
KEVIN KAMENETZ 
County Executive 

Venable LLP 
Attn: Patricia A. Malone 
210 W. Pennsylvania Avenue, Suite 500 
Towson, MD 21204 

ARNOLD JABLON 
Deputy Administrative Officer 

Director,Department of Permits, 
Approvals & Inspections 

June 16, 2011 

RE: Spirit and Intent Confirmation - Run Crossing; PDM # IV-665; case #2010-0022-SPHA; 
4th Election District 

Dear Mrs. Malone: 

Your letter to Arnold Jablon, Director of Perm its, Approvals, and Inspections was forwarded 
to me for reply. Based on the information provided therein, my review of the available zoning files, 
and discussion with Carl Richards, Zoning Review Supervisor, it has been determined that your 
request is wirhin the Spirit and Intent of the subject zoning case referenced above. Final approval of 
the development plan is subject to DRC approval, and compliance with the conditions set forth by the 
Deputy Zoning Commissioner in the subject case. 

In addition, nine lots whose rear yards or· portions thereof lie within the ML zone must be 
identified as "non-buildable", which means decks, sheds, garages, or any structure cannot be built 
within the ML zone. This restriction must be recorded in the respective lot deeds. The red-lined plan 
is missing some pertinent information (visitor parking data) which will have to be on the FDP. 

I trust that the information set forth in this Jetter is sufficiently detailed and responsive to the 
request. If you need further information or have any questions, please do not hesitate to contact me at 
410-887-3391. 

cc: Zoning Case File2010-0022-SPHA 
File-Spirit & Intent Letters 
File-Verification Letters 
File-Run Crossing 

Zoning Review I County Office Building 

Sincerely 

Bruno Rudaitis 
Zoning Review Office 

111 West Chesapeake Avenue, Room 111 I Towson, Maryland 21204 / Phone 410-887-3391 I Fax 410-887-3048 
www.baltimorecountymd.gov 



IN RE: PETITIONS FOR SPECIAL HEARING * 
AND VARIAN CE 
E side of Pleasant Hill Road; 5 feet E of 
the c/1 of Run Crossing Road 
4th Election District 
4th Councilmanic District 
(Pleasant Hill Road) 

Pleasant Hill Development 
Associates II, LLC 

Petitioner 

* 

* 

* 

* 

* 

BEFORE THE 

DEPUTY ZONING 

COMMISSIONER 

FOR BALTIMORE COUNTY 

Case No. 2010-0022-SPHA 

* * * * * * * * * * * * * * * * * 

FINDINGS OF FACT AND CONCLUSIONS OF LAW 

This matter comes before this Deputy Zoning Commissioner for consideration of 

Petitions for Special Hearing and Variance filed by Sidney Emmer, Authorized Agent, on behalf 

of the legal owner of the subject property, Pleasant Hill Development Associates II, LLC. 

Petitioner is requesting Special Hearing relief in accordance with Section 500. 7 of the Baltimore 

County Zoning Regulations ("B.C.Z.R.") as follows: 

• To approve a 20 foot side building face to side building face setback for townhouses in 

lieu of the 25 feet required by Section 504.2 of the Baltimore County Zoning Regulations 

(B.C.Z.R.) and Division II, Section A, pp. 27-30, of the Comprehensive Manual of 

Development Policies ("C.M.D.P."); and 

• To approve 7 townhouse units in a row in lieu of the maximum 6 units in a row permitted 

by Section 504.2 of the B.C.Z.R. and Division II, Section A, pp. 27-30, of the C.M.D.P. 

Petitioner is also requesting Variance relief from Section 307 .1 of the B.C.Z.R. to allow 

residential uses (townhouses) in the O.T. Zone with a minimum height of 30 feet in lieu of the 

minimum height of 52 feet required by Section 209.4.E of the B.C.Z.R. The subject property 
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and requested relief are more fully described on the revised site plan1 that was marked and 

accepted into evidence as Petitioner's Exhibit 1. 

Appearing at the requisite public hearing as representatives of Petitioner Pleasant Hill 

Development Associates, II, LLC were Sidney Emmer and Charlie Nass with Sidney Emmer 

Builders, Inc. Robert A. Hoffman, Esquire and Patricia A. Malone, Esquire appeared as 

attorneys on behalf of Petitioner. Also appearing in support of the requested relief were David 

Thaler, professional engineer and land planner, and Stacey McArthur, landscape architect, both 

with D.S. Thaler & Associates, Inc. Area residents Alan McLeod and James and Kathy Thomas 

also appeared at the hearing and provided input. There were no Protestants or other interested 

citizens in attendance. 

Testimony and evidence offered revealed that the subject property is located on the east 

side of Pleasant Hill Road, opposite its intersection with Run Crossing Drive, and is zoned 

predominantly O.T. (10.2± acres), with a small amount of M.L. zoning (0.06± acres). Petitioner 

is requesting the aforementioned zoning relief to allow for development of the property with 70 

townhouse units as an alternate proposal to the prior approved Run Crossing Development Plan, 

which reflected development of the property with 110 multi-family units. 

Testifying in support of the requested relief was David Thaler, Petitioner's consulting 

engmeer. Mr. Thaler first provided a background of the prior development proposal and 

explained that in Case No. IV-665 and related zoning Case No. 2006-0571-SPH, the Hearing 

Officer/Zoning Commissioner, William J. Wiseman, III, approved a development plan to 

construct 10 multi-family buildings, housing a total of 110 dwelling units. At that time, Special 

Hearing relief was also granted, confirming that the O.T. Zone permits residential uses by right . 

1 Also identified as the "Alternate Plat to Accompany Zoning Petition." 
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without specific limitation on density. These approvals are more particularly described on the 

original Run Crossing Development Plan, which was marked and accepted into evidence as 

Petitioner's Exhibit 2. In order to respond to changing market conditions, Petitioner now seeks 

to have an alternate development proposal approved for the property to develop the site with 70 

townhouse units instead of the 110 multi-family units previously approved. Petitioner desires the 

option to proceed either under the plan approved in Case Nos. IV-665 and 2006-0571-SPH or in 

accordance with this new development proposal. 

As Mr. Thaler described, Petitioner is seeking a Modifications of Standards for reduced 

side building face to side building face setbacks between townhouse units of 20 feet in lieu of the 

required 25 feet; moreover, for two groupings of townhouses, Petitioner is requesting approval to 

have seven units in a row in lieu of the maximum permitted six units in row. As indicated in the 

C.M.D.P., the Zoning Commissioner has the ability to approve these two elements of relief by 

way of a Modification of Standards. As shown on the revised site plan, the property contains a 

significant area of environmentally constrained area and/or area reserved for Baltimore County' s 

Recreational Greenway along the eastern side of the site. Additionally, the property is split-

zoned, with M.L. zoning on the northwestern comer of the site, preventing placement of any 

townhouses within this area, as residential uses are not permitted in the M.L. Zone. Hence, the 

developable area, particularly for residential development, is effectively limited to the interior 

portion of the site, forcing the clustering of units. Mr. Thaler also explained that the requested 

relief is internal to the site, and all required setbacks to adjacent properties would be maintained. 

