
IN THE MATTER OF: 
PRESTON R. TOOKS, III, LEGAL OWNER 
AND PETITIONER FOR VARIAN CE 
ON THE PROPERTY LOCATED AT 
379 HILLEN ROAD 

9TH ELECTION DISTRICT 
6TH COUNCIL DISTRICT 

* * * * * * * 

* 

* 

* 

* 

BEFORE THE 

BOARD OF APPEALS 

OF 

BAL TIM ORE COUNTY 

CASE NO.: 23-051-A * 

* * * * * 

OPINION 

This case comes to the Board of Appeals of Baltimore County ("Board") as an appeal 

from an Administrative Law Judge's ("ALJ") Opinion and Order dated May 10, 2023, wherein 

the Petition for Variance from BCZR §1B02.3.C.1 to permit a minimum side yard setback of 

five (5) feet in lieu of the required ten (10) feet and twenty-five (25) feet, was denied. 

A virtual public hearing was held de nova before this Board on August 9, 2023, and a 

virtual public deliberation was held on September 13, 2023. 

Petitioner was represented by Adam M. Rosenblatt, Esquire, and Venable LLP. Also 

appearing on Petitioner's behalf as an expert witness was surveyor Brian Dietz. There were no 

Protestants or interested parties in attendance. 

FACTS 

The subject property (the "Property") is a thirty-one (31) foot wide residential lot, 

comprising 5,000 square feet, more or less. It is located in East Towson on the north side of 

Hillen Road at its intersection with Hendrickson Lane, which borders the east side of the 

Property. The Property was created as part of an 1883 record plat entitled "Plat of the Land 

Belonging to the Relief Association of Baltimore County, Maryland." (Petitioner's Exhibit 5) 

The Property is bounded on the north and west by the rear building lines of the Mt. Calvary 

African Methodist Episcopal Church, which fronts on Eudowood Lane and has no access to 
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Hillen Road. The remaining lots of the original subdivision appear to be improved with single 

family houses. 

Unlike other properties in the area, the Property is split zoned, divided diagonally by the 

D.R. 16 and D.R. 10.5 zone line. It is also narrower than other lots in the subdivision, is angled 

rather than rectangular, and is pinched by the acute angle formed by the intersection of Hillen 

Road and Hendrickson Lane. 

The Property rises from the front to the rear in a northerly direction, limiting the 

buildable area to the front of the Property. To the east of the site is multi-family housing and 

across Hillen Road are row homes. 

STANDARD OF REVIEW 

Pursuant to BCZR §307.1, the Board has the power to grant a variance from the 

BCZR' s area regulations "only in cases where special circumstances or conditions exist that are 

peculiar to the land or structure which is the subject of the variance request and where strict 

compliance with the Zoning Regulations for Baltimore County would result in practical 

difficulty or unreasonable hardship." In addition, "any such variance shall be granted only if in 

strict harmony with the spirit and intent of said ... area ... regulations, and only in such 

manner as to grant relief without injury to public health, safety and general welfare." BCZR § 

307.1. 

In Cromwell v. Ward, 102 Md. App. 691, 651 A.2d 424 (1994), the Court of Special 

Appeals has set forth the analytical framework for considering a request for a variance: 

[I]t is at least a two-step process. The first step requires a finding that the property 
whereon structures are to be placed ( or uses conducted) is - in and of itself -
unique and unusual in a manner different from the nature of surrounding properties 
such that the uniqueness and peculiarity of the subject property causes the zoning 
provision to impact disproportionately upon that property. Unless there is a 
finding that the property is unique, unusual, or different, the process stops here and 
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the variance is denied without any consideration of practical difficulty or 
unreasonable hardship. If that first step results in a supportable finding of 
uniqueness or unusualness, then a second step is taken in the process, i.e., a 
determination of whether practical difficulty and/or unreasonable hardship, result 
from the disproportionate impact of the ordinance caused by the property's 
umqueness. 

In an earlier case, the Court also discussed the basis for granting an area variance. 

In order to justify the grant of an area variance the applicant need show only that: 

1) Whether compliance with the strict letter of the restrictions governing area, 
setbacks, frontage, height, bulk or density would unreasonably prevent the owner 
from using the property for a permitted purpose or would render conformity with 
such restrictions unnecessarily burdensome; 

2) Whether a grant of the variance applied for would do substantial justice to the 
applicant as well as to other property owners in the district, or whether a lesser 
relaxation than that applied for would give substantial relief to the owner of the 
property involved and be more consistent with justice to other property owners. 

(Anderson v. Board of Appeals, Town of Chesapeake Beach, 322 A.2d 220, 22 Md. App. 28 
(Md. App. 1974)); and 

3) Whether relief can be granted in such fashion that the spirit of the ordinance will 
be observed and public safety and welfare secured. 

(McLean v. Soley, 270 Md. 208, 214-215, 310 A.2d 783, 787 (1973), quoting 2 Rathkopf, The 
Law of [322 A.2d 227] Zoning and Planning, 45-28-29 (3d ed. 1972).) 

Both the Cromwell and Anderson analyses can be applied here. 

TESTIMONY AND EVIDENCE 

Counsel Rosenblatt proffered much of the factual information about the Property. The 

zoning of the Property creates setbacks that overlap and completely eliminate any area of the 

Property on which a residence may be built, a situation that renders the Property unusable for 

any permitted purpose. 
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Mr. Rosenblatt noted for the record for the purpose of preserving the legal issue, if 

needed, that where there is a denial of any permitted use, a variance is an appropriate tool to 

avoid a taking, citing Maryland Reclamation Assocs. Inc. v. Harford Cnty., 414 Md. 1, 994 

A.2d 842 (Md. 2010). 

In addition, Mr. Rosenblatt pointed out to the Board that there was no opposition from 

neighboring uses nor from the East Towson Community Association, which is known for being 

active, informed and vocal about issues affecting the East Towson area. 

The owner, Mr. Tooks also testified, informing the Board that he only learned that he 

owned the Property in 2020 upon his mother's death. Despite their inability to obtain a permit 

to build on the Property, his family has been paying taxes based on the Property's assessment 

as a buildable site. Mr. Tooks also testified that he contacted the adjoining church to determine 

if the church wished to purchase the Property, but no one responded to him. 

