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Meeting Purpose and Focus

¶Orient residents to the focus of this study

¶Share the findings and recommendations of the 
environmental study

¶Share findings and recommendations from the 
economic and market analysis
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Meeting Agenda

Overview of Study Area and Project Purpose

Integrated Presentation that includes: 

Å Existing context for environmental, economic, and market conditions

Å Stream restoration and creek solutions

Å Development strategy

Å Site development recommendations

Å Transportation infrastructure & open space strategies

Next Steps

Q&A
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Zoom Webinar Guidelines

Polling
To see who joined us 
tonight

Q&A
Submit questions 
during the presentation 

Chat with staff
Plus share your thoughts 
about the ideas you see



! ŦŜǿ ǇƻƭƭƛƴƎ ǉǳŜǎǘƛƻƴǎ ǘƻ ǎǘŀǊǘ ǿƛǘƘ Χ 

Where you live

What is your age

How many virtual community meetings have you attended in the 
past 7 months

Did you complete the Henson Creek study area survey?
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Henson Creek 

Village Area 

Study 

Boundary



Study 

Goals

Evaluate opportunities for redevelopment

Understand economics and real estate market

Understand environmental conditions, limitations  

and opportunities

Capitalize on the proposed Zoning Ordinance

Implement the master plan recommendation
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Need public and private commitment



Major Project 

Activities to 

Date

March 24, 2020, District 8 Community Virtual Meeting

Retained the services of HR&A Advisors and KCI Technologies

Prepared and administered online community and property owners' surveys

Completed draft Economic/Market Analysis and Environmental Assessment

September 23, 2020, District 8 Community Virtual Meeting

Evaluated Alternative Development Scenarios and Case Studies of Areas with 

Similar Challenges and Environmental Conditions

Developed Recommendations and Actions to Realize the Vision

March 31, 2021, District 8 Community Meeting

Henson Creek Community Presentation | 8



Henson Creek Village Development Strategy | 9

1. Review of Existing Context

i. Economic and Market

ii. Environmental

2. Case Studies of Flooding and Stormwater Challenges 

Converting Problems to Opportunities

3.   Market Opportunities and Historical Assets

4.   Stream Restoration and Creek Solutions

5. Development Strategy 

6.   Stormwater Management Best Practice 

Site Development Recommendations

7.   Infrastructure and Open Space Strategy

8.   Conclusion and Next Steps

Order of Presentation
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1. Review of Existing Context
i. Economic and Market 

ii. Environmental 



Existing Conditions | Current Uses 

The Henson Creek Village area, bisected by Livingston 

Road and parallel to 210, has no residential population 

and is defined car-centric retail and a modest amount of 

Class C office space. 

0 SF

260K SF

90K SF

Residential Retail Office (Class C)

Henson Village Current Uses

Source: Costar, HR&A

Office building on Livingston Road 

Narrow and overgrown sidewalks 

Livingston Square
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Existing Conditions | Transportation

Opportunity : Traffic volumes on Livingston Road are very low for 

a four-lane street, and road space could be repurposed to 

improve pedestrian and bicycle access.

Challenges: The sidewalk and trail network in Henson Creek 

Village is disconnected. Alignment for future interchange on 

MD 210 within the project area has not been determined by 

State Highway Administration (SHA). Henson Creek Community Presentation | 12



Narrow and overgrown sidewalks 

Market realities associated with dense, mixed-use development:

Å Zoning : Density, height, and use restrictions can limit the extent 

of large-scale development on a site.

Å Environment : There are strict regulations for development in 

floodplains, along streams, and in wetland areas, which can 

hinder the feasibility of large projects. 

Å Development Feasibility : Maximizing benefits while balancing 

costs is a priority for developers and planning departments. In 

low-density residential areas with no public transit, developers 

may be less able to build higher density projects with amenities. 

Å Supply/Demand : New uses can only be built if there is sufficient 

unmet demand to justify their construction. 

In the short term, these factors will determine the potential of the 

area to attract certain retailers and development typologies. 

Existing Conditions | Real Estate Market Drivers and Constraints

National 

Harbor

Livingston 

Road
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Study area environmental features and causes of 

flooding

Case studies of other areas where pre-regulation 

development occurred within the 100 -year floodplain 

and their solutions 

Analyzecurrent Prince Georgeõs County development 

regulations within the 100 -year floodplain

Possible Stormwater Management techniques

Analyze stream enhancement techniques that can be 

utilized within the Henson Creek Stream
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Environmental Presentation Goals



ÅPart of the larger 

ChesapeakeBay Watershed

ÅHenson Creek drains 24 sq. 

mi. about 1/3 the size of 

Washington D.C.