In his opinion, the unusual configuration of this site justifies the requested special hearing and 

the granting of the Modifications of Standards. 
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Mr. Thaler next discussed the requested variance relief, which pertains to the height of 

the proposed townhouses. The Q.T. Zone permits residential uses, but the zone contains an 

unusual requirement regarding the height of such residential uses. Section 209.4.E of the 

B.C.Z.R. requires that residential uses in the O.T. Zone have a "minimum" height of 52 feet. As 

Mr. Thaler testified, this height requirement can be explained by looking at the findings and 

legislative policy of the O.T. Zone, as outlined in Sections 209.1 and 209.2 of the B.C.Z.R. 

These sections demonstrate an intention by the Baltimore County Council to have properties 

within designated growth areas -- such as the Owings Mills Growth Area -- and located in close 

proximity to town centers, be developed with "office, high technology, and high density 

residential development." The minimum height requirement, therefore, was designed to ensure 

that residential development on O.T. zoned properties would be "high density." 

As Mr. Thaler explained, however, these policies would not be served by requiring 

Petitioner's strict adherence to the Zone' s minimum height requirements, particularly given the 

context of the site in relation to the surrounding area. To demonstrate this, Mr. Thaler 

introduced an aerial photograph that was marked and accepted into evidence as Petitioner' s 

Exhibit 3. The subject property is physically removed from the Owings Mills Town Center, 

which is located nearly 3,000 feet to the southeast. Consequently, the property does not act as 

the high-density hub that was envisioned when the O.T. Zone was created. Rather, the property 

serves as a transition area between single-family homes to the north and the higher density 

commercial and residential development to the south. The aerial photograph illustrates this 

transition, showing a group of single-family homes just north of the site and uses of increasing 

intensity moving further south. The Compatibility Report marked and accepted into evidence as 
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Petitioner's Exhibit 4 provides further insight into the actual development of the surrounding 

"neighborhood" and will be expounded on below. 

As to the requested variances, Mr. Thaler testified that the aforementioned conditions 

present unique circumstances with regard to the development of the property and strict adherence 

to the requirements of the B.C.Z.R. would create a practical difficulty for Petitioner given its 

inability to market the property to date for higher intensity residential uses, such as the multi-

family units approved on the Run Crossing Development Plan. Conventional townhouses, which 

are currently a more marketable option for this property, cannot be practically constructed at a 

height of 52 feet. Adherence to the B.C.Z.R. in this case would require Petitioner to either 

artificially increase the height of the proposed townhouses or to proceed with multi-family 

housing units, which are not as marketable, in order to meet the minimum height requirement. In 

either case, a strict interpretation of the B.C.Z.R. would lead to a practical hardship for 

Petitioner. Mr. Thaler also noted that the impacts from this alternate development proposal 

would be similar to or less than those impacts from the original Run Crossing Development Plan 

due to the reduced number of units. 

Mr. Thaler also provided testimony on the issue of compatibility. In addition to the 

requirements for granting a special hearing and variance, Baltimore County Code ("B.C.C.") 

Section 32-4-402 requires that a finding of compatibility be made when approving development 

in the O.T. Zone. In the prior case, the Hearing Officer found that the original Run Crossing 

development satisfied these compatibility requirements. Petitioner now is seeking approval of an 

alternate plan of development, and, therefore, a showing of compatibility must be made for this 

alternate plan as well. A revised Compatibility Report (Petitioner's Exhibit 4) was prepared by 

Mr. Thaler's office. At the hearing, Mr. Thaler briefly summarized the report and explained that 
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the proposed development meets each of the compatibility objectives listed in B.C.C. 32-4-

402(d). As he did in the prior case, Mr. Thaler testified that this proposed development is 

compatible with nearby residential developments and reinforces and complements the mixed-use 

nature of the area as a whole. In its Zoning Advisory Committee comment dated September 9, 

2009, having reviewed the report, the Office of Planning made its compatibility 

recommendations and stated its finding that this alternate development proposal is, in fact, 

compatible with the surrounding neighborhood. 

With the conclusion of the testimony of Mr. Thaler, the community members in 

attendance were then given the opportunity to voice any concerns they might have with the 

proposed zoning relief. All three citizens in attendance stated that they were residents of the 

neighboring community and had participated in the Hearing Officer's Hearing that resulted in the 

original Run Crossing Development Plan being approved. James and Kathy Thomas stated that 

they were not opposed to the relief being requested or the alternate development proposal, but 

instead, had attended the hearing in order to remain involved in the process and understand what 

was being proposed. 

Allan McLeod also attended the hearing. As he explained, at the prior development and 

zoning hearing for this property, he had voiced concerns regarding traffic conditions in the area 

and sought answers at that time regarding the completion of the extension of Dolfield Boulevard. 

When given the opportunity to speak during the zoning hearing, Mr. McLeod repeated those 

concerns and expressed frustration at the amount of time it has taken for these improvements to 

be completed. He did acknowledge that the existing problems with traffic are not attributable to 

the proposed townhouses development, but he believed any traffic generated by this 

development would only exacerbate the problem. Certainly, these concerns were appropriately 
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raised by Mr. McLeod during the prior Hearing Officer's Hearing, and I can understand his 

frustration. However, my authority to address this issue is limited in this case given the nature of 

the relief being requested in this particular case, which pertains only to zoning requirements. 

Also, with fewer units being proposed, this development should not result in any greater impacts 

to traffic conditions than the prior project, which was approved by the County after careful 

consideration of these concerns as evidenced by the Hearing Officer/Zoning Commissioner' s 

Order in the prior case. 

The Zoning Advisory Committee (ZAC) comments were received and are made part of 

the record of this case. Comments were received from the Office of Planning dated September 9, 

2009 and indicates the Office has met with Petitioner on more than one occasion to work out 

specific issues regarding the proposed plan. While the plan may not be in its final state at the 

time of the hearing, the requested special hearing and variance relief do not appear to be 

impacted by the requested changes that the Planning Office has communicated to Petitioner. 