Surveyor Brian Dietz, accepted as an expert witness, testified about the 1883 plat, 

(Petitioner's Exhibit 5) the history of the Property and its unique characteristics, i.e., its angled 

shape, its narrowness, its corner location and the fact that no other property in the area has a 

church wrapping around two sides of the property. Mr. Dietz also researched the records of the 

Baltimore County Department of Public Works and Transportation to ascertain prior use of the 

Property. Based on utility position sheets, (Petitioner's Exhibit 7) a house once sat on this 

Property, perhaps as recently as the 1950' s. 

Upon inquiry by the Board and in response to a Zoning Advisory Committee ("ZAC") 

comment regarding the location of the proposed driveway, Mr. Dietz opined that the grades 

limited the siting of the house and driveway, but that it may be possible to slide them further 

northwest to the rear of the Property by ten or fifteen feet. 
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Mr. Rosenblatt offered closing remarks, first citing the legal criteria of the Anderson 

case and how the facts here satisfy that standard: compliance with the strict letter of the 

setbacks would unreasonably prevent the owner from using the property for any permitted 

purpose; a grant of the variance applied for would do substantial justice to the applicant as well 

as to other property owners in the district; relief can be granted in such fashion that the spirit of 

the ordinance will be observed and public safety and welfare secured. 

Mr. Rosenblatt also addressed the ZAC comment from the Office of Planning regarding 

provisions of the Towson Community Plan for the East Towson area (Petitioner's Exhibit 6). 

That plan, adopted over thirty years ago, identifies residential use as the preferred use in this 

area, and encourages residential development of various infill parcels. The plan calls for the 

development of housing on vacant parcels as a preferred use and the development of affordable 

housing on vacant parcels to support the primary objective of neighborhood stabilization 

Aspirational language in the plan refers to the expansion of the church, possibly onto 

the area of the Prope11y. It was noted that the church did not respond to Mr. Tooks' overtures, 

nor did any representative appear at the hearing or communicate to the Board about this 

variance request. The Board notes that in the late 1990's, subsequent to the adoption of the 

Towson plan, the church expanded and built the large building whose rear walls of which now 

forms an "L" around the subject property. 

FINDINGS 

The Board finds that the Property at 3 79 Hillen Road is unique based on its zoning, its 

configuration and corner location, all of which distinguish it from other properties in the area. 

The split zone on the Property effects a practical difficulty in that it deprives the owner of any 

permitted use. 

s 



In the matter or: Preston R. Tooks, Ill 
Case No.: 23-051-A 

Similarly, there is no question that strict compliance unreasonably prevents the use of 

the Property for a permitted purpose. The grant of the variances would do substantial justice 

both to the owner and other properties in the neighborhood. It is a residential use in a 

residential area, in keeping with the variety of housing types in the immediate area and with 

other homes built on lots platted when this Property was created. 

The Property has been taxed and treated by both the State of Maryland and Baltimore 

County as a buildable lot. It is intended to be improved as a single-family home, creating a 

residential use in a residential area. 

The Board further finds that there is no conflict between the proposal and the Towson 

Community Plan, which has not been updated to reflect current conditions in East Towson. 

Even so, the expansion of the church occurred as envisioned by the plan, but did not extend to 

the Property. 

Lastly, the Board believes it is in the interest of the Petitioner and the community that 

the Petitioner submits his architectural house plans and a landscape plan for review and 

approval to the Office of Planning prior to building permit. 

ORDER 

THEREFORE, IT IS THIS 13th day of October, 2023, by the Board of Appeals of 

Baltimore County, hereby 

ORDERED, that Petition for Variance from BCZR §1B02.3.C.l to permit a minimum 

side yard setback of five (5) feet in lieu of the required ten (10) feet and twenty-five (25) feet be 

and the same is hereby GRANTED, subject to the following condition: 

Petitioner submits his architectural house plans and a landscape plan for review and 

approval to the Office of Planning prior to building permit. 
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Any petition for judicial review from this decision must be made in accordance with 

Rule 7-201 through Rule 7-210 of the Maryland Rules. 

BOARD OF APPEALS 
OF BALTIMORE COUNTY 
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JEFFERSON BUILDING 
SECOND FLOOR, SUITE 203 

105 WEST CHESAPEAKE AVENUE 
TOWSON, MARYLAND 21204 

410-887-3180 
FAX: 410-887-3182 

October 13, 2023 

Adam M. Rosenblatt, Esquire 
Venable LLP 
210 W. Pennsylvania Avenue, Suite 500 
Towson, Maryland 21204 

RE: In the Matter of: Preston R. Tooks, III 
Case No.: 23-051-A 

Dear Mr. Rosenblatt: 

Enclosed please find a copy of the final Opinion and Order issued this date by the Board of 
Appeals of Baltimore.County in the above subject matter. 

Any petition for judicial review from this decision must be made in accordance with Rule 7-
201 through Rule 7-210 of the Maryland Rules, WITH A PHOTOCOPY PROVIDED TO THIS 
OFFICE CONCURRENT WITH FILING IN CIRCUIT COURT. Please note that all 
Petitions for Judicial Review filed from this decision should be noted under the same civil 
action number. If no such petition is filed within 30 days from the date of the enclosed Order, the 
subject file will be closed. 

Very truly yours, 

~~/~
Krysundra "Sunny" Cannington 
Legal Administrative Secretary 

KLC/taz 
Enclosure 

c: Preston R. Tooks, III 
Office of People's Counsel 
Paul M. Mayhew, Managing Administrative Law Judge 
Stephen Lafferty, Director/Department of Planning 
C. Pete Gutwald, Director IP Al 
James R. Benjamin, Jr., County Attorney/Office of Law 

 



 
August 18, 2023 

 
NOTICE OF DELIBERATION 

 
IN THE MATTER OF:   Preston R. Tooks, III 
    379 Hillen Road 
 23-051-A   9th Election District; 6th Council District  
 

Re: Petition for Variance relief from BCZR §1B02.3.C.1 to permit a minimum side yard setback 
of 5 ft. in lieu of the required 10 ft. and 25 ft. 

 
5/10/23 Opinion and Order of the Administrative Law Judge wherein the Petition for Variance was 

DENIED. 
 
This matter having been heard and concluded on August 9, 2023, a public deliberation has been 
 

ASSIGNED FOR:  SEPTEMBER 13, 2023, AT 9:00 A.M. 
 
The above scheduled public deliberation will be held remotely using WebEx for audio 
and video participation.  Call-in information and a link to the public deliberation 
will be posted on our web calendar the night before at 
www.baltimorecountymd.gov/departments/appeals. 
 
