
IN RE: PETITIONS FOR SPECIAL HEARING * 
SPECIAL EXCEPTION AND VARIAN CE 
E side of Pleasant Hill Road, 100' N of the * 
c/line of Red Run Boulevard 
4th Election District 
4th Councilmanic District 
(Red Run Road) 

Pleasant Hill Limited Liability 
Limited Partnership, Legal Owner 

Two Farms, Inc., Contract Purchaser 
Petitioners 

* 

* 

* 

* 

BEFORE THE 

OFFICE OF 

ADMINISTRATIVE HEARINGS 

FOR BAL TIM ORE COUNTY 

Case No. 2012-0125-SPHXA 

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

OPINION AND ORDER 

This matter comes before the Office of Administrative Hearings for consideration of 

Petitions for Special Hearing, Special Exception and Variance filed by Pleasant Hill Limited 

Liability Limited Partnership, legal owner, and Two Farms, Inc. , contract purchaser ("Petitioners"). 

The Special Hearing was filed pursuant to Section 500.7 of the Baltimore County Zoning 

Regulations ("B.C.Z.R.") to amend the Order and site plan in Case No. 05-409-XA. In addition, 

Petitioners request Special Exception relief pursuant to B.C.Z.R. Section 405.4.E to expand the 

special exception area approved in Case No. 05-409-XA and to permit a roll-over car wash as a use 

in combination with the existing fuel service station. Variance relief is also being sought pursuant 

to Section 450.4 Attachment 1.3 of the B.C.Z.R. to allow the comp~y logo on a freestanding 

directional sign to be 4.2 square feet (84% of the sign face area) in lieu of the permitted 1.5 square 

feet per sign (30% of the sign face area). The subject property and requested relief are more fully 

described on the site plan which was marked and accepted into evidence as Petitioners ' Exhibit 1. 

Appearing at the public hearing in support of the requests was Stephen Warfield with Matis 

Warfield, the professional engineer who prepared the site plan. David H. Karceski, Esquire, 
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appeared as counsel and represented the Petitioners. There were no Protestants or other interested 

persons present at the hearing, and the file does not contain any letters of protest or opposition. 

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

record of this case. The only substantive comment was from the Department of Planning, which 

stated as follows: 

The Department of Planning has reviewed the petitioner's request and accompanying 
site plan. The site is currently improved with a Royal Farm store and associated gas 
pumps. The pad site on which the applicant proposes the drive thru car wash is 
unimproved. The Department of Planning is of the opinion that the proposed 
additional use does not appear to have a negative impact on the health, safety or 
general welfare of the locality involved. Provide the following for review and 
approval: 

1. A revised landscape plan showing the existing landscaping for the entire site and 
the proposed landscaping for the subject car wash area. 

2. Are additional dumpsters planned to support the carwash? If so, indicate the 
location of the proposed and existing dumpsters on the site plan. Also provide 
details of the dumpster enclosure(s). 

Petitioners' counsel indicated that Mr. Harden has approved a landscaping plan, and also 

advised that Petitioners were not going to provide additional dumpsters at the site. As such, the 

Department of Planning' s comments have been addressed. 

Petitioner presently operates a fuel service station and Royal Farm Store at the premises, 

pursuant to the site plan approved in Case 05-409-XA. The approved plan in that case clearly 

indicated that Lot 3B (as shown on Petitioners' Exhibit 1) was not involved in that prior hearing. It 

is on that Lot (3B) that Petitioners now propose to construct a roll over car wash. 

The B.C.Z.R. permits by special exception in a BM-AS zone a roll over car wash as a "use 

in combination" with an existing fuel _ service station. B.C.Z.R. § 405.4.E.2. Petitioner submitted a 

color photo depicting what the car wash would look like (Exhibit 5), and the design is attractive and 

is used throughout the region at other Royal Farm Store locations. With regard to the special 
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exception standards, Petitioners ' engineer (who was accepted as an expert witness) Steve Warfield 

testified (via proffer) that the proposal met all of the requirements set forth in B.C.Z.R. § 502. 

By way of elaboration, Mr. Warfield noted that the car wash use is indeed consistent with 

the zone, as reflected in B.C.Z.R. § 405.4.E, which legislatively declares that the listed uses (one of 

which is a car wash) are similar to and compatible with the fuel service station existing on site. The 

engineer also noted that the properties adjacent to the site are zoned ML or BM. 

B.C.Z.R. § 405.4.E also requires that the stacking and parking requirements of B.C.Z.R. § 

419 (concerning car washes) be met. Here, the plan shows nine (9) stacking spaces, which meets the 

requirements of§ 419 .3 .A.1. The plan (Exhibit 1) also shows that ten ( 10) additional parking spaces 

will be created for vacuuming and drying vehicles, which exceeds the number of spaces required by 

B.C.Z.R. § 419.3.B. As such, I will grant the special exception relief, and find that the proposed car 

wash will enhance the existing site, and will not be detrimental to the health, safety or welfare of the 

neighborhood. 

Variance relief is sought under B.C.Z.R. § 450.4, to permit the "Royal Farms" company 

name to exceed the 30% sign area limitation set forth in the Table of Sign Regulations. Petitioners 

stress that the three (3) directional signs in question would be less. than six (6) feet in height ~nd 

would have a face area of less than eight (8) square feet, so that the only variance relief needed 

pertains to the size of the company name. Petitioners note that only text ("Royal Farms") is used on 

the directional signs (see Exhibit 1, sheet 3), not a company logo or artwork used by many similar 

businesses. In these circumstances, Mr. Warfield opined that if the lettering could not exceed the 

30% limitation, the name would appear extremely small and may not be seen by passing motorists. 