Petitioner has agreed to address issues that the Office of Planning has raised. The Office 

understands that the final revisions may not be made complete until the plan comes before the 

Development Review Committee (DRC). Nonetheless, Petitioner plans to address the issues. In 

addition, the Planning Office received a compatibility report on August 19, 2009. The C.M.D.P. 

and Baltimore County Development Regulations require the Planning Office to make a finding 

of compatibility. Based on the eight objective found in B.C.C. Section 32-4-402 and an 

inventory of the surrounding community, the Planning Office finds that this development is 

compatible with the surrounding area. Comments were also received from the Department of 

Environmental Protection and Resource Management (DEPRM) dated September 10, 2009 

which indicates that the property must comply with the Regulations for the Protection of Water 
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Quality, Streams, Wetlands and Floodplains, and must comply with the Forest Conservation 

Regulations. DEPRM also indicates that the proposed plan is not consistent with the approved 

preliminary Forest Conservation Plan nor is it consistent with the approved Development Plan. 

A revised Fore st Conservation Plan must be submitted to the Environmental Impact Review 

(EIR) Division ofDEPRM for review and approval. 

After due consideration of the testimony and evidence presented, I find that Petitioner has 

met its burden with regard to the special hearing request to modify the standards of the C.M.D.P. 

These minor modifications are necessary given the unusual configuration of the lot and the 

presence of environmentally constrained areas on the eastern side of the property. Based on this, 

I am persuaded that the Petition for Special Hearing and the associated Modifications of 

Standards should be granted. 

On the issue of the Petition for Variance, having heard the testimony and evidence, I find 

sufficient justification for the grant of the requested variance as to minimum height. In my 

judgment, Petitioner has demonstrated that the requirements of Section 307.1 of the B.C.Z.R. are 

satisfied. Particularly, I find that special circumstances exist based on the property's O.T. zoning 

-- particularly within the context of the Owings Mills Growth Area, the development of the 

surrounding properties, and the distance to the Owings Mills Town Center. I also find that a 

practical difficulty would result if Petitioner were forced to strictly comply with the requirements 

applicable to the minimum height requirements pertaining to residential uses. For these reasons, 

the Petition for Variance should also be granted. 

Finally, with regard to compatibility, based on my review of the Compatibility Report and 

consideration of the recommendation of the Office of Planning and Mr. Thaler's testimony on 
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the issue, I find that the requirements of B.C.C. Section 32-4-402 have been met, and I will 

approve the development as being "compatible." 

Pursuant to the advertisement, posting of the property and public hearing held, and after 

considering the testimony and evidence offered, I find that Petitioner's special hearing and 

variance requests should be granted. 

THEREFORE, IT IS ORDERED by the Deputy Zoning Commissioner for Baltimore 

County this 5'--ti{) day of October, 2009 that Petitioner's Special Hearing request in 

accordance with Section 500.7 of the Baltimore County Zoning Regulations (B.C.Z.R.) as 

follows: 

• To approve a 20 foot side building face to side building face setback for townhouses in 

lieu of the 25 feet required by Section 504.2 of the Baltimore County Zoning Regulations 

("B.C.Z.R.") and Division II, Section A, pp. 27-30 of the Comprehensive Manual of 

Development Policies ("C.M.D.P."); and 

• To approve 7 townhouses units in a row in lieu of the maximum 6 units in a row 

permitted by Section 504.2 of the B.C.Z.R. and Division II, Section A, pp. 27-30 of the 

C.M.D.P., 

be and are hereby GRANTED; and 

IT IS FURTHER ORDERED that Petitioner's Variance request from Section 307.1 of the 

B.C.Z.R. to allow residential uses (townhouses) in the O.T. Zone with a minimum height of 30 

feet in lieu of the minimum height of 52 feet required by the B.C.Z.R., be and is hereby 

GRANTED. 

The relief granted herein is subject to the following conditions: 
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1. Petitioner is advised that it may apply for any required building permits and be granted 
same upon receipt of this Order; however, Petitioner is hereby made aware that 
proceeding at this time is at its own risk until the 30-day appeal period from the date of 
this Order has expired. If for whatever reason, this Order is reversed, Petitioner would be 
required to return, and be responsible for returning, said property to its original condition. 

2. Development of the property must comply with the Regulations for the Protection of 
Water Quality, Streams, Wetlands and Floodplains (Sections 33-3-101 through 33-3-120 
of the Baltimore County Code). 

3. Development of this property must comply with the Forest Conservation Regulations 
(Sections 33-6-101 through 33-6-122 of the Baltimore County Code). 

4. A revised Forest Conservation Plan must be submitted to the EIR Division of DEPRM 
for review and approval. 

Order. 

THB:pz 

Any appeal of this decision must be made within thirty (30) days of the date of this 

Deputy Zoning Commissioner 
for Baltimore County 
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BALTIMORE COUNTY 

JAM ES T. SMITH, JR. 
County Executive 

ROBERT A. HOFFMAN, ESQUIRE 
PA TRICIA A. MALONE, ESQUIRE 
VENABLELLP 

MARYLAND 

October 6, 2009 

210 WEST PENNSYLVANIA AVENUE, SUITE 500 
TOWSON MD 21204 

Re: Petition for Special Hearing and Variance 
Case No. 2010-0022-SPHA 
Property: 

Dear Mr. Hoffman and Ms. Malone: 

THOM AS H. BOSTWICK 
Deputy Zoning Commissioner 

Enclosed please find the decision rendered in the above-captioned case. 

In the event the decision rendered is unfavorable to any party, please be advised that any 
party may file an appeal within thirty (30) days from the date of the Order to the Department of 
Permits and Development Management. If you require additional information concerning filing 
an appeal, please feel free to contact our appeals clerk at 410-887-3391. 

THB:pz 

Enclosure 

Very truly yours, 

t!ft.·i:tiJ 
Deputy Zoning Commissioner 
for Baltimore County 

c: Sidney Emmer, 1010 St. Georges Road, Baltimore MD 21210 
David Thaler and Stacey McArthur, D.S. Thaler & Associates, Inc., 7115 Ambassador Road, 
Baltimore MD 21244 
Charlie Nass, 1507B Serpentine Drive, Baltimore MD 21209 
Alan McLeod, 9683 Ashlyn Circle, Owings Mills MD 21117 
James and Kathy Thomas, 11023 Mill Gentre Drive, Owings Mills MD 21117 

Jefferson Building I I 05 West Chesapeake Avenue. Suite I 03 j Towson, Maryland 2 12041 Phone 4 10-887-3868 I Fax 4 10-887-3468 
www.baltimorecountymd.gov 



Petition for Special Hearing 
to the Zoning Commissioner of Baltimore County 

for the property located at E/S of Pleasant Hill Road, opposite Run Crossing Road 

which is presently zoned ~O~T~a~n=d~M=L~--- ------ -------­
(This petition must be filed in person, in the zoning office, in triplicate, with original signatures.) 

This Petition shall be filed with the Department of Permits and Development Management. The undersigned, legal 
owner(s) of the property situate in Baltimore County and which is described in the description and plat attached hereto 
and made a part hereof, hereby petition for a Special Hearing under Section 500.7 of the Zoning Regulations of Baltimore 
County, to determine whether or not the Zoning Commissioner should approve 
This box to be com feted b tanner 

See Attached . 