NOTE:  PUBLIC DELIBERATIONS ARE OPEN WORK SESSIONS WHICH ALLOW THE PUBLIC TO 
WITNESS THE DECISION-MAKING PROCESS.  A WRITTEN OPINION AND ORDER WILL BE 
ISSUED BY THE BOARD WITHIN A REASONABLE TIMEFRAME AFTER DELIBERATION AND A 
COPY SENT TO ALL PARTIES.  
 
If you do not have access to a computer or smart device, please contact our office for the call-in 
information the day before the scheduled deliberation.  
 
       Krysundra Cannington 
       Legal Administrative Secretary 
 
c. Counsel for Petitioner/Appellant   : Adam M. Rosenblatt, Esquire 
  Petitioner/Appellant   : Preston Tooks, III 
 
 
Office of People’s Counsel 
Paul M. Mayhew, Managing Administrative Law Judge 
Stephen Lafferty, Director/Department of Planning 
C. Pete Gutwald, Director/PAI 
James R. Benjamin, Jr., County Attorney/Office of Law 
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Tammy Zahner

From: Rosenblatt, Adam M. <AMRosenblatt@Venable.com>
Sent: Wednesday, August 9, 2023 12:22 PM
To: Appeals Board
Subject: RE: Petitioner's Exhibits: Case No. 23-051-A 
Attachments: Exhibit 7 - Baltimore County Position Sheet.pdf

CAUTION: This message from AMRosenblatt@venable.com originated from a non Baltimore County Government or non BCPL email 
system. Hover over any links before clicking and use caution opening attachments.  

 
At the hearing this morning we added a second sheet to our Exhibit 7.  Can you please make this Exhibit 7 the official 
exhibit instead of the one previously emailed? 
 
Thank you very much.   
 
Adam M. Rosenblatt, Esq. | Venable LLP  
t 410.494.6271 | f 410.821.0147 | m 410.294.9430  
210 W. Pennsylvania Avenue, Suite 500, Towson, MD 21204 
 
AMRosenblatt@Venable.com | http://secure-web.cisco.com/1sOOrbhATAN5DqnkElHvTBP-XAUJhqQJfe-J1qwY2Klk_XeySPf3usLuUc_-vRxVF0IO-
9hOKhC1zWQAJ2hZnl4AJTDH48GVxymJriJ7KzwF-
LXcJf_xhjUi1P992YJo1arN8PYkCgr2k5jgZ6V86oD7aGIoRbGq_KtWUkmPaNfpVhdFFthYPsi5fV5DNcGtrSSDmdu2NHTpaBAD5bh6OdSKHtgPm_tn
4Q3J9hWB-8179wANXZuSa9QaLodhEjAYsBLHFHFZHmxOlMRZlmzs4l84yeCVt_aql5pctar-KAhTQKkrpFNyFfpFjW8d1MAReUs6TtE-
XObiBCnBFQICYoN0hsN0p1qLvSAEofhV0yR2ykDvKd8j0BZ_KP7hK9hEX5SvYOWYjN2LDUK4VOxm3nEL3sBvb6unLrAzYFtM_cwBpCqdjnxNzoqx
_iEmvrhVA/http%3A%2F%2Fwww.Venable.com  
From: Appeals Board <appealsboard@baltimorecountymd.gov>  
Sent: Tuesday, August 8, 2023 11:41 AM 
To: Rosenblatt, Adam M. <AMRosenblatt@Venable.com> 
Subject: RE: Petitioner's Exhibits: Case No. 23-051-A  
 
Caution: External Email 
 
   
We will add it to your Exhibits. 
Thank you. 
 
 
 
Board of Appeals for Baltimore County 
The Jefferson Building, Suite 203 
105 W. Chesapeake Avenue 
Towson, Maryland 21204 
appealsboard@baltimorecountymd.gov 
(410) 887-3180 
(410) 887-3182 Fax 
 
Confidentiality Statement 
This electronic mail transmission contains confidential information belonging to sender which is legally privileged and 
confidential.  The information is intended only for the use of the individual or entity named above.  If you are not the intended 
recipient, you are hereby notified that any disclosure, copying, distribution, or taking of any action based on the contents of this 
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electronic mail transmission is strictly prohibited.  If you have received this electronic mail transmission in error, please immediately 
notifiy sender. 
 

From: Rosenblatt, Adam M. <AMRosenblatt@Venable.com>  
Sent: Tuesday, August 8, 2023 9:57 AM 
To: Appeals Board <appealsboard@baltimorecountymd.gov> 
Subject: RE: Petitioner's Exhibits: Case No. 23-051-A  
 
CAUTION: This message from AMRosenblatt@venable.com originated from a non Baltimore County Government or non BCPL email 
system. Hover over any links before clicking and use caution opening attachments.  

 
Can you please add one more Exhibit for the hearing tomorrow?  I am attaching Exhibit 8 and an updated Exhibit list.   
 
Adam M. Rosenblatt, Esq. | Venable LLP  
t 410.494.6271 | f 410.821.0147 | m 410.294.9430  
210 W. Pennsylvania Avenue, Suite 500, Towson, MD 21204 
 
AMRosenblatt@Venable.com | http://secure-web.cisco.com/1BSPmdLIbgJmrV46vUSBgDb1AlhCIfbgaGmthyB3FhNbY-
AlOUlCcfyfT_RyV9UjkCTIXPvEVbHWTyompTkUMNCtdWnSezhlxBglDePig0eFau8bjQHLKzBD7R9BWgSmsfqBdXRchJmLj0e11xyJR8-
cGB6Am2D-
4o6HKDDNESPDkkyQcDF2E2r4K_qvJ3UNJLgDsGTRcHyQaT3U9QjAGPjAIibgBQ0tpFOiQpXDLUrYf_B0ZZNeGaf7ZEn7vKaUUjnstd7fmtFmCzQHr
X2TczprnQL0pxO62T89cAlgdRp2ZYCNX5SKkpkqcdxbWE5ZRY-_kNtHYHBuWxHmY7a8mMb_5z_TF-vKktHl8CgegSBfMdY8lTRqM69k-
svhHQcSSthIFSc62P53n4SvsnPdiqVzJSJAiErWKx8Fz9bJwyPw8fr5soNN8XFrnEYX99upMWfiaZKf8rO19hvfHqaOOHw/http%3A%2F%2Fwww.Ven
able.com  
From: Appeals Board <appealsboard@baltimorecountymd.gov>  
Sent: Monday, August 7, 2023 11:02 AM 
To: Rosenblatt, Adam M. <AMRosenblatt@Venable.com> 
Subject: RE: Petitioner's Exhibits: Case No. 23-051-A  
 
Caution: External Email 
 
   
Received.  Thank you. 
 
