produced two 

successful Festive Friday events. 
 Installed solar-powered accent lights on each of the recently refurbished posters on the 25 poster trees in the Kennedy 

Garden at Lake Kittamaqundi. 
 Created a web form to collect and map invasive vines. Weed warriors have recently started testing the form in the open space. 

The data will be used to help target vine control efforts within our Tree Saver Program, a joint effort between Sustainability and 
Open Space Operations/Landscape Services. 

 Finished rain garden installations for the year and ended the 2022 calendar year with 16 total installed rain gardens. 
 Installed four advanced dual-fuel heat pump HVAC units at Supreme Sports Club to support CA’s decarbonization efforts as 

part of the DOE’s Better Climate Challenge. 
 Launched an energy efficiency education and engagement campaign for residents and members leveraging the ENERGY 

STAR platform. 
 Following nearly a year of work and collaboration, CA and the Columbia community will be featured on PBS stations across 

the country. CA’s communications team worked closely with the production team with Viewpoint to reflect Columbia’s rich 
history and diversity, explain CA’s unique role and provide a fresh look at the community more than 50 years after its 
conception. Along with the visibility the Columbia community will receive nationally, CA’s involvement in this project also 
provides a much-needed update to the organization’s video capacity. Click here to watch the piece. 

 The promotion of a wide range of CA programs and activities was supported by the Do More with CA campaign and 
newsletter, and we have launched efforts to promote the newsletter itself through dedicated marketing communications. 

 The CA website received an important update with a new front page design launched. This streamlined design highlights CA’s 
core community role and includes significant back-end improvements to improve load time, clarity, and SEO performance. 

 Co-hosted the Change Inspired/Courage Ignited event with partners at Howard Community College and Howard County 
Library System. 

 The STEM program at the Youth and Teen Center, with Howard County Library (STEAM MOBILE) and Howard County 4 H, 
started. 

 Columbia Community Care began its winter food distribution to those in need on Saturdays at the Barn. 
 Supreme has welcomed a second HCPSS neurodiverse student intern, Interns have been supporting pickleball in the arena, 

helping with towels, and will start supporting some Kidspace projects in January.  
 CA Medical Director and CA lead trainer hosted Walk with a Doc at Lake Kit. Dr. Oken discussed brain health and then led a 

walk around the lake. Darrell Gough ended the walk by leading a mini-balance session. 
 Columbia Art Center Galleries hosted its annual Singular Sensations Holiday Art Show, 84 artists participated in the 2022 

annual open-call holiday art show. This total exceeds its past maximum average of 65 participants. More than 425 artworks, in 
all media, were featured.  

 The Columbia Figure Skating Club performed its 31st annual Nutcracker on Ice Show. Over 100 CFSC members participated, 
and an additional 40 Learn to Skate children also joined the show. It was another success for this holiday tradition.  

 The Columbia MD Archives staff installed a display at the Columbia Ice Rink titled "Columbia Ice Rink: 90s Nostalgia." This 
display features a variety of photographs from the 1990s and flyers from the facility's opening in February 1971. 



President’s Report 
 

 
January 20, 2023 Page 3 of 4 

 General Counsel met with Village Managers concerning CA Procedure for voting in Village Association elections and drafted a 
procedure for review by the Board of Directors 

 Increased minimum wage to $15 in compliance with Howard County law. 
 Completed the FY24 Draft Operating and Capital Budget document for distribution. 
 Kicked off the Aquatics hiring season as interdepartmental effort.  
 CA team members are asked to complete cybersecurity training regularly. Each training module is selected to help improve 

team members' ability to spot and respond appropriately to malicious activities. The December 2022 Cyber Awareness 
Training results are as follows: The Senior Leadership and Board Members reached 100% compliance. Team members 
maintained a 91% compliance rate. 

 

 

Next Month at CA: 
 An exhibit celebrating the life and legacy of Mrs. Vivian "Millie" Bailey will open to the public at the Columbia Art Center in 

partnership with Archives team. 
 The Liyang Sister City will offer a dumpling-making class/tasting at the Supreme Sports Club cafe to celebrate the Lunar New 

Year.  
 Martial Arts will be launching at both Supreme and Athletic Club, with CG still being the program's main home base. The 

program will offer residents/members greater value and flexibility. 
 A display will be installed in Supreme Sports Club in collaboration with the Community Operations by Archives team. We hope 

to show how much work and dedication the Community Operations team puts into keeping every area of Columbia beautiful 
and safe. 