Property is to be posted and advertised as prescribed by the zoning regulations. 
I, or we, agree to pay expenses of above Special Hearing, advertising, posting, etc. and further agree to and are to be 
bounded by the zoning regulations and restrictions of Baltimore County adoptea pursuant to the zoning law for Baltimore 
County. 

Contract Purchaser/Lessee: 

Name - I ype or Print 

Signature 

I/We do solemnly declare and affirm, under the 
penalties of perjury, that I/we are the legal 

owner(s) of the property which is the subject of 
this Petition. 

Legal Owner(s): 

See Attached. 
Name - I ype or Print 

Signature 

Address I elephone No. Name - I ype or Print 

City State Zip Code Signature 

Attorney For Petitioner: 
Address Telephone No. 

City State Zip Code 

Representative to be Contacted: 

Robert A. Hoffman 
Company ame 
210 W. Pennsylvania Avenue, Suite 500 210 W. Pennsylvania Avenue, Suite 500 
Address I elephone No. Address I elephone No. 
Towson Maryland 21204 Towson Maryland 21204 
City State Zip Code City State Zip Code 

OFFICE USE ONLY 

ESTIMATED LENGTH OF HEARING _______ _ 

Case No. ;}_o/0- 60a.}...-SfHIJ 
REV 9/ /5/98 

UNAVAILABLE FOR HEARING __,_-r------
• U,,..i,J.~\\iewed By /'Jtt Date 2/n / O 9 

~ ' _____ )_o ___ ·w .... · o ... 3 ....... t .. t111'1!P"-""'4¥41111t 
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PETITION FOR SPECIAL HEARING 
Run Crossing - Pleasant Hill Road 

1. Petition for Special Hearing, pursuant to BCZR Section 500. 7, to allow a 20 foot 
side building face to side building face setback for townhouses in lieu of the 25 feet 
required by BCZR Section 504.2/Division II, Section A, p. 27-30 of the CMDP. 

2. Petition for Special Hearing, pursuant to BCZR Section 500.7, to allow 7 
townhouse units in a row in 'lieu of the maximum 6 units in a row permitted by BCZR 
Section 504.2/Division II, Section A, p. 27-30 of the CMDP. 



PETITION FOR SPECIAL HEARING 
Run Crossing - Pleasant Hill Road 

LEGAL OWNER & PETITIONER: 

525 Pleasant Hill Road 
Owings Mills, Maryland 2111 7 
Tax Map 58, Parcel 355 
04-04-16-001-920 

609 Pleasant Hill Road 
Owings Mills, Maryland 21117 
Tax Map 58 Parcel 354 
04-04-14-010-600 

427 Pleasant Hill Road 
Owings Mills, Maryland 21117 
Tax Map 58 Parcel 416 
04-04-03-002-190 

Pleasant Hill Road 
Owings Mills, Maryland 2111 7 
Tax Map 58 Parcel 607 
04-17-00-008-304 

Pleasant Hill Development Associates II, LLC 

~ s·d __ h _ __ d __ _ 
By: 1 ney Emmer, Aut onze Agent 
1010 SL Georges Road 
Baltimore, Maryland 21210 
(410) 339-7444 



Petition for Variance 
to the Zoning Commissioner of Baltimore County for the property 
located at E/S of Pleasant Hill Road, opposite Run Crossing Road 

whichispresentlyzoned_O_T~a_nd~M_L~~~~~~~~~~~~~~~~-
Deed Reference: I Tax Account# 

This Petition shall be filed with the Department of Permits and Development Management. The undersigned, legal 
owner(s) of the property situate in Baltimore County and which is described in the description and plat attached hereto 
and made a part hereof, hereby petition for a Variance from Section(s) 

See Attached. 

of the zoning regulations of Baltimore County, to the zoning law of Baltimore County, for the following reasons: (indicate 
hardship or practical difficulty.) 

To be determined at the hearing. 

Property is to be posted and advertised as prescribed by the zoning regulations. 
I, or we, agree to pay expenses of above Variance, advertising, posting, etc. and further agree to and are to be bounded by the zoning 
regulations and restrictions of Baltimore County adopted pursuant to the zoning law for Baltimore County. 

Contract Purchaser/Lessee: 

Name - Type or Print 

Signature 

Address Telephone No. 

City State Zip Code 

Attorney For Petitioner: 

Company 

210 W. Pennsylvania Avenue, Suite 500 
Address 

Towson 
City 

Maryland 
State 

Case No. '{)..0/0 -ou:La.- 5p.lJA; 

REV 8120107 

Telephone No. 

21204 
Zip Code 

.. . ...... 

I/We do solemnly declare and affirm, under the penalties of 
perjury , that I/we are the legal owner(s) of the property which 
is the subject of this Petition. 

Legal Owner(s): 
See Attached. 
Name - Type or Print 

Signature 

Name - Type or Print 

Signature 

Address Telephone No. 

City State Zip Code 

Representative to be Contacted: 

Robert A. Hoffman 
Name 

210 W. Pennsylvania Avenue, Suite 500 
Telephone No. Address 

Towson Maryland 21204 
City State 

Offiu Use Onl1 

£.stimated Len9th of t\earin9 -------­
Unavailable For t\earin9 

Reviewed by -~~- A. _____ Date 7 !rtlo? 

Zip Code 





PETITION FOR VARIAN CE 
Run Crossing - Pleasant Hill Road 

LEGAL OWNER & PETITIONER: 

525 Pleasant Hill Road 
Owings Mills, Maryland 2111 7 
Tax Map 58, Parcel 355 
04-04-16-001-920 

609 Pleasant Hill Road 
Owings Mills, Maryland 2111 7 
Tax Map 58 Parcel 354 
04-04-14-010-600 

427 Pleasant Hill Road 
Owings Mills, Maryland 2111 7 
Tax Map 58 Parcel 416 
04-04-03-002-190 

Pleasant Hill Road 
Owings Mills, Maryland 2111 7 
Tax Map 58 Parcel 607 
04-17-00-008-304 

Pleasant Hill Development Associates II, LLC 

By: Sidney Emmer, Authorized Agent 
1010 St. Georges Road 
Baltimore, Maryland 21210 
(410) 339-7444 



July 2, 2009 

ZONING DESCRIPTION 

RUN CROSSING 

Beginning for the same on the easterly side of Pleasant Hill Road (a 50-foot 

wide right-of-way), at a point southwesterly approximately five-feet distant from 

the centerline of Run Crossing Road, (a 50-foot wide right-of-way), thence running 

the following eight (8) courses and distances: 

1. South 79°28' 44" East 200.00 feet to a point; thence, 

2. North 10°31'16" East 300.00 feet to a point; thence, 

3. South 79°28'44" East 391.98 feet to a point; thence, 

4. South 34°28'44" East 75.21 feet to a point; thence, 

5. South 79°28' 44" East 284.97 feet to a point; thence, 

6. South 02°34'21" West 569.48 feet to a point; thence, 

7. North 73°05'54" West 1,015.16 feet to a point; thence, 

8. North 10°31'16" East 204.38 feet to the point of beginning. 

Containing 10.6 acres, more or less. 