 
Board of Appeals for Baltimore County 
The Jefferson Building, Suite 203 
105 W. Chesapeake Avenue 
Towson, Maryland 21204 
appealsboard@baltimorecountymd.gov 
(410) 887-3180 
(410) 887-3182 Fax 
 
Confidentiality Statement 
This electronic mail transmission contains confidential information belonging to sender which is legally privileged and 
confidential.  The information is intended only for the use of the individual or entity named above.  If you are not the intended 
recipient, you are hereby notified that any disclosure, copying, distribution, or taking of any action based on the contents of this 
electronic mail transmission is strictly prohibited.  If you have received this electronic mail transmission in error, please immediately 
notifiy sender. 
 

From: Rosenblatt, Adam M. <AMRosenblatt@Venable.com>  
Sent: Monday, August 7, 2023 9:10 AM 
To: Appeals Board <appealsboard@baltimorecountymd.gov> 
Subject: Petitioner's Exhibits: Case No. 23-051-A  
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CAUTION: This message from AMRosenblatt@venable.com originated from a non Baltimore County Government or non BCPL email 
system. Hover over any links before clicking and use caution opening attachments.  

 
I am attaching Petitioner’s Exhibits for the above-referenced case scheduled for Wednesday. 
 
Thank you.   
 
Adam M. Rosenblatt, Esq. | Venable LLP  
t 410.494.6271 | f 410.821.0147 | m 410.294.9430  
210 W. Pennsylvania Avenue, Suite 500, Towson, MD 21204 
 
AMRosenblatt@Venable.com | http://secure-web.cisco.com/1zNCu8mRRhBhtIMnmUlCUFq-H3YVbWhX8t5YHUvJRZ8rC-PEMR6C-vm-
7hb7PaiYmlgr4DuZblKfZiqSapQQdcGyYkV2uApx8uN7C1W0ndLL-
5mPsJ8qaN5hJ9ltDki6UbreEAlGHnH0mSP53yVvIiVSkU3CfomefhbTdfYnAVZRx9hbONpq6seWPyKCEVhtEsEbV1b-
oQGEjWtMdgYVb4LV86RBjhkEPXe9IIm8hG7Mg9JNHR4uRDh1WnhBfiLV4zTvp5jqAj4iTh2ekSkThk9o5qP9gWzR5mewh5OHTcOTk5yal0KzJv5Zdl
u3NkqhvbyVxMs6SprjaQEDNPqn_HRMsAoRQsYjgxWWny6TN_Ke5DTpdC4DTCJwTGSF-VhKGKi4k7LrfSDKU-
JHvptbmfz7ndi4oeU1wdItpfw46eeIiihyRq2VLoaKVMnPPE_4z/http%3A%2F%2Fwww.Venable.com  
 
************************************************************************ 
This electronic mail transmission may contain confidential or privileged information. If 
you believe you have received this message in error, please notify the sender by reply 
transmission and delete the message without copying or disclosing it. 
************************************************************************ 
CONNECT WITH BALTIMORE COUNTY  

    

 

www.baltimorecountymd.gov  
 
 
************************************************************************ 
This electronic mail transmission may contain confidential or privileged information. If 
you believe you have received this message in error, please notify the sender by reply 
transmission and delete the message without copying or disclosing it. 
************************************************************************ 
 
************************************************************************ 
This electronic mail transmission may contain confidential or privileged information. If 
you believe you have received this message in error, please notify the sender by reply 
transmission and delete the message without copying or disclosing it. 
************************************************************************ 
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Tammy Zahner

From: Appeals Board
Sent: Monday, August 7, 2023 11:02 AM
To: Rosenblatt, Adam M.
Subject: RE: Petitioner's Exhibits: Case No. 23-051-A 

Received.  Thank you. 
 
 
Board of Appeals for Baltimore County 
The Jefferson Building, Suite 203 
105 W. Chesapeake Avenue 
Towson, Maryland 21204 
appealsboard@baltimorecountymd.gov 
(410) 887-3180 
(410) 887-3182 Fax 
 
Confidentiality Statement 
This electronic mail transmission contains confidential information belonging to sender which is legally privileged and 
confidential.  The information is intended only for the use of the individual or entity named above.  If you are not the intended 
recipient, you are hereby notified that any disclosure, copying, distribution, or taking of any action based on the contents of this 
electronic mail transmission is strictly prohibited.  If you have received this electronic mail transmission in error, please immediately 
notifiy sender. 
 

From: Rosenblatt, Adam M. <AMRosenblatt@Venable.com>  
Sent: Monday, August 7, 2023 9:10 AM 
To: Appeals Board <appealsboard@baltimorecountymd.gov> 
Subject: Petitioner's Exhibits: Case No. 23-051-A  
 
CAUTION: This message from AMRosenblatt@venable.com originated from a non Baltimore County Government or non BCPL email 
system. Hover over any links before clicking and use caution opening attachments.  

 
I am attaching Petitioner’s Exhibits for the above-referenced case scheduled for Wednesday. 
 
Thank you.   
 
Adam M. Rosenblatt, Esq. | Venable LLP  
t 410.494.6271 | f 410.821.0147 | m 410.294.9430  
210 W. Pennsylvania Avenue, Suite 500, Towson, MD 21204 
 
AMRosenblatt@Venable.com | http://secure-web.cisco.com/1zNCu8mRRhBhtIMnmUlCUFq-H3YVbWhX8t5YHUvJRZ8rC-PEMR6C-vm-
7hb7PaiYmlgr4DuZblKfZiqSapQQdcGyYkV2uApx8uN7C1W0ndLL-
5mPsJ8qaN5hJ9ltDki6UbreEAlGHnH0mSP53yVvIiVSkU3CfomefhbTdfYnAVZRx9hbONpq6seWPyKCEVhtEsEbV1b-
oQGEjWtMdgYVb4LV86RBjhkEPXe9IIm8hG7Mg9JNHR4uRDh1WnhBfiLV4zTvp5jqAj4iTh2ekSkThk9o5qP9gWzR5mewh5OHTcOTk5yal0KzJv5Zdl
u3NkqhvbyVxMs6SprjaQEDNPqn_HRMsAoRQsYjgxWWny6TN_Ke5DTpdC4DTCJwTGSF-VhKGKi4k7LrfSDKU-
JHvptbmfz7ndi4oeU1wdItpfw46eeIiihyRq2VLoaKVMnPPE_4z/http%3A%2F%2Fwww.Venable.com  
 