 The Youth and Teen Center will be working with Columbia Community Cares to assist with the implementation of their 
P.U.S.H. and Cultural Imperative programs.  

  The middle school advisory committee will host a Game Night for middle schoolers. While the Teen Advisory Committee is 
working on hosting an event at the Ice Rink. Howard County 4H will offer a babysitting class at Supreme Sports Club. 

 Supreme Sports Club will be offering School's Out Skate and Adventure Days when HCPSS is closed in January and 
February.  

 CA Points high schools have the opportunity to host a complimentary private skate event for their schools at Supreme Skate 
Arena. Complimentary events for Long Reach and Atholton High Schools are booked and Wilde Lake High School is 
coordinating their date. 

 Columbia Art Center will host its annual Howard County Public School System Partnership show in both galleries. The theme 
show, Embracing Transformative Experiences through Collage, features art by grades K-12.  

 In partnership with the Columbia Festival of the Arts, Columbia Art Center will host Beyond the Blues in its Main Gallery. The 
show will feature the art of 15 artists inspired by African American music, dance, and culture. 

 Columbia Art Center will host the Wilde Reading Series with local authors presenting their recently published works and an 
open mic feature for teens and adults. 

 We are working on our next Change in Columbia event, centered around the topic of wellness.  
 Begin planning for the summer 2023 Lakefront Live program. 
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 Working with residents to address comments and concerns about bioretention facilities in Long Reach, Harpers Choice, Town 
Center, and Hickory Ridge. 

 Initiating GIS mapping and benchmarking of Open Space Assets in Town Center. 
 Beta testing powered solar parking lot lighting in the parking lot at the Community Operations Center. 
 Finalizing design documents associated with super-high efficiency ductless heat pumps for the Phelp’s Luck Neighborhood 

Center and Jeffers Hill Neighborhood Center. 
 Completing the LED lighting retrofit at the Slayton House theater. 
 We will address questions and concerns raised by the community and the BOD to collaboratively finalize the FY24 budgets. 

 
 
Challenges CA is Addressing: 
 We continue to deal with the challenges of staffing, vendor/contractor capacity and/or responsiveness, and inflation. 

 

 

CA Departments’ Points of Pride: 
 Proud of how active and engaged the community is - there feels like there is tangible proof that people in the community are 

paying attention and interested in supporting CA and our staff.  
 Open Space Operations team members came in on Christmas Eve morning and cleared trees that had fallen across pathways 

throughout Columbia, and on the Monday after the Christmas holiday and removed a bridge (HRBR28) that had been 
destroyed by a fallen tree and was blocking the stream. The temperature was in the single digits that morning. 

 The Golf Maintenance Team has taken the initiative to learn new skills to rebuild the short game area chipping green. The 
team saw this as an opportunity to improve the member experience while growing and developing their skills and significantly 
reducing the cost to the community. 

 CA’s advanced strategies to reduce greenhouse gas emissions through electrification have been selected to be highlighted at 
the upcoming Better Buildings Summit hosted by the U.S. Department of Energy. 

 



INNER ARBOR TRUST, INC.

J A N U A R Y  2 0 2 3  R E P O R T
PRESENTED TO THE  COLUMBIA ASSOCIATION BOARD OF DIRECTORS
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Construction and planning are the
Trust's focus in January. Most
recently, the ADA connector pathway
to the Chrysalis lawn has been
completed. In addition, the work has
corrected certain drainage issues on
the lawn.  

The Trust recently completed a tree
analysis of the Chrysalis Use Area,
obtaining analyses of the health and
safety status of trees.  We look
forward to working with CA to plant
additional trees and manage the
safety issues and improve the health
of certain trees.

The Trust is working to cooperate
with adjacent properties as we work

through the design and RFP process
for the colannade.  Specifically, we
are making sure that all
improvements are coordinated in
cooperation and looking at planned
development on neighboring
properties.

The Trust is working on its 2023
season.  The Trust will announce the
first events for 2023 - Maryland
Winds - A Salute to Souza, HCPSS
Jazz in the Woods, Downtown
Columbia Maker Faire, and Holi Color
Run and South Asian Dance Festival. 
 Other events will be announced as
dates are cleared with Merriweather
Post Pavilion, generally 60-90 days in
advance.