Located in the Fourth Election District and the Fourth Councilmanic District 

of Baltimore County, Maryland. 



DEPARTMENT OF PERMITS AND DEVELOPMENT MANAGEMENT 
ZONING REVIEW 

ADVERTISING REQUIREMENTS AND PROCEDURES FOR ZONING HEARINGS 

The Baltimore County Zoning Regulations (BCZR) requ ire tha t notice be given to th e 
general public/neighboring property owners relat ive t_o property which is the subject of 
an upcoming zoning hearing . · For those petitions wh ich require a publi c hearing , th is 
notice is accomplished by posting a sign on the property (responsib ility of the petitioner) 
and placement of a notice in a newspaper of general circulation in the County, both at 
least fifteen (15) days before the hearing . 

Zoning Review will ensure that the lega l requirements for advertis ing are satisfied . 
However, the petitioner is responsible for the costs associated with these requirements. 
The newspaper will bill the person listed below for the advertising . This advertising is 
due upon receipt and should be remitted directly to the newspaper. 

OPINIONS MAY NOT BE ISSUED UNTIL ALL ADVERTISING COSTS ARE PAID. 

For Newspaper Advertising: 

Item Number or Case Number: 2..-o t o - o o 2-2- - Sp 1-\ A 

Petitioner: r 1 eO'-S o.._r-,..\.. 1--t; l l l) eve. lc,tn'""'~ -t A s.;; C!C , e-1.-+-e ~ -:IC , LLC 

Address or Location : G-{S of fl ~s:~t kV- t'\..Dc-d 1 ~ffD.S: ;+c- ~' 
C)rcss ,\.Cl Hc_..,,J 

PLEASE FORWARD ADVERTISING BILL TO 

Name: \Zed ,r 1c_\c W ~ ~---vv---s::iv-e. 

Address : 

Telephone Number: 

Revised 7 / 11 /05 - SCJ 



BALTIMORE COUNTY, MARYLAND 
OFFICE OF BUDGET AND FINANCE No. 
MISCELLANEOUS CASH RECEIPT 

Date 
.. 

Rev Sub 
Source/ Rev/ 

Fund Dept Unit Sub Unit Obj Sub Obj Dept Obj BS Acct Amount 

Total : 
Rec 
rom: 

For: 

DISTRIBUTION 

WHITE - CASHIER PINK - AGENCY YELLOW - CUSTOMER GOLD - ACCOUNTING 

PLEASE PRESS HARD!!!! 

CASHIER'S 
VALIDATION 



N011CE OF ZONING HEAIIING 

The zoning Commissioner of Baltimore county, by authori­
ty of the Zoning Act and Regulations of Baltimore county will 
hold a public hearing in Towson, Maryland on the property 
Identified herein as follows: 

C-: I 2010-0022-SPHA 
Pleasant Hiii Road . 
E/side of Pleasant Hiii Road, 5 ft. east of the centerline of 
Run Crossing Road 
4th Election District - 4th councilmanlc District 
Legal OWner(s): Pleasant Hill Development Associates, II, 
LLC 

Speclal Hearing: to allow a 20-foot side building face to 
side building face setback for townhouses In lieu of the 25 
feet required by the BCZR. To allow 7 townhouse units in a 
row in lieu of the maximum 6 units in a row permitted by 
BCZR. variance: to allow residential uses (townhouses) in 
the OT zone with a minimum height of 30 feet In lieu of the 
minimum height of 52 feet required by the BCZR. 
Hearing: Monday, 5eptember 14, 2009 at 9:00 a.m. In 
Room 104, Jefferson eulldlng. 105 West Chesapeake 
Avenue, Towson 21204. 

WILLIAM J. WISEMAN, Ill 
zoning commissioner. for Baltimore County 

NOTES: (1) Hearings are Handicapped Accessible; for spe­
cial accommodations Please contact the zoning commis­
sioner's Office at (410) 887-4386. 

(2) For information concerning the Fiie and/or Hearing. 
contact the zoning Review Office at (410) 887-3391. 
8/392 August 27 209523 

CERTIFICATE OF PUBUCATION 

----~5?-t=t~~J-t-{ _, 20.Q:i 

THIS IS TO CERTIFY, that the annexed advertisement was published 

in the following weekly newspaper published in Baltimore County, Md., 

{ s~essive weeks, the first publication appearing once in each of 

on '8{ ~] { ,20~ 

~ The Jeffersonian 

O Arbutus Times 

O Catonsville Times 

O Towson Times 

O Owings Mills Times 

O NE Booster /Reporter 

O North County Ne~s 

LEGAL ADVERTISING 



· CERTIFICATE OF POSTING 

RE: ___ ---"2=1..;;..0-"""0=02=2'-'-S=P:..;;;HA==·'--------

Petitioner/Developer:_ 

Pleasant Hill Development Associates,111,LLC 

Baltimore County Department of 
Permits and Development Management 
County Office Building, Room 111 
111 West Chesapeake Avenue 
Towson, Maryland 21204 

Attn; Kristin Matthews; 

Ladies and Gentlemen: 

Date of Hearing/closing: September 141 2009 

This letter is to certify under the penalties of perjury that the necessary sign(s) required by law were 
posted conspicuously on the property located at, __________________ _ 
Pleasant Hill Road E/side of Pleasant Hill Road, 5ft east of the centerline of Run Crossing Road 

The sign(s) were posted on _________ A;.;u_,,g""u""st.aa2_9.,,,2a.a0a..a0""9 ______________ _ 
(Month, Day, Year) 

Sincerely, 

f ~ ~ August31, 2009 

(Signature of Sign Poster) (Date) 

SSG Robert Black 

(Print Name) 

1508 Leslie Road 

(Address) 

Dundalk, Maryland 21222 

(City, State, Zip Code) 

(410) 282-7940 

(Telephone Number) 



CASE 

PlACE: 

NOTICE 
~201oro22SPHA 

r\ootf\ \ ()'-1 JErn:PSOt\.l Bu1LD1UC. 
I~!> \,.)£ST C.1-\i..SI\PE.At't AVE­
IO't-l~~. '\'(\n 2..-2.~"\ 

DAlE AND TIMI ~~Ol\'t, ~mt,\~ 1li ._2~ flT C,: OOA·i. 
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JAMES T SMI TH, JR . 
County Executive 

BALTIMORE COUNTY 
MARYLAND 

TIMOTH Y M. KOTROCO, Director 
Department of Permits and 
Devel~U,s't11tlz11nl!009 

NOTICE OF ZONING HEARING 

The Zoning Commissioner of Baltimore County, by authority of the Zoning Act and Regulations of 
Baltimore County, will hold a public hearing in Towson , Maryland on the property identified herein as 
follows: 

CASE NUMBER: 2010-0022-SPHA 
Pleasant Hill Road 
E/side of Pleasant Hill Road , 5 ft. east of the centerline of Run Crossing Road 
4th Election District - 4th Councilmanic District 
Legal Owners: Pleasant Hill Development Associates , II , LLC 

Special Hearing to allow a 20-foot side building face to side building face setback for 
townhouses in lieu of the 25 feet required by the BCZR. To allow 7 townhouse units in a row in 
lieu of the maximum 6 units in a row permitted by BCZR. Variance to allow residential uses 
(townhouses) in the OT zone with a minimum height of 30 feet in lieu of the minimum height of 
52 feet required by the BCZR. 