Though the B.C.Z.R. contains no limitations on the number of directional signs used at any 

given establishment, the Petitioners propose only 3 such signs (2 currently exist on site), one for 
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each access point to the facility . Mr. Warfield testified that the site has a very irregular, triangular 

shape, and that it is bordered on 3 sides by roadways. Mr. Warfield also noted that there is an 

extremely wide right-of-way fronting on Red Run Blvd. , which means that a passing motorist 

would need to look 40 feet or more into the site to notice the directional signs. In these 

circumstances, Mr. Warfield believed the company name lettering would need to be larger and more 

conspicuous so that customers could safely locate the access points for the business. 

Based upon the testimony and evidence presented, I will grant the request for variance relief. I 

find special circumstances or conditions exist that are peculiar to the land or structure which is the 

subject of the variance request. I also find that strict compliance with the B.C.Z.R. would result in 

practical difficulty or unreasonable hardship upon Petitioners. 

Under Cromwell and its progeny, to obtain variance reliefrequires a showing that: 

(1) The property is unique; and 

(2) If variance relief is denied, Petitioner will experience a practical difficulty or 

hardship. 

Trinity Assembly of God v. People 's Counsel, 407 Md 53 , 80 (2008). 

The Petitioners have met this test, based on the factors noted above. 

Finally, I find that the variance can be granted in harmony with the spirit and intent of the 

B.C.Z.R., and in such manner as to grant relief without injury to the public health, safety, and 

general welfare. This is amply demonstrated by the lack of any neighborhood opposition or 

negative comments from County agencies. 

The only remaining issue concerns the petition for special hearing under B.C.Z.R. § 500.7. 

Counsel indicated the petition was filed at the request of the County zoning office, and it does not 
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appear as if the B.C.Z.R. or case law sets forth any specific factors or findings that must be made in 

such a case. 

Here, the special hearing petition seeks to amend the Order and site plan approved by 

Zoning Commissioner Wiseman in Case 05-409-XA. Given that special exception and variance 

relief is granted herein, it follows inexorably that the site plan and Order in the previous case should 

be amended to reflect the contents of this Opinion and Order. 

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

considering the testimony and evidence offered, I find that Petitioners' Special Exception, Special 

Hearing and Variance requests should be GRANTED. 

THEREFORE, IT IS ORDERED this day of January, 2012, by this 

Administrative Law Judge, that Petitioners' request for Special Hearing filed pursuant to Section 

500.7 of the Baltimore County Zoning Regulations ("B.C.Z.R.") to amend the Order and site plan in 

Case No. 05-409-XA (in accordance with this Order and the three (3) sheet Site Plan approved 

herein (Exhibit 1)), be and is hereby GRANTED; and 

IT IS FURTHER ORDERED that Petitioners' Special Exception request pursuant to 

B.C.Z.R. Section 405.4.E to expand the special exception area approved in Case No. 05-409-XA (to 

encompass the area shown on the Site Plan marked as Exhibit 1) and to permit a roll-over car wash 

as a use in combination with the existing fuel service station, be and is hereby GRANTED; and 

IT IS FURTHER ORDERED that Petitioners' Variance request pursuant to Section 450.4 

Attachment 1.3 of the B.C.Z.R. to allow the company name/logo on a freestanding directional sign 

to be 4.2 square feet (84% of the sign face area) in lieu of the permitted 1.5 square feet per sign 

(30% of the sign face area), be and is hereby GRANTED. 

The relief granted herein shall be subject to the following: 
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1. Petitioners may apply for their building permit and be granted same upon receipt of 
this Order; however, Petitioners are hereby made aware that proceeding at this time is 
at their own risk until such time as the 30-day appellate process from this Order has 
expired. If, for whatever reason, this Order is reversed, Petitioners would be required 
to return, and be responsible for returning, said property to its original condition. 

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

JEB/sma 
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KEVIN KAMENETZ 
County Executive 

David H. Karceski, Esquire 
Venable, LLP. 
210 W. Pennsylvania Ave., Ste 500 
Towson, MD 21204 

LAWRENCE M . STAHL 
Managing Administrative Law Judge 

JOHN E. BEVERUNGEN 
TIMOTHY M. KOTROCO 

Administrative Law Judges 

January 5, 2012 

RE: PETITIONS FOR SPECIAL HEARING SPECIAL EXCEPTION AND VARIANCE 
E side of Pleasant Hill Road, 100 feet N of the c/line of Red Run Boulevard 
4th Election District - 4th Councilmanic District 
(Red Run Road) 
Pleasant Hill Limited Liability Limited Partnership, Legal Owner 
CASE NO. 2012-00125-SPHXA 

Dear Mr. Karceski: 

Enclosed please find a copy of the decision rendered in the above-captioned matter. 

In the event any party finds the decision rendered is unfavorable, any party may file an 
appeal to the County Board of Appeals within thirty (30) days of the date of this Order. For 
further information on filing fill- appeal, please contact the Office of Administrative Hearings at 
887-3868. 