************************************************************************ 
This electronic mail transmission may contain confidential or privileged information. If 
you believe you have received this message in error, please notify the sender by reply 
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transmission and delete the message without copying or disclosing it. 
************************************************************************ 
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Brian R. Dietz 
brian@dietzsurveying.net 

8119 Oakleigh Road, Parkville, Maryland  21234 

Phone: 410-661-3160, Fax 410-661-3163 

 

 

LICENSING 
 State of Maryland, Department of Labor, Licensing and Regulation 

 Board of Professional Land Surveyors: 

 License Received, January 17, 2001. Lic. #21080 

 

EDUCATION 
 

 Catonsville Community College: Baltimore, MD 

 Associated Arts Degree, Engineering-May 21, 1995 

 

CONTINUING EDUCATION 
 

 Maryland Society of Surveyors Sponsored Seminars Continuing Education Studies:  

 24 credits required every 2 years; 1997-Present, 

 Drainage design, Fundamentals of Storm Water Management and Water Quality, Control 

Networks, Baltimore City Boundary Retracements, Principals and Practices, SurCADD 

XML Training, Conveyance of Real Property, Baltimore County Land Division.  

  

 

 EXPERIENCE 

 Dietz Surveying: Baltimore, MD January 2002-Present 

   Principal and Land Surveyor performing residential and commercial surveying 

services. Including; Subdivisions, Plats to Accompany Zoning Petitions, Site Plans, 

Development Plans, Easement Plats and descriptions, Lot  Line Adjustments.  

 

  

ACTIVITIES & INTEREST 

 Past Chairman of the Howard County Chapter of the Maryland of Society of Surveyors, 2004 to 

2008 

 

 

    PUBLICATIONS 

 The Maryland Surveyor, Surveying and Maryland Law, May 2004 
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8. EAST TOWSON COMMUNITY CONSERVATION AREA 

INTRODUCTION 

The residents of East Towson have expressed their hopes and 
desires to preserve and restore this historic African American Commu­
nity. This document is a plan to remain the oldest existing communi­
ty in Towson. 

Today, East Towson is a quiet residential community with tree 
lined streets located on the eastern fringe of the Towson Town center 
(See Map 1). It enjoys many advantages due to its proximity to the 
central business district, conversely this proximity has generated 
development pressures and traffic issues related to its location. 

The original property owners were freed slaves who until 1830 
had been in service at the Hampton Mansion. The East Towson communi­
ty is the only remaining portion of the larger African American commu­
nity that from 1830 to 1960 extended as far as the York Road and 
Bosley Avenue area, in an area known as nsandy Bottom," and in North 
Towson and West Towson. The North and West Towson African American 
communities no longer exist. The newly reconstructed Mt. Olive Bap­
tist Church and church owned duplex located on the Southwest corner 
of York and Bosley are the visible reminders that the York Road com­
mercial corridor was once home to a large African American communi­
ty.! 

EAST TOWSON 
VICINITY MAP 

MAP 20 

.1 The Evening Sun, "East Towson Natives Don't Want to Quit Tranqui 1 
Homes," p. B2, October 26, 1977. 
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I ACTION PLAN 

The Baltimore County Master Plan 1989-2000 designated certain 
areas of the County as "enhancement areas." They were defined as 
"communities that have experienced a degree of phy11ical decline and 
require County action to address specific problems such as poor 
condition of public facilities and private housing stock." (p.38) 

Enhancement areas are located primarily in older areas of 
Baltimore County; some border commercial centers. 

Action plans should be developed for these enhancement areas in 
order to stabilize these residential communi ti.es, and to continue to 
make them desirable places in which to live. They should have 
priority for the use of C. I .P .. (Capital Improvement Program) funds 
for infrastructure improvements, open space acquisition, community 
services and facilities as well as for affordable housing. These 
improvements will foster civic involvement among the communities' 
current residents and may favorably influence prospective home buyers. 

DEMOGRAPHIC TRENDS 

The following chart indicates the population changes from 1970 -
1990 within the East Towson community (See Map 21). Residents repo,;-t 
that the neighborhood population is aging. 

TOTAL POPULATION 

OWNER OCCUPIED UNITS 

RENTAL UNITS 

VACANT UNITS 

1970* 

397 

53 

59 

*Data source - U.S. Census Bureau 
**Population - U.S. Cenaus Bureau 

Housing tenure is esti=ated 

1980* 

396 

55 

74 

1990** 

335 

64 

43 

4 



PROCESS 

The East Towson African American Community has developed a 
community conservation plan for this enhancement area in order to 
achieve neighborhood stabilization, redevelopment of affordable 
infill housing and adequate buffers and protection from commercial 
encroachment of the Towson- commercial core. 

A community work group comprised of East Towson property own­
ers and residents worked to develop an action plan for strengthening 
the residential community. Meetings were held often and were open to 
the public. Business owners and developers were invited to discuss 
development proposals as well as short and long-term plans, for sites 
near the community; the seven who participated by giving presenta­
tions and answering questions were, 

Baltimore County Dept. of Central Services 
Baltimore County Revenue Authority 
Baltimore Gas & Electric Company 
Daft, McCune and Walker 
Heritage Properties 
Manor Care, Incorporated 
Preferred Building Systems 

ACTION PLAN COMPONENTS 

A. LAND USE 
1. Existing Land use 

The East Towson community conservation plan comprises approx­
imately 31 acres± with the predominant land use being sin­
gle family and semi-detached dwellings and townhouses. 
Additional uses include the two churches, the St. James 
A.U.M.P. Church at 413 Jefferson Avenue and the Mt. Calvary 
A;M.E. Church at 300 Eudowood Lane and the Carver School at 
300 Lennox Avenue. These institutional uses serve as an­
chors for this community. The Elks Lodge at 411 E. Pennsyl­
vania Avenue is a fraternal organization that is an impor­
tant social organization within the community. 

Other non-residential land uses include the Baltimore Gas & 
Electric sub-station, _Cambrill's Plumbing and Heating Con­
tractor's office at 318 E. Pennsylvania Avenue and 
Technigraphics of Maryland at 398 Eudowood Lane. 