Hearing : Monday, September 14, 2009 at 9:00 a.m. in Room 104, Jefferson Building , 
105 West Chesapeake Avenue, Towson 21204 

~,1~ itoU> 
Timothy Kotroco 
Director 

TK:klm 

C: Robert Hoffman, 210 W. Pennsylvania Ave ., Ste . 500, Towson 21204 
Sidney Emmer, 1010 St. Georges Road , Baltimore 21210 

NOTES: (1) THE PETITIONER MUST HAVE THE ZONING NOTICE SIGN POSTED BY AN 
APPROVED POSTER ON THE PROPERTY BY SATURDAY, AUGUST 29, 2009. 

(2) HEARINGS ARE HANDICAPPED ACCESSIBLE ; FOR SPECIAL 
ACCOMMODATIONS PLEASE CALL THE ZONING COMMISSIONER'S OFFICE 
AT 410-887-4386. 

(3) FOR INFORMATION CONCERNING THE FILE AND/OR HEARING, CONTACT 
THE ZONING REVIEW OFFICE AT 410-887-3391 . 

Zoning Rev iew I County Office Building 
111 West Chesapeake ~venue, Room 111 I Towson, Maryland 2 1204 1 Phone 410-887-3391 I Fax 4 10-887-3048 

www.baltimorecountymd.gov 



TO: PATUXENT PUBLISHING COMPANY 
Thursday, August 27 , 2009 Issue - Jeffersonian 

Please forward billing to : 
Kedrick Whitmore 
210 W . Pennsylvania Avenue , Ste. 500 
Towson , MD 21204 

NOTICE OF ZONING HEARING 

410-494-6200 

The Zoning Commissioner of Baltimore County, by authority of the Zoning Act and Regulations 
of Baltimore County, will hold a public hearing in Towson , Maryland on the property identified 
herein as follows : 

CASE NUMBER: 2010-0022-SPHA 
Pleasant Hill Road 
E/side of Pleasant Hill Road , 5 ft. east of the centerline of Run Crossing Road 
4th Election District - 4th Councilmanic District 
Legal Owners: Pleasant Hill Development Associates , II , LLC 

Special Hearing to allow a 20-foot side building face to side building face setback for 
townhouses in lieu of the 25 feet required by the BCZR. To allow 7 townhouse units in a row in 
lieu of the maximum 6 units in a row permitted by BCZR. Variance to allow residential uses 
(townhouses) in the OT zone with a minimum height of 30 feet in lieu of the minimum height of 
52 feet required by the BCZR. 

Hearing : Monday, September 14, 2009 at 9:00 a.m. in Room 104, Jefferson Building , 
105 West Chesapeake Avenue, Towson 21204 

,;, 
WIL-l11i- N 111 
ZONING COMMISS ONER FOR BAL Tl MORE COUNTY 

NOTES: (1) HEARINGS ARE HANDICAPPED ACCESSIBLE; FOR SPECIAL 
ACCOMODATIONS, PLEASE CONTACT THE ZONING COMMISSIONER'S 
OFFICE AT 410-887-4386. 

(2) FOR INFORMATION CONCERNING THE FILE AND/OR HEARING, CONTACT 
THE ZONING REVIEW OFFICE AT 410-887-3391 . 



JAMES T. SMITH, JR. 
County Executive 

Robert A. Hoffman 
Venable, LLP 
210 W. Pennsylvania Ave. Ste. 500 
Towson, MD 21204 

Dear: Robert A. Hoffman 

BALTIMORE COUNTY 
MARYLAND 

TIMOTHY M. KOTROCO, Director 
Department of Permits and 
Development Management 

September 10, 2009 

RE: Case Number 2010-0022-SPHA, EIS of Pleasant Hill, opposite Run Crossing Rd. 

The above referenced petition was accepted for processing ONLY by the Bureau of Zoning 
Review, Department of Permits and Development Management (PDM) on July 17, 2009. This letter is not 
an approval, but only a NOTIFICATION. 

The Zoning Advisory Committee (ZAC), which consists of representatives from several approval 
agencies, has reviewed the plans that were submitted with your petition. All comments submitted thus far 
from the members of the ZAC are attached. These comments are not intended to indicate the 
appropriateness of the zoning action requested, but to ensure that all parties (zoning commissioner, 
attorney, petitioner, etc.) are made aware of plans or problems with regard to the proposed improvements 
that may have a bearing on this case. All comments will be placed in the permanent case file. 

If you need further information or have any questions, please do not hesitate to contact the 
commenting agency. 

WCR:lnw 

Enclosures 

c: People's Counsel 

W. Carl Richards, Jr. 
Supervisor, Zoning Review 

Sidney Emmer; 1010 St. Georges Rd.; Baltimore, MD 21210 

Zoning Review / County Office Building 
111 West Chesapeake Avenue, Room 111 / Towson, Maryland 21204 / Phone 410-887-3391 I Fax 410-887-3048 

www.baltirnorecountyrnd.gov 



BALTIMORE COUNT~ MARYLAND 

INTER-OFFICE CORRESPONDENCE 

TO: Timothy M. Kotroco, Director 
Department of Permits and 
Development Management 

DATE: September 9, 2009 

FROM: Arnold F. 'Pat' Keller, III 
Director, Office of Planning 

SUBJECT: E/side of Pleasant Hill Road opposite Run Crossing Road 

INFORMATION: 

Item Number: 

Petitioner: 

Zoning: 

Requested Action: 

10-022 

Pleasant Hill Development Associates II, LLC 

OT and ML 

Variance and Special Hearing 

SUMMARY OF RECOMMENDATIONS: 

RECEIVED 

SEP 102009 

ZONING COMMISSIONER 

The Office of Planning has reviewed the petitioner' s request and accompanying site plan. The Office has 
had the opportunity to meet with the petitioner on more than one occasion to work out specific issues 
regarding the proposed plan. While the plan may not be in its final state at the time of the subject hearing, 
the requested Special Hearing and Variance relief does not appear to be impacted by the requested 
changes that The Office of Planning has communicated to the petitioner. The petitioner has agreed to 
address the following issues that the Office of Planning has raised. This office understands that final 
revisions may not be made complete until the plan comes before the Development Review Committee 
(DRC); nonetheless the petitioner plans to address the issues. Should the Zoning Commissioner deem it is 
appropriate to make the resolution of the following outstanding issues a condition of approval , the Office 
of Planning would not oppose: 

1. The proposed entrance to the site should be upgraded. A bifurcation is preferred, as was shown on 
the previously approved development plan. 