JEB/sma 
Enclosure 

c: 

Ve§~~•• 
JOHN E. BEVERUNGEN 
Administrative Law Judge 
for Baltimore County 

Office of Administrative Hearings 
105 West Chesapeake Avenue, Suite 1031 Towson, Maryland 212041 Phone 410-887-38681 Fax 410-887-3468 

www.baltimorecountymd.gov 

· / 



PETITION FOR ZONING HEARING(S) 
To be filed with the Department of Pennlts, Approvals and Inspections 

To the Office of Administrative Law of Baltimore County for the property located at: 
address 10968 & 10988 Red Run Boulevard which Is presently zoned BM-AS & ML- IM 
Deed Reference 10 Digit Tax Account# 2.50000) za~ &...2.5000'(')1710 
Property Owner(s) Printed Name(s) Pleasant Hi 11 Limited Li abJ 1 f ty Limited Partnership 

CASE NUMBER :z.. <'.) I z.- O f.Z..~ - '5 f> 4 )(" '?.i1n9 Date !.!_, _gj_ f_l _ Estimated Posting Dato _I__J__ Reviewer .::::JF 

(SELECT THE HEARING(S) BY MARKING~ AT THE APPROPRIATE SELECTION AND PRINT OR TYPE THE PETITION REQUEST) 

The undersigned legal owner(s) of the property situate in Baltimore County and which is described in the description 
and plan attached hereto and made a part hereof, hereby petition for: 

1._L a Special Hearing under Section 500.7 of the Zoning Regulations of Baltimore County, to determine whether 
or not the Zoning Commissioner should approve 

SEE ATTACHED SHEET 1 

2._x_ a Special Exception under the Zoning Regulations of Baltimore County to use the herein described property for 
SEE ATTACHED SHEET 2 

3._x_ a Variance from Section(s) 

SEE ATTACHED SHEET 3 

of the zoning regulations of Baltimore County, to the zoning law of Baltimore County, for the following reasons: 
(Indicate below your hardship or practical dlfflculty .Q! Indicate below "To Be Presented At Hearing". If you 
need additional space, you may add an attachment to this petition) 

Property is to be posted and advertised as prescribed by the zoning regulations . 
I, or we, agree to pay expenses of above petilion(s), 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. 
Legal OWner(s) Affirmation: I/ we do so 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 I these Petition(s). 

Contract Purchaser/Lessee: Two Farms, Inc. 

SEE ATTACHED SHEET 5 
Name- Type or Print 

Signature 

Mailing Address City State 

Zip Code Telephone# Email Address 

Attorney for Petitioner: 

Legal Owners: Pleasant Hill Limited Liability 
Li~ited Partnership 

SEE ATTACHED SHEET 41 ________ _ 
Name #1 - Type or Print Name #2 - Type or Print 

Signature #1 Signature# 2 

Malllng Address City State 

Zip Code Telephone# Email Address 

Representative to be contacted: 

~JV ·?]~~ 
Signature Suite 500 Signature Suite 500 
210 W. Pennsylvania Ave}, Towson, MD 210 W, Pennsylvania Ave.l Towson, MD 

Mailing Address City Slate Mailing Address City State 

2120§ 
21204 1410-494-6200 tdhkarceski@yenable.com 1410-494-6200 tdhkarceskt@veoahle,com 

Zip Code Telephone# Email Address Zip Code Telephone# Email Address 

REV. 2/23/11 
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PETITION FOR ZONING HEARINGS 
A TT ACHED SHEET 1 

10968 & 10988 Red Run Boulevard 

Special Hearing to amend the order and site plan approved in Case No. 05-409-XA. 



PETITION FOR ZONING HEARINGS 
A TI ACHED SHEET 2 

10968 & 10988 Red Run Boulevard 

Special Exception to expand the speciaJ exception area approved in Case No. 05-409-XA 
and to pennit a roll-over car wash as a use in combination with the existing fuel service 
station pursuant to Section 405.4.E.2 of the Baltimore County Zoning Regulations. 



PETITION FOR ZONING HEARINGS 
A TT ACHED SHEET 3 

10968 & 10988 Red Run Boulevard 

------ --- ·--·· 

Variance from Section 450.4 Attachment 1.3 of the Baltimore County Zoning 
Regulations to allow the company logo on a freestanding directional sign to be 4.2 square 
feet (84% of the sign face area) in lieu of the permitted 1.5 square feet per sign (300/o of 
the sign face area). 



. . 

LEGAL OWNER: 

PETITION FOR ZONING HEARINGS 
A IT ACHED SHEET 4 

10968 & 10988 Red Run Boulevard 

Pleasant Hill Limited Liability Limited Partnership 
.100 Painters Mill Road 
Owings Mills, MD 21117 
410-363-343 
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CONTRACT LESSEE: 

Two Fanns, Inc. 
3611 Roland Avenue 
Baltimore, MD 21211 

PETITION FOR ZONING HEARINGS 
A TT ACHED SHEET 5 

10968 & 10988 Red Run Boulevard 

410-889-0200 ~ 

By:LA ~ 
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consulting engineers 

ZONING DESCRIPTION to Accompany Petition For Variance, Special 
Exception and Special Hearing Request 

Beginning at a point on the east side of Pleasant Hill Road which is 65.5-feet wide at the 
distance of 100( +/-)-feet north of the centerline of the nearest improved intersecting 
street, Red Run Boulevard , which has a variable width . Thence the following courses 
and distances: 
R=10042 .00', L=20.18', CHD=N 11 ° 50'08" E 20.18' ; 
N 11 ° 47' 23" E 130.80'; 
N 16° 07' 41 " E 146.68'; 
S 43° 55' 50" E 225.28'; 
S 41 ° 04' 05" E 200.00'; 
s 38° 27' 56" w 157.95'; 
s 26° 56' 50" w 90.17'; 
R=616.50', L=50.65', CHD=N 63° 58'03" E 50.63'; 
N 66° 18' 25"W 135.17' ; 
N 61 ° 37' 21" W 107.92'; 
N 67° 44' 21 " W 139.84'; 
N 25° 50' 09" W 52 .87' 
to the place of beginning , 
Containing 2.3804-acres±, and being Lot #3A and Lot #38 in the subdivision known as 
Pleasant Hill Center, as recorded in Baltimore County Plat Book #78, Folio #202. Also 
known as 10988 and 10968 Red Run Boulevard , and located in the 4th Election District. 

