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Minutes of the March 3, 2008 meeting of ROG at the All Saints Church.

The meeting was called to order at 7:35 p.m. by ROG’s president, George Harman.

The minutes of the February 4, 2008 meeting were approved as submitted.

Treasurer’s Report: Our bank account stands at $2,376.92 at Susquehanna Bank. 

District Police Report:

Officer Michael Klein gave a brief overview of recent criminal activity: Suntrust Bank was robbed;

A townhouse alarm turned out to be a true break-in. Police apprehended the lone burglar. Ethel Barrish informed Officer Klein that Worthington Park has an ongoing problem with mail theft.

Guest Speakers:

James Truscello of The Forbush School at Sheppard Pratt and Bonnie Katz, VP of Corporate Development at Sheppard Pratt came to ROG to advise us that Beth Tfiloh has sold its Glyndon campus to Sheppard Pratt. Starting with the school year of 2009/2010, The Forbush School will move to the new campus.  This 40-year-old school, licensed by the State of Maryland, provides special education and therapeutic services to children from the entire Metro area.  The school enrolls approx. 165 children and has a staff of 125.

Elected Officials:

Adele Kass reminded the attendees that District 2 CZMP hearing will be March 6th at Pikesville High.

Norma Bosley reported that Dana Stein is working on housing and energy issues.

Old Business:

The ROG Board met in the end of February to review the zoning issues of interest in Districts 2, 3 & 4.  The recommended positions for each issue were listed on the meeting agenda and discussed  individually, in an open forum.  Jonathon Schwarz made a motion that the recommendations for District 2 issues be approved as presented. Motion carried.  Norma Bosley moved that the recommendations for District 3 be approved as presented.  Motion carried.  Rose Bognanni moved that the recommendations for issues in District 4 be approved as presented.  Motion carried.  The approved recommendations were subsequently listed by zoning issue number in a formal letter sent to the Planning Board members {see attached}.

New Business:

A motion was made by Gail Mangels to approve a replacement check of $100 for the organization, “Maryland Sings”, that did not receive the original donation check from us last year.  Motion carried.

****The next meeting will be on Monday, April 7, 2008 at 7:30 pm.

Respectfully submitted,

Gail Mangels, Recording Secretary

ATTACHMENT

March 4, 2008

Baltimore County Planning Board

c/o Baltimore County Office of Planning

County Courts Building

401 Bosley Avenue, Suite 406

Towson, MD 21204

RE:
Comprehensive Zoning Map Process (CZMP) Issues

2- 001, 2-003, 2-004, 2-005, 2-009, 2-011, 2-012, 2-013, 2-014, 2-015, 2-018, 2-023, 2-026,        2-027, 2-039, 2-042

3-001, 3-006, 3-010, 3-012, 3-018, 3-026, 3-027, 3-037, 3-042, 3-053, 3-057, 3-077, 3-136, 3-140

4- 001, 4-003, 4-004, 4-011, 4-017, 4-020, 4-021, 4-022

Dear Planning Board Members:


The Reisterstown-Owings Mills-Glyndon Coordinating Council, Inc. (ROG) has been in existence and active in community protection functions since 1973.  ROG has been tracking many CZMP issues presented by individuals and County Council members in the current cycle.  The organization has requested input from the petitioners, visited the sites of many proposals, discussed the issues with some of the affected neighbors, and discussed the issues extensively within our zoning committee, the Board, and general membership.  The following comments represent the results of a deliberative process and we would appreciate your consideration of the comments.


There are so many issues of interest to the organization that oral testimony at the public hearings was not considered appropriate in light of the limited amount of time typically allocated to each speaker.  Therefore, we would appreciate your careful consideration of our positions on the various issues.

District 2

2 – 001 R&H Motor Cars (seeking BM-IM) – Recommendation – Approve

The proposed rezoning is consistent with development in the area.