FROM THE INNER ARBOR TRUST



2023 PROGRAM OVERVIEW

Returning festivals Holi, AAPI Heritage Festival, and PRIDE
2-3 new festivals are in the planning stages
Meaningful connections with communities
Focus on collaboration and allowing community members to engage in all
aspects of planning as partners

C U L T U R A L  F E S T I V A L S

Community favorites like Columbia Orchestra Summer Pops and Cultura Plenera
to return to the Chrysalis
Focus on partnerships to bring in artists with collaboration of other presenters
and funding sources
Cooperation between community arts groups to cross-promote and collaborate,
bringing more people to each event
Strategic investment in larger events that engage more community members

C O M M U N I T Y  C O N C E R T S

Importance of inclusivity on the stage
Meaningful partnerships to bring families to the Chrysalis
Focus on opportunities to bring family programming to larger events

C H I L D R E N  A N D  F A M I L Y  P E R F O R M A N C E S

Maker Faire is back!  Focus on partnerships to bring innovation to Downtown
Columbia
Fourth of July Festival
Partnerships for paid festivals such as Hops and Harvest

F E S T I V A L  E V E N T S



PATHWAYS UPDATE

TheADA ramp/paver skirt that connects the Chrysalis Connector pathway to the
Chrysalis Use Area pathways is complete. 

C O N S T R U C T I O N  U P D A T E
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MEMORANDUM 
DATE:  January 20, 2023 

TO: Columbia Association Board of Directors 
Lakey Boyd, President/CEO 

FROM: Michael Aniton, General Counsel 

Subject: 2023 Legislative Session – Pre-Filed State Legislation 
and Current Howard County Council Legislation 

A. MARYLAND GENERAL ASSEMBLY BILLS
House Bill 29 – Residential Owners in Common Ownership Communities Bill of Rights 
Summary: This bill would establish a “bill of rights” for lot owners in a homeowners association. 
Potential Impact to CA: This bill proposes procedures that appear intended to apply to typical 
smaller HOAs.  Some of the provisions of this bill are inconsistent with CA’s organizational 
structure and governing documents, and others are duplicative of procedures that CA has already 
established.  
Status: In the House. We will continue to monitor the bill as it proceeds through the legislative 
process.  

House Bill 55 – Local Government - Condominium and Homeowners Associations - Repair 
and Rehabilitation Funds 
Summary: This bill would authorize a county or a municipality to establish a certain fund for the 
purpose of providing support for the repair of infrastructure in a community subject to a 
condominium association or a homeowners association; and requiring that certain property tax 
revenues be assigned to a fund created under the Act. 
Potential Impact to CA: This bill could be beneficial to CA by providing additional infrastructure 
support.  
Status: In the House.  We will continue to monitor the bill as it proceeds through the legislative 
process.  

House Bill 80 – Real Property - Regulation of Common Ownership Community Managers 
Summary: This bill would create the State Board of Common Ownership Community Managers 
in the Maryland Department of Labor to oversee the licensing of community managers who 
provide management services for common ownership communities and would (1) require a 
common ownership community to register with the Board under certain circumstances (2) impose 
certain duties on a contracting party concerning a fidelity bond or theft insurance under certain 
circumstances, and (3) require a contract to provide management services to include certain 
provisions.   
Potential Impact to CA: This bill would create a regulatory process imposing registration and 
licensing requirements for HOAs and community managers.  However, this bill provides that the 
provisions that require an individual to be issued a license or a limited license do not prohibit an 
“individual who is an employee of a common ownership community from providing management 
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services only to that common ownership community or to an affiliated common ownership 
community.”  As a result, CA and village employees providing “community manager services” (as 
defined in the bill) to CA and the villages are not subject to the bill’s regulatory requirements.   
Status: In the House.  We will continue to monitor the bill as it proceeds through the legislative 
process. 
 
House Bill 105 – Real Property - Condominiums and Homeowners Associations - 
Governing Bodies and Annual Meetings 
Summary: This bill would require (1) that unit owners or lot owners have an opportunity to 
comment during certain meetings convened by the board of directors, the developer, or the 
declarant of a condominium or a homeowners association; (2) a declarant to appoint certain 
persons to the governing body of a homeowners association and to establish a governing body 
of the homeowners association if no governing body has been established; (3) a developer or a 
declarant to deliver certain notices regarding a certain bond; (4) a council of unit owners and a 
homeowners association to maintain certain books and records; (5) making certain provisions of 
law applicable to the accounts of a condominium or a homeowners association; and (6) generally 
relating to the governing bodies of condominium councils of unit owners and homeowners 
associations. 
Potential Impact to CA: CA already complies with the provisions of this bill. 
Status: In the House.  We will continue to monitor the bill as it proceeds through the legislative 
process. 
 