THI S DESCRI PTION COMPILED FOR ZONING PU RPOSES ONLY AND JS NOT JNTEN DED TO BE USED 

FOR CONVEYANCES OR AGREEMENTS 

Matis VVarfield , Inc . 
105 4 0 york road • sui t e m • hunt v a ll ey , m a ryl a n d 21030 

phone 4 1 0-683-7004 • facs imil e 4 10 - 683 - 1798 
www . mati swarf i e l d . co m 



consulting engineers 

ZONING DESCRIPTION to Accompany Petition For Variance, Special 
Exception and Special Hearing Request 

Beginning at a point on the east side of Pleasant Hill Road which is 65.5-feet wide at the 
distance of 100( +/-)-feet north of the centerline of the nearest improved intersecting 
street, Red Run Boulevard , which has a variable width . Thence the following courses 
and distances: 
R=10042.00', L=20.18', CHD=N 11 ° 50'08" E 20.18'; 
N 11 ° 47' 23" E 130.80'; 
N 16° 07' 41 " E 146.68'; 
S 43° 55' 50" E 225.28'; 
S 41 ° 04' 05" E 200.00'; 
s 38° 27' 56" w 157.95'; 
s 26° 56' 50" w 90.17'; 
R=616.50', L=50.65', CHD=N 63° 58'03" E 50.63'; 
N 66° 18' 25" W 135.17'; 
N 61 ° 37' 21" W 107.92'; 
N 67° 44' 21" W 139.84'; 
N 25° 50' 09" W 52 .87' 
to the place of beginning , 
Containing 2.3804-acres±, and being Lot #3A and Lot #38 in the subdivision known as 
Pleasant Hill Center, as recorded in Baltimore County Plat Book #78, Folio #202. Also 
known as 10988 and 10968 Red Run Boulevard , and located in the 4th Election District. 

THIS DESCRl PTION COMPLLED FOR ZONJNG PURPOSES ONLY AND JS NOT lNTENDED TO BE USED 

FOR CONVEYANCES OR AGREEMENTS 

Matis VVarfield , Inc . 
105 4 0 york road • s uit e m • h unt v alley , mar y land 2 1 030 

phone 410 - 683 - 700 4 • facs imil e 4 10 - 683 - 1798 
www . mat i swarfie l d . com 



BALTIMORE COUNTY, MARYLAND 
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Stephen A. Warfield, P.E. 
10540 York Road, Suite M 
Hunt Valley, Maryland 21030 
( 410) 683-7004 

Professional Registration 

Registered Professional Engineer- Civil Engineering 1995 - Maryland P.E. # 21162 

Education 

B.S. Civil Engineering - 1990 - University of Maryland, College Park 
Master ofEnvirorunental Engineering - 1994- Johns Hopkins University 

Professional Experience 

12/94-Present Matis Warfield, Inc.; 10540 York Road, Suite M; Hunt Valley, Maryland 21030: 
Currently employed as a principal at Matis Warfield, Inc. Responsible for civil 
engineering services for the development community. Responsibilities include; planning, 
design, development, and permitting for site development projects. Responsibilities 
include; feasibility studies, concept plans, development plans, zoning plans, expert 
witness testimony, floodplain studies, open channels, stormwater management facilities, 
storm drain systems, erosion and sediment control plans, highways, pumping stations, 
utilities, specification development, cost estimating, grading, alternatives analysis, critical 
area analysis, project management, marketing, administration, client relations, etc. 

5/91-12/94 Gannett Fleming, Inc.; Suite 200; East Quadrangle; The Village of Cross Keys; 
Baltimore, Maryland 21210: Supervisors: Fred Wagner-Project Manager, and Dave Ross­
Office Manager 
Employed as a project engineer by Gannett Fleming, Inc., Baltimore Maryland. 
Responsible for design and specification development for water treatment plant process 
design, wastewater treatment plant process and site design, pumping station design, open 
channel design, stormwater management design, erosion and sediment control design, 
drainage studies, alternatives analysis, and highway designs. 

6/90-5/91 George William Stephens, & Associates, Inc.; 658 Kenilworth Drive; Towson, Maryland 
21204: Supervisor: Tapobrata Chakrabarti, Partner 
Employed as a design engineer by George William Stephens Jr. & Associates, Inc., 
Towson, Maryland. Performed floodplain studies, designed stormwater management 
facilities, and designed open channel flow systems for residential, commercial, and 
industrial development projects. Responsibilities also included development of computer 
programs to aid stormwater management design. 