2 – 003 10809 Reisterstown Rd LLC (seeking BM) - Recommendation – Deny

The property is sandwiched between small shops and currently zoned BR.  A vacant lot with a proposed zoning for OR 2 (CZMP 2-004) also abuts.  The petitioner has not developed any plans for the property if zoning is approved.  The only explanation has been  that the three pieces of land were purchased at auction and that they would position the property for development of an auto accessory shop, drug store, drive through bank  or duplicating service if approved.  In the absence of a specific plan and the wide range of possible uses that would abut property used for residential, a lesser zoning than BM would possibly be more appropriate, but again, without a plan, this requested action should be postponed for four years, or a covenant agreement is established with the community to limit development.    

2 – 004 C&E Realty – Seeking OR-2 - Recommendation - Approve

The petition for OR2 appears consistent with location and nearby residential property.  It is currently O3.

2 – 005 Painters Mill Enterprises, LLC – Seeking BM IM or BL IM - Recommendation – Approve lower request.  The location currently has a catering business and BL IM appears consistent with area.

2 – 009 David B Shapiro – Seeking BLR or CB -  Recommendation – Deny 

The property is surrounded by RO.  The nature of the property and area should be maintained.  Any changes should be coordinated with adjacent properties.  No contact was achieved with the petitioner.

2 – 011 Howard Brown –Seeking BM IL or BL -  Recommendation – Approve

The petitioner states that the purpose of the change would be to eliminate split zoning on the site. He also states that there would be no change to the building on the property as it is built out.  Unless there is an issue unknown to the community, and the facts provided are accurate, the community is willing to support this request.  (see also 2-026 and 2-027)

2 – 012 Regal Bank –Seeking BL- Recommendation – Deny

The requested activity should be possible with a lesser zoning classification.  It is believed that BLR would be more appropriate. 

2 – 013 Susquehanna Bank –Seeking BL-  Recommendation – Approve with conditions - covenant agreement as to proposed use.

The bank has acquired two properties to the north of the bank structure.  One property has had a house removed, the second house, is zoned DR 3.5 and RO.  The bank plans to either remove the second building for landscaping purposes or create a community use facility at the site.  The community’s desire to restrict traffic at the corner of Franklin and Reisterstown Road would be met by either of these uses.  It is strongly preferred that the petitioner enter into a long term covenant agreement that is attached to the deed to avoid the resale of the property for alternative purposes that would defeat the community’s interest in restricting traffic and preserving the transitional character of the existing uses.  

2 – 014 Continental Realty Corp –Seeking BM IM-  Recommendation – Approve

The intended use is consistent with the location.

2 – 015 Blades & Rosenfeld, PA –Seeking BM IM- Recommendation – Approve

The intended use is consistent with the location.

2 – 018 Associated Jewish Charities –Seeking OR-2- Recommendation – Deny

ROG recommends denial of petition until such time as the Associated presents concrete plans for the site.  The local community has spoken strongly for this option and ROG supports this position.  The current DR-1 zoning provides the type of transition from manufacturing and commercial along Reisterstown Road to the rural conservation areas to the east.  The type and extent of development being proposed is far in excess of the County’s intent for the area.  The argument for higher density development to accommodate the site restoration costs is not valid.  The State has an obligation to the community to remove and restore the site before putting it onto the market for sale.  The discounted value in consideration of the asbestos and lead removal costs should not become a burden to the adjacent community in the form of reduced property values.  

2 – 023 Sarah Sellers –Seeking RC-5- Recommendation – Approve pending  covenant agreement limiting construction to one additional house on the property.  

The area is residential with houses generally 2-5 acres.  The property has 5.6 acres and the petitioner wishes to change zoning from RC2 to RC5 in order to sell acreage for one additional house.  The association recommends approval provided that the petitioner enters into a covenant agreement to that effect.

2 – 026 Crondall Corner Associates, LLC –Seeking BM IM or BL- Recommendation – Approve

The petitioner states that the purpose of the change would be to eliminate split zoning on the site. He also states that there would be no change to the building on the property as it is built out.  To be coordinated with 2-027 and 2-011.