2. Proposed Land Use~ 

Development of affordable housing on vacant parcels is the 
preferred use, since neighborhood stabilization is the prima­
ry objective of this Plan. The "transitional blocks" along 
the east side of Virginia Avenue and the south aide of Penn­
sylvania should retain the RO zoning cla~sification or be 
rezoned to ROA. The existing patterns of single family or 
5emi-detached buildings should remain. 
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East Towson ·Land Us MAP 21 
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The Elks Lodge shoi1ld remain at its present location on 411 
E. Pennsylvania Avenue. Future plans to renovate or expand 
the Elks Lodge should be reviewed with the community prior 
to submittal to Baltimore County. 

Expansion and renovation of the Mt. Calvary A.M.E. Church is 
highly desirable to better serve the needs of the community. 

The Carver School should be renovated for use as a communi­
ty/recreation center. A portion of the building is used for 
a Head Start program and meeting rooms and there is an exist­
ing outdoor recreation area. A structural assessment of the 
building is necessary to determine the feasibility of a full 
conversion. 

The Baltimore Gas & Electric sub-station located in the area 
since 1952 should remain at its location on the south side 
of Pennsylvania Avenue and the west side of Railroad Ave­
nue. The Baltimore Gas & Electric Company will work with 
both the community and the Office of Planning & Zoning to 
provide better landscaping/screening around the perimeter of 
the substation. 

Technigraphics of Maryland, formerly Maryland Etching, may 
remain at its'location on Eudowood Lane. Future expansion 
plans should be reviewed with the East Towson community 
prior to their submittal to Baltimore county. In the long 
term, this site should be considered for housing as illus­
trated on the design plan on Map 24. 

B. ZONING 
1. Existing Zoning 

The use and density allowed by the existing zoning designa­
tions do not protect and preserve the remaining residential 
community. Previous Towson plans assumed that the "loop 
road" would be widened and completed and that the property 
within "the loop" would be commercially redeveloped. 

From 1971-1980, the houses on Virginia, Jefferson and Lennox 
Avenues were zoned BM-CT, Business Major with a Town-Center 
district. The remaining houses were zoned DR 16, a classifi­
cation that is more appropriate for garden apartments or 
multi-family dwellings than for single family and semi-de­
tached housing, 

In 1980, the RO (Residential Office) zone was established 
which was intended to provide a transition between commer~ 
cial and residential zones. The BM-CT designation was re­
zoned and RO put in place on the east side of Virginia 
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2. 

' 

Avenue a~d on the south side of Pennsylvania ,between Jeffer­
son and Fairmount and along Fairmount Avenue north of Penn­
sylvania Avenue. Most of the remaining residential communi­
ty was rezoned from DR 16 to DR 10.5, a category more in 
keeping with lot sizes and densities. DR 16 was retained 
for the Hendrickson Lane Apartment sites as well as the Mt. 
Calvary A.M.E. Church . 

Generally, the RO zoned parcels have not been converted to 
office uses, but have remained residential. These homes 
form a significant part of the community. There is no effec­
tive transition from the Town Center to the residential 
community. 

Since 1980, zoning patterns have remained essentially the 
same except in 1988 when the Carver School was rezoned from 
DR 10.5 to RAE 1 in an effort to redevelop the site with 
elderly housing. 

The East Towson community plan area consists of the follow­
ing zoning classifications: RO (Residential Office), DR 
10.5, (10.5 dwelling units per acre), DR 16, (16 dwelling 
units per acre) and RAE 1, (40 dwelling units per acre) and 
ML, (Manufacturing Light). (See Map 22.) 

The approximate acreage by zone is as follows: 

Zoning Classification Gros,. Acreage ±· 

RO 4.16 
DR 10.5 18.7 
DR 16 5.8 
RAE 1 1.1S 
ML 1.07 

Pro12osed Zoning 

The zoning should provide opportunities for infill housing, 
renovation/restoration of the Carver School for use as a com­
munity building, and the expansion of Mt. Calvary A.M.E. 
Church. Zoning should provide an effective transition from 
the town center to the residential community as well as sta­
bility for the residential community. Infill housing should 
be in accordance with design guidelines which will be 
developed in the Design portion of the plan. 

The following zoning changes should occur through the 1992 
Comprehensive Zoning process (See Map 23.) 
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Ex. Zoning 

l. RO 

2. RO & 
BM-CT 

3. RO 

4. RO 

s. RAE 1 

6. DR 16 

7. DR 16 

8. RO 

Prop Zonin':I 

RO ot" ROA 

DR 10.S 

DR 10.S 

RO or ROA 

DR 10.S 

DR 10.S 

DR 10.5 

RO or ROA 

Location 

e/s Virginia 
Ave., 406, -
410 Virginia 
Avenue 

n/e corner 
Towson town 
& Virginia 
(Revenue 
Authority 
Property) 

133 E. Chesa­
peake Avenue 

s/s Pennsyl­
vania Avenue 
between Fair­
mount and 
Jefferson 

s/s Lennox Ave. 
e/s Jefferson 
Carver School 

e/a Railroad 
Avenue 

s/s Eudowood 
Lane, n/s 
Hillen Road 

n/e corner 
Fairmount & 
Pennsylvania 

Rat:ionale 

To provide a better 
transition from the town 
center; Class A office 
buildings, oi:- i:-esiden-· 
tial uses desirable 

To allow for the 
construction of a semi­
detached house and 
single family house, to 
anchor this co,cner 

To be compatible with 

• 

• 

the predominant z:::1ing i!l 
the community. 

To provide a better 
transition from town 
center; Class A Office 
Buildings or residential 
uses are desirabl-~. 

To be compatible with 
the predominant zoning 
within the community. 
To allow for full use as 
a Community Center. 

To be compatible with 
the predominant zoning 
within the community 

To be compatible with 
the predominttnt z~ni~g 
within the community (Mt. 
Calvary is acquiring 
these proper~ies for 
church expansion) 

To provide a better 
transition between the 
adjacent RO zoning and 
the residential commun­
ity, Class A Office 
Buildings or residential 
uses are desirable 
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East Towson Proposed Zoning MAP 23 

"""',L.I,... A'oposed R.O. or R.O.A. 

• A'oposed DR.10.5 

-
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Technigraphics of Maryland, formerly Maryland Etching Compa­
ny, occupies the ML zoned property on Eudowood .Lane. The ML 
zoning shbuld remain in place for the present time. Howev­
er, Baltimore County Economic Development Commission and the 
Office of Planning and Zoning should assist the printing 
company in relocating to a more suitable site outside the 
East Toweon community. If this relocation occurs, rezoning 
the site to DR 10.S is appropriate. 