Professional Affiliations 

Baltimore County Engineers Association 
Home Builders Association of Maryland 
Maryland Society of Professional Engineers 

PETITIONER' S 
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My Neighborhood Map 
Created By ~ 

Baltimore County N 
My Neighborhood 

Printed 11/28/2011 

or contain errors or omissions. Baltimore County, Maryland does not warrant the 
accuracy or reliabilitv of thP- dat;1 11nr1 rlis.r l;11imc;, """ w11rr.i1ntl .. < with rpn,-rrl tn thP 

data, Including bul 
merchantability an 
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upon this data. 
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MEMORANDUM 

DATE: February 7, 2012 

TO: Zoning Review Office 

FROM: Office of Administrative Hearings 

RE: Case No. 2012-0125-A 

The appeal period for the above-referenced case expired on February 
6, 2012. There being no appeal filed, the subject file is ready for 
return to the Zoning Review Office and is placed in the 'pick up box.' 

c: v{ase File 
Office of Administrative Hearings 
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CASE NO. 2012- 0\ l...-"') -s"l?tf?<A 

Comment 
Received 

CHECKLIST 

Department 

DEVELOPMENT PLANS REVIEW 
(if not received, date e-mail sent ----~ 

DEPS 
(if not received, date e-mail sent ----~ 

FIRE DEPARTMENT 

PLANNING · 
(if not received, date e-mail sent ----~ 

STATE IDGHW AY ADMINISTRATION 

TRAFFIC ENGINEERING 

COMMUNITY ASSOCIATION 

ADJACENT PROPERTY OWNERS 

ZONING VIOLATION 

Support/Oppose/ 
Conditions/ 
Comments/ 
No Comment 

(Case No. --------------J 

PRIOR ZONING (CaseNo. Q5- 4: o C(-;c::A 

NEWSPAPER ADVERTISEMENT Date: 

SIGN POSTING Date: 

PEOPLE'S COUNSEL APPEARANCE 

PEOPLE'S COUNSEL COMMENT LETTER 

Yes 

Yes 

\..2 - <"s - , ' 
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BALTIMORE COUNTY, MARYLAND 

INTER-OFFICE CORRESPONDENCE 

TO: Arnold Jablon DATE: December 15, 2011 
Deputy Administrative Officer and 
Director of Permits, Approvals and Inspections 

FROM: Andrea Van Arsdale 
Director, Department of Planning 

SUBJECT: 10968 & 10988 Red Run Boulevard 

INFORMATION: 

Item Number: 

Petitioner: 

Zoning: 

Requested Action: 

12-125 

Pleasant Hill Limited Liability Limited Partnership 

BM-AS & ML-IM 

Special Hearing, Special Exception and Variance 

SUMMARY OF RECOMMENDATIONS: 

RECEIVED 

DEC !O 2011 
OFFICE OF ADM/NISTRA TNE HEARINGS 

The Department of Planning has reviewed the petitioner's request and accompanying site plan. The site is 
currently improved with a Royal Farm store and associated gas pumps. The pad site on which the 
applicant proposes the drive thru car wash is unimproved. The Department of Planning is of the opinion 
that the proposed additional use does not appear to have a negative impact on the health, safety or general 
welfare of the locality involved. Provide the following for review and approval: 

1. A revised landscape plan showing the existing landscaping for the entire site and the proposed 
landscaping for the subject car wash area. 

2. Are additional dumpsters planned to support the carwash? If so, indicate the location of the 
proposed and existing dumpsters on the site plan. Also provide details of the dumpster 
enclosure(s ). 

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

Division Chief: 
AVA/LL: CM 

W:\DEVREV\ZAC\ZACs 2012\12-125.doc 



CORIIECTED NOTICE OF ZONING HEARING 

n,e Administrative IJIW Judl9 of Blltlmore County, by au­
thority Of the Zoning Act and Reau1BtiOnS ol lllltimore Coun­
ty will hold a public hearing in Towson. Maryland on the 
property identified herein as follows: 

c.e: I 2012-0125-SPHXA 
10968 & 10988 Red Run BOUievard 
E/side of Pleasant Hill Road at the distance of 100 feet 
(+/-) north of centerline of Red Run Blvd. 
4th Election District - 4th Councilmanlc District 
Legal owner(s): Pleasant Hill Limited Liability Limited Part, 
nershlp 
Contract Purchaser: Two Farms, Inc. 

Special Hearing: to amend the order and site plan ap­
proved in case 05-409-XA. 
Speclel Exception to expand the special exception area ap­
proved In case 05-409-XA and to permit a roll-over car wash 
as a use in combination with the existing fuel service station 
pursuant to section 405.4.E.2 of the BCZR. 
Variance: to allow the company logo on a freestanding di­
rectional sign to be 4.2 square feet (84% of the sign face 
area) in lieu of the permitted 1.5 sq.ft. per sign (30% of the 
sign face area). 
Hellrtng: Thursday, December 29, 2011 at 1:30 p.m. In 
Room 205, Jefferson Bulldlng. 105 West Ch...,..ke 
Avenue, T-.i 21204. 

, ARNOLD JABLON, DIRECTOR OF PERMrtS. ~YALS ~ND. •• 
INSP.ECTIONS FOR BALTIMORE COUNTY -

NOTES: (1) Hearings are Handicapped Accessible; tor spe­
cial accommodations Please contact the Administrative 
Hearings Office at (410) 887-3868. 

(2) For infomiation concerning the File and/or Hearing, 
Contact the zoning Review Office at (410) 887-3391 . 
JT 121635 December 13 292745 

CERTIFICATE OF PUBUCATION 

TIIIS IS TO CERTIFY, that the annexed advertisement was published 

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

once in each of ___ .s~ive weeks, the first publication appearing 

on __,D=..,...;_l 13_1 _ ,, 2oli__. 