2 – 027 Peter Bosworth –Seeking BM IM- Recommendation – Approve

The petitioner states that the purpose of the change would be to eliminate split zoning on the site. He also states that there would be no change to the building on the property as it is built out.  Concerns were expressed with the proximity of the site to environmentally sensitive and floodplain areas.  To be coordinated with 2-011 and 2-026.

2 – 039 Sylvan Cornblatt –Seeking BL- Recommendation  -  Deny

The property is clearly and appropriated zoned for residential use.  It is surrounded on two sides by housing used solely for residential purposes.  Changing the zoning to commercial would encroach on the adjacent residents.  The petitioner has stated that she is the owner of the adjacent commercial property and wishes to provide additional parking as well as day care.  Construction of a structure and playground would be needed.  She also would agree to setbacks to the residential properties and would enter into a covenant agreement to that effect.  Should the petitioner obtain agreement of local residents and enter into a covenant agreement with this association, a positive recommendation could be considered, but that is not seen as a likely outcome. 

2 – 042 Best & Daughters ( S. of Walgrove) –Seeking CB- Recommendation – Deny

The proposed buildout would encroach on residences behind the property.  Any changes to the position would require consultation with neighbors on all sides and the establishment of covenant agreements.  The petitioner states that additional units to the existing Best Nursing Home would be built.  An additional building is proposed that would be totally incompatible with adjacent properties.  Other adjacent property owners are being restricted in the development through covenant agreements that are protecting the historic character of the area.  

District 3

3 - 001 Samuel G. Elseroad  -Seeking RC-4- Recommendation: Deny

This proposal would reverse the protective zoning placed on this property during the previous CZMP cycle. The owner has indicated that a covenant agreement cannot be considered due to agricultural easement potentials that are not guaranteed.  Furthermore, the precedent of reversing the previous cycle change would place many other property owners in the position of seeking similar relief.

3 – 006 William Nash –Seeking BR- Recommendation: Deny 

This proposal would greatly expand the potential development on the site.  It is understood that a large auto body shop would be constructed.  This type of service in a rural area is not considered necessary given other such services provided relatively nearby in developed Reisterstown and Hampstead areas where this type of activity is more appropriate.  The rural character of the community would be challenged by an operation of this nature that would introduce a business activity that would generate the potential for air and groundwater contamination.  Since there are no alternatives to the private wells in the area, this proposed project is not appropriate.  Furthermore, there are no assurances in place that the land would not be sold for other types of development.  Legally binding limitations for lesser development should be established prior to granting the permissive zoning being sought.

3 – 010 Karen Fitchett –Seeking BL-  Recommendation – Potential for approval if traffic study is first conducted.

This project would result in the potential for a significant extension to the existing building with the use of currently zoned DR3.5 for parking.  This project would require the approval of 3-037 and an approval from the lot owner at the corner of Bond Ave and Main Street to allow for use of his property for ingress and egress.  This project has potential for improving the marketability and flow of income for maintenance of the historic houses fronting on Main Street, but would result in additional traffic on Bond Ave, which is challenged by the current traffic.  It is extremely difficult to exit to the south onto Main Street at almost anytime during the day.  This project will need to be given careful consideration regarding the effects on traffic and the potential need for a traffic light prior to it being approved. 

3 – 012 George Burnham -Seeking BL– Recommendation: Deny

This is an extremely rural setting.  It is unfortunate that the adjacent property to the north was historically grandfathered as commercial, but it is inappropriate to add additional commercial potential to this otherwise rural part of the Hanover Pike.  The intersection of Lees Mill Road with Hanover Pike is extremely tight and inappropriate for additional commercial traffic, even if the traffic would be relatively light.  The entire northern part of the county along Hanover Pike is being preserved through extensive agricultural preservation efforts and this is not in keeping with the overall intent for the area.  There are readily available opportunities for commercial activities within the town of Hampstead just a couple of miles to the north.