2. Open space should be usable and centrally located within the site. Revise the plan to provide for 
such a condition. 

3. Units 7-11 should be redesigned to allow for open space. The rear to side relationship between 
proposed units 10,11 and 12 is too close. Removal of those units should be considered. 

4. The following units shall have up-graded side fayade treatments: the end units of the group 
starting with unit 1 as well as units 12, 50, 57, 58, 65 , and 70. 

5. Provide a revised school impact analysis based on the reduced number of units. 

6. Show lead walks that provide access to the individual units or show a typical of such. 

7. Quantify the "up-graded" side fayade treatments referenced on page 6 of the pattern book 
associated with the subject project. 

W:\DEVREV\ZAC\ l 0-022.doc 



8. Revise the note on page 8 of the pattern book associated with subject project to read, "The 
elevations contained herein are projections and guidelines and may be modified. It is intended 
that this development will be constructed in a manner consistent with the representations herein, 
while recognizing that slight modifications may be required as the project evolves to final design. 
The Office of Planning shall have discretion to administratively approve non-material 
modifications to the pattern book." 

9. Label all exterior building materials and provide a ratio of brick vs. siding units. All end units 
shall have a full gable on the front fa9ade. Additionally, label the building materials for any 
entrance signage. 

10. Provide an unobstructed view of a proposed side elevation. 

11. Provide a typical deck elevation for the rear of the proposed town homes. 

This office received a compatibility report on August 19, 2009. The CMDP and Baltimore County 
Development Regulations require the Office of Planning to make a finding of compatibility. Based on the 
eight objectives found in section 32-4-402 of the Baltimore County Code and an inventory of the 
surrounding community the Office of Planning finds that this development is compatible with 
surrounding area. 

For further information concerning the matters stated here in, please contact Curtis Murray at 410-887-
3480. 

Prepared by: 

Division Chief: 
AFK/LL: CM 

W:\DEVREV\ZAC\ I 0-022.doc 



BALTIMORE COUNTY, MARYLAN D 

INTEROFFIC E CORRESPONDENCE 

TO: Timothy M. Kotroco. Director 
Department of Permits & 
Development Management 

FROM: Dennis A. Ke~dy, Supervisor 
Bureau of Development Plans 
Review 

SU BJECT: Zoning Advisory Committee Meeting 
For August 3, 2009 
Item Nos. 2010-015 , 020 022 023, 024 
and 025 

DATE: August 7, 2009 

The Bureau of Development Plans Review has reviewed the subject­
zoning items, and we have no comments . 

DAK:CEN :kmt 
cc : File 

G:\DevPlanRev\ZAC -No Comments\ZAC-08032009-NO COMMENTS.doc 



[ Patricia Zoor:"ZAC 10-022-SPHA Run Crossing.doc == 

BALTIMORE COUNTY, MARYLAND 

Inter-Office Correspondence 

TO: Timothy M. Kotroco 

RECEIVED 

SEP 1 0 2009 

ZONING COMMISSIONER 

FROM: Dave Lykens, DEPRM - Development Coordination 

DATE: September 10, 2009 

SUBJECT: Zoning Item 
Address 

# 10-022-SPHA 
Run Crossing 
(Pleasant Hill Development Associates II, LLC) 

Zoning Advisory Committee Meeting of July 27, 2009 

_x_ The Department of Environmental Protection and Resource Management offers 
the following comments on the above-referenced zoning item: 

_x__ Development of the property must comply with the Regulations for the 
Protection of Water Quality, Streams, Wetlands and Floodplains (Sections 
33-3-101 through 33-3-120 of the Baltimore County Code). 

_x__ Development of this property must comply with the Forest 
Conservation Regulations (Sections 33-6-101 through 33-6-122 of the 
Baltimore County Code). 

Additional Comments: 

1. The proposed plan is not consistent with the approved preliminary Forest 
Conservation Plan nor is it consistent with the approved Development Plan. A 
revised Forest Conservation Plan must be submitted to EIR for review and 
approval. 

Reviewer: J. Russo Date: 8/17/09 

S:\Devcoord\l ZAC-Zoning Petitions\ZAC 20 l O\ZAC I 0-022-SPHA.doc 
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RE: PETITION FOR SPECIAL !}EARING 
AND VARIAN CE 

* BEFORE THE 

* 

Pleasant Hill Road; Els of Pleasant Hill Rd, 
5' E of c/line of Run Crossing Road 
4th Election & 4th Councilmanic Districts 
Legal Owner(sO: Pleasant Hill Development 
Associates, II, LLC 

Petitioner(s) 

* * * * * * 

* ZONING COMMISSIONER 

* FOR 

* BAL TIM ORE COUNTY 

* 2010-022-SPHA 

* * * * * 
ENTRY OF APPEARANCE 

* 

Pursuant to Baltimore County Charter § 524.1, please enter the appearance of People's 

Counsel for Baltimore County as an interested party in the above-captioned matter. Notice 

should be sent of any hearing dates or other proceedings in this matter and the passage of any 

preliminary or final Order. All parties should copy People's Counsel on all correspondence sent 

and all documentation filed in the case. 

RECEIVED 

AUG 05 ZOU~ 

••··············•· 

PETER MAX ZIMMERMAN 
People's Counsel for Baltimore County 

D~.1. 5' ?1~j ... 

CAROLE S. DEMILIO 
Deputy People's Counsel 
Jefferson Building, Room 204 
105 West Chesapeake A venue 
Towson, MD 21204 
(410) 887-2188 

CERTIFICATE OF SERVICE 

I HEREBY CERTIFY that on this 5th day of August, 2009, a copy of the foregoing 

Entry of Appearance was mailed to Robert A Hoffman, Esquire, Venable, LLP, 210 Allegheny 

Avenue, Suite 500, Towson, MD 21204, Attorney for Petitioner(s). 