'p The Jeffersonian 

O Arbutus Times 

O Catonsville Tunes 

O Towson Tunes 

O Owings Mills Times 

O NE Booster /Reporter 

O North County News 

, 

LEGAL ADVERTISING 



CERTIFICATE OF POSTING 

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

Attn: Kristen Lewis: 

Ladies and Gentlemen: 

12012-0125-SPHXA 

Petitioner/Developer:----------

Two Farms Inc 

December 29, 2011 
Date of Hearing/Closing: --------

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: __________________ _ 

10968 & 10988 Red Run Blvd 

December 14, 2011 
The sign(s) were posted on------------------------- - -

A PUBLIC HEARING WILL BE HELD BY 
THE ZONING COMMISSIONER 

111 rnwsr~. MD 
• • ~ I I • • 

PLACE· 10:i WlSr Clr:lf>E#E A,..,._~·-
IIITE i11D TIIE:f-....,, C-.... 2,.201 ,.."/.; 
IEQIIEST: _______ _ 

lmill.llmll ............................ C.,.IS-

- --"-illllll.llm!i!l"..,... ...... ~-........ c-.,_..u. .... ~ ......... - ..... . - .................. _ .... .,.,.,_ ..... -
IIU.f l"llltKll.llmm•• ......... "'9•• 

- ......._.....,..,. ..... u..-,..tlk""" ..... ._ 
..tnj•IRol .. ,.,..,IJ .... ,-,,.,. .... ~,1 ... 

- ---· .. -.................................. 
,_ __ .... Cll.l. 111-JJII ____ ... _,.. ______ ....,, ..... 

(Month, Day, Year) 

Sincerely, 

-~~ December 14, 2011 

(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) 



I 
BALTIMORE COUNTY, MARYLAND 

INTER-OFFICE CORRESPONDENCE 

TO: Arnold Jablon DATE: December 15, 2011 
Deputy Administrative Officer and 
Director of Permits, Approvals and Inspections 

FROM: Andrea Van Arsdale 
Director, Department of Planning 

SUBJECT: 10968 & 10988 Red Run Boulevard 

INFORMATION: 

Item Number: 

Petitioner: 

Zoning: 

Requested Action: 

12-125 

Pleasant Hill Limited Liability Limited Partnership 

BM-AS & ML-IM 

Special Hearing, Special Exception and Variance 

SUMMARY OF RECOMMENDATIONS: 

The Department of Planning has reviewed the petitioner' s request and accompanying site plan. The site is 
currently improved with a Royal Farm store and associated gas pumps. The pad site on which the 
applicant proposes the drive thru car wash is unimproved. The Department of Planning is of the opinion 
that the proposed additional use does not appear to have a negative impact on the health, safety or general 
welfare of the locality involved. Provide the following for review and approval: 

1. A revised landscape plan showing the existing landscaping for the entire site and the proposed 
landscaping for the subject car wash area. 

2. Are additional dumpsters planned to support the carwash? If so, indicate the location of the 
proposed and existing dumpstei:s on the site plan. Also provide details of the dumpster 
enclosure(s). 

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

W:\DEVREV\ZAC\ZACs 2012\ 12-125.doc 



KEVIN KAMENET Z 
County Executive 

Howard Brown 
Pleasant Hill Liability Ltd. 
100 Painters Mill Road 
Owings Mills, MD 21117 

December 19, 2011 

ARNOLD JABLON 
Deputy Administrative Officer 

Director,Department of Permits, 
Approvals & Inspections 

RE: Case Number 2012-0125 SPHXA, 10968 & 10988 Red Run Boulevard 

To Whom It May Concern: 

The above referenced petition was accepted for processing ONLY by the Bureau of Zoning 
Review, Department of Permits and Development Management (PDM) on November 8, 2011. 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:mcn 

Enclosures 

c: People's Counsel 

W. Carl Richards, Jr. 
Supervisor, Zoning Review 

David Karceski, 210 W. Pennsylvania Avenue., Ste. 500, Towson, MD 21204 
John Kemp, Two Farms, Inc., 3611 Roland Avenue, Baltimore 21211 

Zoning Review I County Office Building 
111 West Chesapeake Avenue, Room 111 I Towson, Maryland 212041 Phone 410-887-3391 I Fax 410-887-3048 

www.baltimorecountymd.gov 



... 

BAL Tl MORE COUNTY, MARYLAND 

INTEROFFICE CORRESPONDENCE 

TO: Arnold Jablon, Director 
Department of Permits, Approvals 
And Inspections 

FROM: Dennis A KenRrci'y, Supervisor 
Bureau of Development Plans 
Review 

SUBJECT: Zoning Advisory Committee Meeting 
For November 28, 2011 
Item Nos. 2012-120, 122, 123, 124 
And 1_2_5 

DATE: November 18, 2011 

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

DAK:CEN 
cc: File 
G:\DevPlanRev\ZAC -No Comments\ZAC-11282011 -NO COMMENTS.doc 



Martin O'Malley, Governor I 
Anthony G. Brown, Lt. Governor I 

Beverley K. Swaim-Staley, Secretarv 
Darrell B. Mobley, Acting Administrator 

MARYLAND DEPARTMENT OF TRANSPORTATION 

Ms. Kristen Matthews 
Baltimore County Department of 
Permits, Approvals and Inspections 
County Office Building, Room 109 
Towson, Maryland 21204 

Dear Ms. Matthews: 

Date: I /-IL/-/ I 

Thank you for the opportunity to review your referral request on the subject of the above 
captioned. We have determined that the subject property does not access a State roadway and is 
not affected by any State Highway Aqministration projects. Therefore, based upon available 
information this office has no objection to Baltimore County Zoning Advisory Committee 
approval of Item No. Z.01.2. -91 Z. 5 -S?H }l,A . 