3 – 018 St. John Properties –Seeking BM- Recommendation:  Approve, but only if the residential properties are adequately protected.

This major development is located near the intersection of the end of I-795 and Route 140.  This property backs up to residential property on at least two sides.  Caution is suggested in approving this change until it is clear that the project will not interfere with the adjoining residential properties.  The CIM hearing officer did not register the extent of the concern for light and noise impacts on the adjacent residential properties.  Restrictions on overnight business activities that could generate undue noise must be established prior to the granting of the zoning or the building permits.  Likewise, lighting needs to be restricted beyond existing standards to protect the adjacent residential properties.    

3 – 026 William Nash – Seeking BL- Recommendation: Deny (Possibly consider approving for RO)

This property was given its current RC5 zoning one or two cycles ago to allow the current house to be relocated from Hanover Pike to its current location.  This property could be considered for RO zoning since it is adjacent to existing commercial property.  Any zoning more permissive would result in the elimination of the buffer between the commercial property on one side and the residential on the other.

3 - 027 Brothers Roofing – Seeking ML- Recommendation:  Deny

This proposal is totally out of character with the intent of rural conservation.  This is a prime example of a business getting established without adequate advanced planning.  This commercial activity belongs in an industrial setting, not a rural conservation area.  While this site is next to business activity to the north in Carroll County, it should not be the practice of Baltimore County to yield its rural conservation principles to unrestrained development in the adjacent county.  The site history suggests that the owner has invested almost no effort to maintain the aesthetic or rural character of the property and a reward of the requested zoning would be totally inappropriate.

3 – 032 David Bohn (Elmos) – Seeking BL CR- Recommendation:  Deny

The property is located at the intersection of Route 30 and Emory Road (Route 91).  It is currently occupied by three homes and a small breakfast-only restaurant.  The proposal would be to eliminate the houses and restaurant and replace them with a Royal Farms gasoline service center with a car wash.  The current RC2 zoning would be replaced with BL CR.  The community is giving consideration to approving the proposal with the creation of significant limiting covenants.  The local community association has already approved expanded development on the east side of the road by allowing another fuel service center and convenience store.  That store did not control lighting as negotiated and has resulted in concerns.  The additional of a second convenience store does not seem justified in this otherwise rural setting.  Services of this nature are readily available to the north in Hampstead and further south in Reisterstown.  The creation of a 24-hour per day commercial activity in a rural setting is not in keeping with the rural character of the area.  

3 – 037 Elias Rizakos –Seeking BL- Recommendation:  Any action must be coordinated with 3-010.

This must be considered as a single concept in association with 3-010.  Traffic on Bond Ave is a major concern.

3 – 042 Elias Rizakos – Seeking BL CCC- Recommendation: Deny

The extent of this proposal is totally out of keeping with the residential character of the majority of the land adjacent to the proposed site.  Some minor adjustments of the BL zone behind the properties fronting on Main Street may be appropriate, but the proposal as presented is totally inappropriate for the residential properties along Chatsworth Ave that would be negatively impacted.

3 – 053 Northwest Baptist Church –Seeking RC-5- Recommendation: Deny pending neighbor input

Discussions from several years past suggest that this would be generally acceptable, but there is no know concurrence with adjacent property owners.  Contact with the petitioner has not been established to fully understand the extent and limitations of the planned use.

3 – 057 Pat Creany – Seeking ML_ Recommendation:  Absolutely deny!

Conversion of  98 acres of RC zoning to ML is totally inappropriate.  It is understood that this petition has been withdrawn, which is appropriate for the intent of the area to preserve its rural character.

3 – 077 James M Uhler – Seeking RC-4- Recommendation:  Deny

This proposal would reverse the protection afforded by the RC8 zoning established during the previous CZMP cycle.  Restoration of the prior zoning would set precedent of additional conversions and would be totally inappropriate for the protection of the rural character for the area.