~11<.>- zu,r#{L,f,,,~ 

PETER MAX ZIMMERMAN 
People's Counsel for Baltimore County 



November, 2005 

December 19, 2005 

January 24, 2006 

May,2006 

May 9, 2006 

May 31, 2006 

July 20, 2006 

August 11, 2006 

September 5, 2006 

September 7, 2006 

*************** 

May 8, 2007 

May 19, 2007 

May 30, 2007 

June 5, 2007 

June 7, 2007 

June 21, 2007 

July 11, 2007 

July 27, 2007 

TIMELINE OF APPROVALS 

Run Crossing Concept Plan filed 

Concept Plan Conference 

Community Input Meeting 

Development Plan filed (proposing 10 multi-family 
buildings containing 110 dwelling units) 

Petition for Special Hearing filed requesting approval to allow residential 
uses in the OT zone (06-571-SPH) 

Development Plan Conference 

Hearing Officer's Hearing held 

Hearing Officer's Order issued, approving Development Plan and 
Petition for Special Hearing 

Development Plan signed by County 

Letter filed appealing zoning relief only 

DRC request filed requesting refinement to approved Development Plan 
(proposing 6 multi-family buildings with 216 dwelling units) 

Petition for Special Hearing filed to request approval for residential uses 
in the OT zone (6 buildings with 216 dwelling units); Petition for 
Variance filed to approve reduced setbacks 

DPC for revised plan 

Letter filed appealing the initial Development Plan approval (in addition 
to the zoning relief) (In a June 6, 2007 email, Walt Smith explains that 
the County is permitting the late filing of the appeal because it was the 
intention of the community to appeal everything in September, 2006.) 

DRC issues letter approving the proposed revisions as a material change 

Hearing Officer's Hearing is scheduled to occur on this date for material 
amendment; it's apparent that the hearing never took place 

Letter filed withdrawing the appeals of the original Development Plan 
and zoning relief 

Board of Appeals issues order dismissing both of the community's 
appeals following the original Plan and zoning relief approvals. 
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D.S. THALER & ASSOCIATES, INC. 
7115 AMBASSADOR ROAD, P.O. BOX 47428, BALTIMORE, MARYLAND 21244-7428 

(410) 944-ENGR (410) 944-3647 FAX (410) 944-3684 

TO: OFFICE OF PLANNING DATE: 8.18.09 
BALTIMORE COUNTY, MARYLAND RE: RUN CROSSING 
105 W. CHESAPEAKE A VE. SUITE 101 
TOWSON. MD 21204 DST&APN: 2912B 

ATTN: CURTIS MURRAY PDM# : IV-665 

D We are submitting ~ Herewith 
D We are forwarding D Regular U.S. Mail 
D We are returning ~ Hand Delivered 
D We request D Federal Express/Courier Service 

NO. DESCRIPTION 

l PATTERN BOOK (AUGUST 2009) 

1 REVISED COMPATIBILITY REPORT 

Remarks: THE SPECIAL HEARING IS SCHEDULED FOR 9.14.09 @ 9:00 AM 

(CASE #2010-0022-SPHA) 

~ Per your request ~ 

D For your review D 
D For processing D 
0 Plans reviewed and accepted D 
D Plans reviewed and accepted as noted 0 
0 For revision by you 0 

For further infonnation, please contact the writer at this office 

Enclosure 
cc: file 
cc: Client 

C. NASS 

PAT Y MALONE. ESQ. 

DAVID A HAMIL, PE 

DAVID S. THALER, PE. LS 

For your use 
Please call when ready 

Please return to this office 
Approval requested 
Conference requested at your convenience 

Sincerely yours, 

ddl~ 
PETITIONER'S 

EXHIBIT NO. 4-



I ' 
I 

Division II 
Section A 

RESIDENTIAL 
STANDARDS 

Introduction . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .. . . . . . .. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 1 0 
Permitted Densities in Density Residential . .. . .. . .. . . . . ... . .. . . ... . . . ... . ... . . . . . . . . . .. . . . .. . . .. .. . . ... . .. . .. . .. .. .. .. 11 
Single Family Detached, Semi-Detached and Duplexes .... ........... ...... ......... .. ....... ...... ... .... .. .. 12 
Panhandle Lots ..... ............................ ... ..... ....................... ....... ..... ... ........ .... ....... ...... ... ........ IS 
Alternate Housing Lot Types .... .... ......... ... ... ........ ..... .... .. ......... ...... ... ..... ........ .. ..... ..... .. ........ 17 

ZerofZipper Housing 
Traditional Housing 

Reverse Frontage and Comer Lots ... ......................... .. ....................................................... 22 
Residential Transition Areas (RT As) ....... ........... ..... .... ...... ............... ... ............ ........... ... ........ 23 
Single Family Attached ..... ................ ..................... ... ......... .... .... .. ... ... ........ .. .. ........ ......... ..... 27 
Multi-Family Buildings .... ... ............... . ...... .... .................. ..... ..... ... .. ............ ..... ......... ..... ..... .. 31 
Private Yard Areas ........... .. .. .. ......... .... ... ................ .... ......... ... ... .... ... ... ......... .... .... .. ..... .. ... ... 33 
Residential Development in Non-Residential Zones .... .... ..... .... ....... .... ... ....... ... ............ ... ..... . 34 
Non-Residential Principal Buildings in DR Zones .. .. ..... ... ..... ......... ................. .. ........... ..... .... 35 
Summary of Setback and Height Requirements ... .... ..... .... ......... ..... ................. .. .... ....... .... .... 36 
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IN RE: DEVELOPMENT PLAN HEARING and 
PETITION FOR SPECIAL HEARING 
E/S Pleasant Hill Road, 
Opposite Run Crossing Road 
(Run Crossing) 
4th Election District 
4th Council District 

Alexander Kromm, Klara Kromm, 
Daniel Schuster, Jean Schuster, Kenneth 
Mays, Mary Mays, Legal Owners 

Sidney Emmer Builders, Inc., 
Contract Purchaser and Developer 

* * * * * * 

* BEFORE THE 

* ZONING COMMISSIONER 

* FOR 

* 

* * * * * 

HEARING OFFICER'S OPINION AND DEVELOPMENT PLAN ORDER 

This matter comes before the Hearing Officer/Zoning Commissioner of Baltimore 

County for a combined public hearing, pursuant to Section 32-4-230 of the Baltimore 

County Code (B.C.C.), for development plan approval and approval of a Petition for Special 

Hearing filed by Sidney Emmer Builders, Inc. , Contract Purchaser and Developer 

("Developer"). The subject property is located on the east side of Pleasant Hill Road, 

opposite its intersection with Run Crossing Drive, and is zoned predominantly OT (10.2± 

acres) with a small amount of ML zoning (.06± acres). On this site, Developer proposes to 

construct ten multi-family residential buildings with a total of 110 units. 

In addition to development plan approval, Developer filed a Petition for Special 

Hearing, pursuant to Section 500.7 of the Baltimore County Zoning Regulations (B.C.Z.R.) 

requesting approval for the proposed residential buildings in the OT zone. The proposed 

development and requested zoning relief are more particularly described on the red-lined 
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