C. ZONING REGULATIONS 

1. Uses by Right in DR Zones 

A. Infill affordable housing is the preferred use within 
the plan area. 

1. Definition of Affordable Housing 

Affordable Housing for the East Towson community is 
defined as housing affordable to households with 
income at or below 80 percent of the Baltimore area 
median income. For a family of four that this in­
come limit would currently be $34,800. 
Affordability would generally be determined through 
the proportion of monthly income required for hous­
ing, which should not exceed 30 to 35 percent. The 
1991 income levels representing 80 percent of the 
Baltimore area median by household size are shown 
below, 

"Eighty Percent of Baltimore Are,a Median" 
~Adjusted for Bouaehold Size" 

Size Income 

1 24,350 
2 27,850 
3 31,300 
4 34,800 
s 37,600 
6 40,350 
7 43,150 
8 49,950 

The rent or eale ·· price affordable to households with 
income at or below this level varies depending on 

.. 

the type of assistance provided. Community Develop­
ment Block Grant (CDBG) loans to a nonprofit develop­
er may be applied to pre-development, land acquisi- • 
tion or construction costs to reduce housing costs. 
Buyers may also be assisted with CDBG funds for soft 
second mortgages or state funde which provide low-in-, 
tereet mortgage and/or settlement expense loans. 



B. The following uses will be permitted within the plan 
boundaries: 

l. Dwellings, including, but not limited to, one-family 
detached houses, one-family semi-detached houses, 
one-family group houses, patio houses, side-and­
back- attached houses, two-family houses, town-house 
apartment buildings (including group-house apartme~t 
buildings), garden apartment buildings, and other 
apartment buildings. 

In the case of housing for the elderly and assisted 
living facilities of fewer than four, see Section 
432. [Bill No. 36, 1988.] 

2. Local open space tracts or other common amenity open 
space. 

3. Privately sponsored day care and nursery programs, 
as an ancillary use, within housing for the elderly 
projects, as defined in Section 101 of these regula­
tions, [Bill No. 47, 1982.] 

4. Accessory uses or building!! other than those permit .. 
ted by Special Exception 

a. Swimming pools, tennis courts, garages, sheds 
b. Family child care homes for up to eight children 

in accordance with Bill 7-91. 

5. Group child care centers and nursery schools within 

a. Churches 
b. Community Buildings 
c. School Buildings 
d. Residences as a Special Exception 

C. Residential transition area (r.t.a.) definitions, uses 
and restrictions should remain in place in accordance 
with Section 1B01.1.B of the BCZR. However, r.t.a. 
standards may be relaxed for affordable infill housing 
by the County Review Group (CRG) or equivalent hearing 
officer. Section 1B01.1.B.l.c. exceptions to residen­
tial transition area may need to be amended. 

l. A community input meeting must be held and the Com­
patibility/Design Review Process must occur prior to 
the granting of relief from r. t. a. .standards. 
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June 21, 2023 

NOTICE OF ASSIGNMENT 

IN THE MATTER OF:  Preston R. Tooks, III 
379 Hillen Road 

23-051-A 9th Election District; 6th Council District 

Re: Petition for Variance relief from BCZR §1B02.3.C.1 to permit a minimum side yard setback 
of 5 ft. in lieu of the required 10 ft. and 25 ft. 

5/10/23 Opinion and Order of the Administrative Law Judge wherein the Petition for Variance was 
DENIED. 

ASSIGNED FOR: AUGUST 9, 2023, AT 10:00 A.M. 

The above scheduled hearing will be held remotely using WebEx for audio and video 
participation.  Call-in information and a link to the hearing will be posted on our 
web calendar at www.baltimorecountymd.gov/departments/appeals the night 
before. 

A complete set of exhibits must be emailed at least 48 hours before the 
hearing to appealsboard@baltimorecountymd.gov in a format that 
complies with MDEC (Maryland Electronic Court) standards.   

NOTICE: 
• This appeal is an evidentiary hearing. Parties should consider the advisability of retaining an attorney.
• Please refer to the Board’s Rules of Practice & Procedure, Appendix B, Baltimore County Code.
• No postponements will be granted without sufficient reasons; said requests must be in writing and in

compliance with Rule 2(b) of the Board’s Rules.  No postponements will be granted within 15 days of
scheduled hearing date unless in full compliance with Rule 2(c).

• If you require special accommodations, please contact this office at least one week prior to hearing date.

If you do not have access to a computer or smart device, please contact our office for the call-in 
information the day before the scheduled hearing.  

Krysundra Cannington 
Legal Administrative Secretary 



Notice of Assignment 
In the matter of: Preston Tooks, III 
Case number: 23-051-A 
June 21, 2023 
Page 2 

c. Counsel for Petitioner/Appellant : Adam M. Rosenblatt, Esquire 
Petitioner/Appellant : Preston Tooks, III 

Office of People’s Counsel 
Paul M. Mayhew, Managing Administrative Law Judge 
Stephen Lafferty, Director/Department of Planning 
C. Pete Gutwald, Director/PAI
James R. Benjamin, Jr., County Attorney/Office of Law











































































































RE: PETITION FOR VARIANCE * BEFORE THE OFFICE 
       6912 Bellona Avenue; SW/S of Bellona Avenue,  
 73.91’ SE Stevenson Lane * OF ADMINSTRATIVE 
  9th Election & 6th Councilmanic Districts 
  Legal Owner(s): David Trebing Trustee * HEARINGS FOR 
    
   * BALTIMORE COUNTY 
 
   * 2023-048-A 
 
* * * * * * * * * * * * *  

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. 
 
 
 
       Peter Max Zimmerman/rmw 
       PETER MAX ZIMMERMAN 
       People’s Counsel for Baltimore County 
 
       Carole S. Demilio /rmw        
       CAROLE S. DEMILIO 
       Deputy People’s Counsel 
       Jefferson Building, Suite 204 
       105 West Chesapeake Avenue 
       Towson, MD  21204 
       (410)  887-2188 
 

CERTIFICATE OF SERVICE 
 
 I HEREBY CERTIFY that on this 13th day of  March, 2023, a copy of the foregoing 

Entry of Appearance was emailed to Tom Gamper, AIA, SM+P Architects, 1100 Cathedral 

Street, Baltimore, MD 21201, tgamper@smp-architects.com , Representative for Petitioner(s). 