3 – 136 County Council (US30LLC) – Benefit of the change has not been conveyed to the community 

The use of this property is currently limited to 7 residential parcels under a 99-year covenant agreement.  There can be no other permitted use unless the zoning is reverted.  At that time, if it occurs, institutional development would be possible.  It is strongly recommended that no changes be instituted unless the covenant agreement can be extended to prevent institutional development.

3 – 140 County Council (Nob Hill) – Seeking RC-8- Recommendation:  Approve

The retention of this parcel as RC4 in the previous zoning cycle appears to have been an oversight.  RC8 appears to be more appropriate and consistent with the intent of the actions of the previous cycle.

District 4

4 – 001 Temple Oheb Shalom – Seeking DR-2- Recommendation:  Deny

The proposal has no merit.  The owner reports no plans.  The only possible intent would be for resale at a higher price.  The area would be adjacent to recently expanded public water, but the current site is believed to be outside of the URDL.  Therefore, this should be denied.

4 – 003 Alexander Wightman –Seeking CB- (error in listing, property is on  Reisterstown Rd not Liberty) – Recommendation: Approve, but limit the approval to only the required portion of the 5 acres required for the intended use with balance as a residential use compatible with adjoining properties.   The stated intent of the requested zoning is to create the zoning necessary to allow the operation of a family restaurant.

4- 004 Igor Braun – Seeking BR – Deny 


No plan was made available to the community to justify any action.

4 – 011 T. Rowe Price – Seeking OT – Recommendation: Approve

Concept plan is appropriate for the adjoining properties.

4 – 017 West Cherry Hill LLC – Seeking OR-2- Deny

The potential extent of development under the OR-2 zoning is in far in excess of this generally residential area. OR-2 zoning is more appropriate in other regions of Red Run Blvd.  Any relief at this location would need to have a covenant agreement that limited the development potential. 

4 – 020 10521 Red Run Business Trust – Seeking BM CT- Recommendation: Deny

The current OT zoning appears to be more appropriate for the area.  The traffic at the nearby intersection of Red Run and Owings Mills Boulevards is already excessive and accident-prone.  Plans and justification for the proposed rezoning would need to be expressed to the community prior to consideration of any changes. 

4 – 021 Nicodemus Ventures, LLC – Seeking BL- Recommendation: Deny

The existing residential character of the street requires no change.  A buffer is needed and this change in zoning would remove the existing buffer.  This site is also proximal to Cedarmere Elementary school and a business zoning would not be appropriate.

4 –022 Goregolf, LLC – Recommendation:  Seeking BM- Recommendation: Deny

This proposed change is being made without any established plans, and without any consideration of how the site would be accessed.  The current and apparent access is via the southbound exit ramp from Route 140 to Reisterstown.  This ramp has been reworked to allow for traffic to access the adjacent recreation park, but there has been no consideration for the much higher levels of traffic that would be possible with the requested zoning.  This project cannot be given any consideration until the site has been thoroughly evaluated for the potential impact on traffic AND appropriate modifications are constructed.  Furthermore, the existing rural character of the area would be adversely affected.  The site also drains into Norris Run, a recognized trout stream that feed Liberty Reservoir.  It is likely that the proposed development would severely degrade that stream, and further threatened Liberty Reservoir that is already listed as being impaired.  The volume of sewage generated in a business use would likely require a forced main sewer line to Reisterstown.  It would be inappropriate to support a commercial use that could be threatened by failures of the need sewer system.  The presence of a sewer service would also place additional growth potential on this area, which is still zoned for rural conservation.  

The incorporation status of the Reisterstown-Owings Mills- Glyndon Coordinating Council is in good standing with the Department of Assessment and Taxation. 

On behalf of the general membership that voted on March 3, 2008 to support the above recommendations, I hereby respectfully submit this letter.

Sincerely,

George Harman, President

cc:
The Honorable Kevin Kamenetz

The Honorable T. Bryan McIntire

The Honorable Kenneth Oliver


The Honorable Arnold “Pat” Keller


Ms. Diana Itter

Ms. Jessie Bialek

Mr. David Green
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