Should you have any questions regarding this matter, please contact Richard Zeller at 
410-545-5598 or 1-800-876-4742 extension 5598. Also, you may E-mail him at 
(rzeller(a),sha.state.md.us). Thank you for your cooperation. 

Sincerely, 

I s~~ 
Access Management Division 

SDF/rz 

My telephone number/toll-free number is ________ _ 
Maryland Relay Service for Jrnpaired Hearing or Speech 1.800. 735.2258 Statewide Toll Free 

Street Address: 707 North Calvert Street • Baltimore, Maryland 21202 • Phone 410.545.0300 • www.roads.maryland.gov 



KEV IN KAMENETZ 
County Executive 

CORRECTED NOTICE OF ZONING HEARING 

ARNOLD JA BLON 
Depury Adminislratil'e Officer 

Dirfio''.D <'#fv:/1!,_'f'~IV 12'0i''f 
){,SJJi'dti'a'rs &:'if,~pecrwns 

The Administrative Law Judges 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: 2012-0125-SPHXA 
10968 & 10988 Red Run Boulevard 
E/side of Pleasant Hill Road at the distance of 100 feet(+/-) north of centerline of Red Run Blvd. 
4th Election District-4th Councilmanic District 
Legal Owners: Pleasant Hill Limited Liability Limited Partnership 
Contract Purchaser: Two Farms, Inc. 

Special Hearing to amend the order and site plan approved in Case 05-409--XA. Special 
Exception to expand the special exception area approved in Case 05-409-XA and to permit a 
roll-over car wash as a use in combination with the existing fuel service station pursuant to 
Section 405.4.E.2 of the BCZR. Variance to allow the company logo on a freestanding 
directional sign to be 4.2 square feet (84% of the sign face area) in lieu of the permitted 1.5 sq. 
ft. per sign (30% of the sign face area). 

Hearing: Thursday, December 29, 2011 at 1 :30 p.m. in Room 205, Jefferson Building, 
105 West Chesapeake Avenue, Towson 21204 

AJ:kl 

C: David Karceski , 210 W. Pennsylvania Avenue, Towson 21204 
Howard Brown, Pleasant Hill Liability Ltd., 100 Painters Mill Rd., Owings Mills 21117 
John. Kemp, Two Farms, Inc., 3611 Roland Avenue, Baltimore 21211 

NOTES: (1) THE PETITIONER MUST HAVE THE ZONING NOTICE SIGN POSTED BY AN 
APPROVED POSTER ON THE PROPERTY BY WED., DECEMBER 14, 2011. 

(2) HEARINGS ARE HANDICAPPED ACCESSIBLE; FOR SPECIAL 
ACCOMMODATIONS PLEASE CALL THE ADMINISTRRATIVE HEARINGS 
OFFICE AT 410-887-3868. 

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

Zoning Review I County Office Bui lding 
I l l West Chesapeake Avenue, Room 111 I Towson, Maryland 21204 1 Phone 4 l0-887-3391 I Fax 410-887-3048 

www.baltimorecountymd.gov 



TO: PATUXENT PUBLISHING COMPANY 
Tuesday, December 13, 2011 Issue - Jeffersonian 

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

410-494-6204 

CORRECTED NOTICE OF ZONING HEARING 

The Administrative Law Judge 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: 2012-0125-SPHXA 
10968 & 10988 Red Run Boulevard 
E/side of Pleasant Hill Road at the distance of 100 feet(+/-) north of centerline of Red Run 
Blvd. 
4th Election District - 4th Councilmanic District 
Legal Owners: Pleasant Hill Limited Liability Limited Partnership 
Contract Purchaser: Two Farms, Inc. 

Special Hearing to amend the order and site plan approved in Case 05-409-XA. Special 
Exception to expand the special exception area approved in Case 05-409-XA and to permit a 
roll-over car wash as a use in combination with the existing fuel service station pursuant to 
Section 405.4.E.2 of the BCZR. Variance to allow the company logo on a freestanding 
directional sign to be 4.2 square feet (84% of the sign face area) in lieu of the permitted 1.5 sq. 
ft . per sign (30% of the sign face area) . 

Hearing: Thursday, December 29, 2011 at 1 :30 p.m. in Room 205, Jefferson Building, 
105 West Chesapeake Avenue, Towson 21204 

Arnold Jablon 
Director of Permits, Approvals and Inspections for Baltimore County 

NOTES: (1) HEARINGS ARE HANDICAPPED ACCESSIBLE; FOR SPECIAL 
ACCOMODATIONS, PLEASE CONTACT THE ADMINISTRATIVE HEARINGS 
OFFICE AT 410-887-3868. 

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



KEVIN KAMENETZ 
Coun ty Executive 

NOTICE OF ZONING HEARING 

ARNOLD JABLON 
Deputy Administrative Officer 

Director,Department of Permits. 
NGMembef 3G1eW1iJ1 

The Adr:ninistrative Law Judges 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: 2012-0125-SPHXA 
10968 & 10988 Red Run Boulevard 
E/side of Pleasant Hill Road at the distance of 100 feet(+/-) north of centerline of Red Run Blvd. 
4th Election District - 4th Councilmanic District 
Legal Owners: Pleasant Hill Limited Liability, John Kemp 
Contract Purchaser: Two Farms, Inc. 

Special Hearing to amend the order and site plan approved in Case 05-409-XA. Special 
Exception to expand the special exception area approved in Case 05-409-XA and to permit a 
roll-over car yvash as a use in combination with the existing fuel service station pursuant to 
Section 405.4.E.2. of the BCZR. Variance to allow the company logo on a freestanding 
directional sign to be 4.2 square feet (84% of the sign face area) in lieu of the permitted 1.5 sq. 