Å44% of Impervious surfaces 

were constructed prior to 

Storm water management 

regulations

Å Increase in SevereStorms

ÅCausesdownstream flooding
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Henson Creek Sub Watershed



Study area contains many ecological 

and environmental assets such as 

wetlands and floodplains. 

Wetlands are areas where water covers 

the soil and is present at or near the 

surface of the soil all year or part of 

the year.

Wetlands provide values that include 

natural water quality improvement, 

flood protection etc.
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Wetlands

Floodplain
Wetland



FEMA100-year floodplain

represents the area that is most 

prone to high flooding by a 100-

year storm .

New development within floodplain 

must be constructed one foot

above 100-year Floodplain

elevation.

STUDY
AREA

D
o
w

n
st

re
a

m
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Floodplain

FEMA Floodplain
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Existing Zoning Map

Environmental Protection  
through Zoning 

One of the goals of the current and proposed 

zoning is to protect sensitive environmental 

feature through Open Space classifications.

Current use is detrimental to the health of 

the stream.



Å Constrictions

Å Roads

Å Fill in historic floodplain

Å Causeincrease flooding upstream

and downstream.

Å We recommend restor ing natural 

areas to give water a place to

go!
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Ecosystem Damages Over Time
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2.  Case Studies of Flooding and Stormwater Challenges
Converting Problems to Opportunities



Historic Downtown Frederick ðHurricane Agnes (1972) 

100-year storm within Carroll Creek drainage basin and passed as a 
200-year storm within the Monocacy River drainage basin

7 inches of rainfall in less than 16 hours

5õ of flooding within the basement floors

8õ of water into their historic performing arts theater (Weinberg 
Center of the Arts)

Figure: Downtown Frederick (1972) ð5õ of water within the basements

Courtesy of City of Frederick ðDepartment of Economic Development
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Downtown 
Fredrick 
Maryland (1972)



Inspired by the River Walk in San Antonio, Texas

Concrete canal designed to carry the floodwaters through the city

Four 20-by-20-foot conduits to make up the flood control system along 1.3 miles of city

Conduits hold a combined 5.7 million cubic feet of water 

Four stormwater pump stations along the flood control system for low lying areas

Use of existing Flood Warning System 

Figure: Carroll Creek Linear Park (Profile) 
Courtesy of City of Frederick ðDepartment of Economic Development

Downtown 
Fredrick 
Maryland Design
Solution
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Revitalized transportation and 

recreational facilities in Downtown 

Frederick 

Immediate development of $30 million 

Future planned development of $100 

million 

Removal of approx. 130 acres in 

downtown from 100 -year floodplain, 

relieving property owners of 

mandatory FEMA flood insurance.

Potential for new assets and further 

development due to mitigated 

floodwaters

Figure: Implementation of Wetlands/Forests along receiving outfalls

Courtesy of City of Frederick ðDepartment of Economic Development

Outfall

Downtown Fredrick 
Maryland, Impact of 
Design Solution

Henson Creek Community Presentation | 23



Figure: Carroll Creek Linear Park ðvibrant and accommodating for all pedestrians Figure: Carroll Creek Linear Park ðBridge Crossing and other Amenities 

Downtown Fredrick, Maryland Post Floodwater Mitigation
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After

Before

ÅExisting Conditions

ÁDrainage area ð25 sq. miles; 19% Impervious area

ÁStraightened

ÁConcrete lined channel

Objective

Á Improve Trout Habitat and Water Quality

Á Provide Recreational Fishing Access

Solution

Á Reestablished plan form and floodplain 
connection

Á Bioengineering and Rock Stabilization

üSuccess!  Trout are back!

Jones Fall Stream
Restoration, Baltimore, MD 
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SWM SWM

SWM

SWM

SWM

SWMSWM

SWM

SWM

SWM

Figure: Site Development Plan

Photo Credit: KCI Technologies, Inc.

Proposed 10  

condominium buildings 

Quantity and quality 

stormwater management 

for the 100-year storm

Above ground SWM 

practices throughout the 

development

Gatherings at Ellicott 
City, Maryland
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