Senate Bill 81 – Labor and Employment - State Minimum Wage Rate - Acceleration (Fight 
for Fifteen Acceleration Act of 2023) 
Summary: This bill would increase the state minimum wage rate changes in effect for certain 
periods of time. 
Potential Impact to CA: This would have a fiscal impact on CA due to the number of CA 
employees. 
Status: In the Senate, first reading finance.  We will continue to monitor the bill as it proceeds 
through the legislative process. 
 
B.  HOWARD COUNTY DELEGATION PROPOSED BILL 
 
Ho.Co. 7-23 – Howard County – Candidates for Village Board or Columbia Council in a 
Village of Columbia – Reports of Donations and Disbursements 
Summary: This bill is applicable only to the Columbia villages and would require the villages to 
mandate that candidates for election to the village board or the Columbia Council must file a report 
of the candidate’s donations and disbursements if they receive any donations or make any 
disbursements.  The villages are then to post the candidate reports on their website or otherwise 
make them available to any member of the public who asks to see them. 
Potential Impact to CA: The bill does not impose any direct obligations on the Columbia 
Association though it provides that a candidate for election to the Columbia Council (and the 
village boards) may not take office if the candidate has failed to file the required reports. 
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Status: This bill was considered by the Howard County Delegation to the Maryland General 
Assembly at its Public Hearing on December 14, 2022, and discussed at the Delegation’s recent 
meeting.  The Howard County delegation continues to work on this bill and there may be 
amendments to come.  
 
C.  HOWARD COUNTY COUNCIL BILLS 
 
CB52-2022 – Property Tax Credit for Seniors and Retired Military Personnel (Pre-Filed) 
Summary:  An act amending the criteria, including the duration, for a property tax credit for 
seniors and retired military personnel in accordance with Chapter 267, Acts of the General 
Assembly of 2022; and generally relating to property tax credits. 
Potential Impact to CA:  CA does not impose taxes, however, because the act passed, CA will 
adjust its annual charge for residents who are eligible for the tax credit accordingly, which would 
have a financial impact on CA. 
Status:  Introduced at the September 6, 2022 Legislative Session.  Passed as amended at the 
October 3, 2022, Legislative Session. Legislation effective December 13, 2022. 
 
CB72-2022 – Establishment of Asian American and Pacific Islander Commission (Pre-Filed) 
Summary:  An act to establish an Asian American and Pacific Islander Commission; providing for 
the membership of the Commission; providing for the purpose and duties of the Commission; 
providing for the method of appointment and staff; requiring certain meetings and certain reports; 
providing the expiration dates of the terms of the initial members of the Commission; and generally 
relating to an Asian American and Pacific Islander Commission. 
Potential Impact to CA:  CA’s President/CEO or his/her designee would be a member of the 
Commission. 
Status:  Introduced at the October 3, 2022 Legislative Session. Passed as amended at the 
October 31, 2022, Legislative Session.  Legislation effective January 9, 2023. 
 
D.  LEGISLATION IN WHICH INDIVIDUAL MEMBERS OF THE CA BOARD OF DIRECTORS 
HAVE EXPRESSED INTEREST 
 
Ho.Co. 10-23 – Howard County Board of Education – Membership – Alterations (Eric 
Greenberg) 
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Hearing 
Date – Time 

Bill 
Number 

 
Title 

 

Cross-filed 
Bill 

1/26/23 – 2:00 p.m. HB29 Residential Owners in Common Ownership Communities Bill of Rights --- 

2/7/23 – 1:00 p.m. HB55 Local Government - Condominium and Homeowners Associations - 
Repair and Rehabilitation Funds --- 

1/26/23 – 2:00 p.m. HB80 Real Property - Regulation of Common Ownership Community 
Managers --- 

1/26/23 – 2:00 p.m. HB105 Real Property - Condominiums and Homeowners Associations - 
Governing Bodies and Annual Meetings --- 

    

--- SB81 Labor and Employment - State Minimum Wage Rate - Acceleration 
(Fight for Fifteen Acceleration Act of 2023) --- 

    

12/14/22 – 7:00 p.m. Ho.Co. 7-23 Candidates for Village Board or Columbia Council in a Village of 
Columbia – Reports of Donations and Disbursements --- 

    
10/3/22 – 7:00 p.m. CB52-2022 Property Tax Credit for Seniors and Retired Military Personnel --- 

10/31/22 – 7:00 p.m. CB72-2022 An Act to Establish an Asian American and Pacific Islander 
Commission --- 