· ft. per sign (30% of the sign face area). 

Hearing: Thursday, December 29, 2011 at 1 :30 p.m. in Room 205, Jefferson Building, 
, _,,/) ,fi 1~e~ Chesapeake Avenue, Towson 21204 

,;'~-~ l __ ;,~ .-,~ ~-u~-
Arnold Jablon 
Director 

AJ:kl 

C: David Karceski, 210 W. Pennsylvania Avenue, Towson 21204 
Howard Brown, Pleasant Hill Liability Ltd., 100 Painters Mill Rd., Owings Mills 21117 
John Kemp, Two Farms, Inc., 3611 Roland Avenue, Baltimore 21211 

NOTES: (1) THE PETITIONER MUST HAVE THE ZONING NOTICE SIGN POSTED BY AN 
APPROVED POSTER ON THE PROPERTY BY WED., DECEMBER 14, 2011. 

(2) HEARINGS ARE HANDICAPPED ACCESSIBLE; FOR SPECIAL 
ACCOMMODATIONS PLEASE CALL THE ADMINISTRRATIVE HEARINGS 
OFFICE AT 410-887-3868. 

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

Zoning Review I County Office Building 
J 11 West Chesapeake Avenue, Room 111 I Towson, Maryland 212041 Phone 410-887-339 1 I Fax 410-887-3048 

www.baltimorecountymd. gov 



TO: PATUXENT PUBLISHING COMPANY 
Tuesday, December 13, 2011 Issue - Jeffersonian 

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

NOTICE OF ZONING HEARING 

410-494-6204 

The Administrative Law Judge 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: 2012-0125-SPHXA 
10968 & 10988 Red Run Boulevard 
E/side of Pleasant Hill Road at the distance of 100 feet ( +/-) north of centerline of Red Run 
Blvd. 
4th Election District - 4th Councilmanic District 
Legal Owners: Pleasant Hill Limited Liability, John Kemp 
Contract Purchaser: Two Farms, Inc. 

Special Hearing to amend the order and site plan approved in Case 05-409-XA. Special 
Exception to expand the special exception area approved in Case 05-409-XA and to permit a 
roll-over car wash as a use in combination with the existing fuel service station pursuant to 
Section 405.4.E.2 of the BCZR. Variance to allow the company logo on a freestanding 
directional sign to be 4.2 square feet (84% of the sign face area) in lieu of the permitted 1.5 sq. 
ft . per sign (30% of the sign face area) . 

Hearing: Thursday, December 29, 2011 at 1 :30 p.m. in Room 205, Jefferson Building, 
105 West Chesapeake Avenue, Towson 21204 

.v':J 
{ji!L!l~ ~ dt&-J 

Arnold Jablon a 
Director of Permits, Approvals and Inspections for Baltimore County 

NOTES: (1) HEARINGS ARE HANDICAPPED ACCESSIBLE; FOR SPECIAL 
ACCOMODATIONS, PLEASE CONTACT THE ADMINISTRATIVE HEARINGS 
OFFICE AT 410-887-3868. 

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

~------- --



RE: 

* 

* PETITION FOR SPECIAL HEARING 
SPECIAL EXCEPTION AND VARIAN CE 
10968 & 10988 Red Run Blvd; E/S Pleasant * 
Hill Road, 100' N of c/line Red Run Blvd 
4th Election & 4th Councilmanic Districts * 
Legal Owner(s): Pleasant Hill Limited Liability 
Limited Partnership * 
Contract Purchaser(s): Two Farms, Inc 

Petitioner( s) * 

* * * * * * * 

BEFORE THE OFFICE 

OF ADMINSTRA TIVE 

HEARINGS FOR 

BAL TIM ORE COUNTY 

2012-125-SPHXA 

* * * * 
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 

NO\I 17 20·, 1 

•••··············· 

PETER MAX ZIMMERMAN 
People' s Counsel for Baltimore County 

D#>'t s: J)/1'<1.~ 
CAROLE S. DEMILIO 
Deputy People ' s Counsel 
Jefferson Building, Room 204 
105 West Chesapeake Avenue 
Towson, MD 21204 
(410) 887-2188 

Ci£RTIFICATE OF SERVICE 

I HEREBY CERTIFY that on this 17th day of November, 2011 , a copy of the foregoing 

Entry of Appearance was mailed to David Karceski, Esquire, Venable, LLP, 210 W. 

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

~114)e zu,r~/11~ 
PETER MAX ZIMMERMAN 
People's Counsel for Baltimore County 



DEPARTMENT OF PERMITS, APPROVALS AND INSPECTIONS 
ZONING REVIEW 

ADVERTISING REQUIREMENTS AND PROCEDURES FOR ZONING HEARINGS 

The Baltimore County Zoning Regulations (BCZR) require that notice be given to the 
general public/neighboring property owners relative to property which is the subject of 
an upcoming zoning hearing . For those petitions which require a public hearing, this 
notice is accomplished by posting a sign on the property (responsibility 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 legal requirements for advertising 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: P-0/:2..- C> 1 Zs - .s Pl-I>< 4 

Petitioner: P/eq5a..r11 ffr'f { Lf.d . L10...hrlr l 7 

Address or Location: /CJc;G~ 4 /CJ°.)if'if Red 'R.u.r> !3lvot . 

Address: 

Telephone Number: 'f}O-'-(qi( -6J.09 

Revised 2/17 /11 DT 
