 
       Peter Max Zimmerman/rmw 
       PETER MAX ZIMMERMAN 
       People’s Counsel for Baltimore County 
 

mailto:tgamper@smp-architects.com


RE: PETITION FOR SPECIAL HEARING * BEFORE THE OFFICE 
       AND VARIANCE  
 934 Thompson Blvd; SW/S of Thompson Blvd* OF ADMINSTRATIVE 
  794’ SE of Sandalwood Road 
  15th Election & 7th Councilmanic Districts * HEARINGS FOR 
  Legal Owner(s): Stanley & Wanda Wolinski  
                                        Petitioner(s) * BALTIMORE COUNTY 
         
   * 2023-050-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. 
 
 
 
       Peter Max Zimmerman/rmw 
       PETER MAX ZIMMERMAN 
       People’s Counsel for Baltimore County 
 
       Carole S. Demilio /rmw        
       CAROLE S. DEMILIO 
       Deputy People’s Counsel 
       Jefferson Building, Suite 204 
       105 West Chesapeake Avenue 
       Towson, MD  21204 
       (410)  887-2188 
 

CERTIFICATE OF SERVICE 
 
 I HEREBY CERTIFY that on this 13th  day of  March, 2023, a copy of the foregoing 

Entry of Appearance was emailed to J.S. Dallas, J.S. Dallas, Inc., P.O. Box 26, Baldwin, 

Maryland  21013, jsdinc@aol.com , Representative for Petitioner(s). 

 
       Peter Max Zimmerman/rmw 
       PETER MAX ZIMMERMAN 
       People’s Counsel for Baltimore County 
 

mailto:jsdinc@aol.com


RE: PETITION FOR VARIANCE * BEFORE THE OFFICE 
       379 Hillen Road; Corner of NE/S of Hillen  
 Road, NW/S of Hendrickson Lane * OF ADMINSTRATIVE 
  9th Election & 6th Councilmanic Districts 
  Legal Owner(s): Preston R. Tooks, III * HEARINGS FOR 
                                           Petitioner(s) 
   * BALTIMORE COUNTY 
 
   * 2023-051-A 
 
* * * * * * * * * * * * *  

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. 
 
 
 
       Peter Max Zimmerman/rmw 
       PETER MAX ZIMMERMAN 
       People’s Counsel for Baltimore County 
 
       Carole S. Demilio /rmw        
       CAROLE S. DEMILIO 
       Deputy People’s Counsel 
       Jefferson Building, Suite 204 
       105 West Chesapeake Avenue 
       Towson, MD  21204 
       (410)  887-2188 
 

CERTIFICATE OF SERVICE 
 
 I HEREBY CERTIFY that on this 13th  day of  March, 2023, a copy of the foregoing 

Entry of Appearance was emailed to Adam Rosenblatt, Esquire, 210 W. Pennsylvania Avenue, 

Suite 500, Towson, Maryland  21204, amrosenblatt@venable.com , Attorney for Petitioner(s). 

 
       Peter Max Zimmerman/rmw 
       PETER MAX ZIMMERMAN 
       People’s Counsel for Baltimore County 
 

mailto:amrosenblatt@venable.com


RE: PETITION FOR VARIANCE * BEFORE THE OFFICE 
       Courts of Hidden Waters (Lots 9-15 & 17-23);   
 (2-8 Popular Spring Rd, 22-28 Hidden Waters * OF ADMINSTRATIVE 
  Way); Property located beginning at point on the 
  W/S of Hidden Waters Way, 850' N of Old Ct * HEARINGS FOR 
  3rd Election & 2nd Councilmanic Districts   
  Legal Owner(s): Caruso Builder Hidden * BALTIMORE COUNTY 
  Waters, LLC by Ed Levendusky, Rep. 
                                  Petitioner(s) * 2023-052-A 
 
* * * * * * * * * * * * *  

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. 
 
 
 
       Peter Max Zimmerman/rmw 
       PETER MAX ZIMMERMAN 
       People’s Counsel for Baltimore County 
 
       Carole S. Demilio /rmw        
       CAROLE S. DEMILIO 
       Deputy People’s Counsel 
       Jefferson Building, Suite 204 
       105 West Chesapeake Avenue 
       Towson, MD  21204 
       (410)  887-2188 
 

CERTIFICATE OF SERVICE 
 
 I HEREBY CERTIFY that on this 13th  day of  March, 2023, a copy of the foregoing 

Entry of Appearance was emailed to Jason Vettori, Esquire, 600 Washington Avenue, Suite 200, 

Towson, Maryland  21204, jvettori@sgs-law.com, Attorney for Petitioner(s). 

 
       Peter Max Zimmerman/rmw 
       PETER MAX ZIMMERMAN 
       People’s Counsel for Baltimore County 
 

mailto:jvettori@sgs-law.com




RE: PETITION FOR VARIANCE * BEFORE THE OFFICE 
       6912 Bellona Avenue; SW/S of Bellona Avenue,  
 73.91’ SE Stevenson Lane * OF ADMINSTRATIVE 
  9th Election & 6th Councilmanic Districts 
  Legal Owner(s): David Trebing Trustee * HEARINGS FOR 
    
   * BALTIMORE COUNTY 
 
   * 2023-048-A 
 
* * * * * * * * * * * * *  

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. 
 
 
 
       Peter Max Zimmerman/rmw 
       PETER MAX ZIMMERMAN 
       People’s Counsel for Baltimore County 
 
       Carole S. Demilio /rmw        
       CAROLE S. DEMILIO 
       Deputy People’s Counsel 
       Jefferson Building, Suite 204 
       105 West Chesapeake Avenue 
       Towson, MD  21204 
       (410)  887-2188 
 

CERTIFICATE OF SERVICE 
 
 I HEREBY CERTIFY that on this 13th day of  March, 2023, a copy of the foregoing 

Entry of Appearance was emailed to Tom Gamper, AIA, SM+P Architects, 1100 Cathedral 

Street, Baltimore, MD 21201, tgamper@smp-architects.com , Representative for Petitioner(s). 

 
       Peter Max Zimmerman/rmw 
       PETER MAX ZIMMERMAN 
       People’s Counsel for Baltimore County 
 

mailto:tgamper@smp-architects.com


RE: PETITION FOR SPECIAL HEARING * BEFORE THE OFFICE 
       AND VARIANCE  
 934 Thompson Blvd; SW/S of Thompson Blvd* OF ADMINSTRATIVE 
  794’ SE of Sandalwood Road 
  15th Election & 7th Councilmanic Districts * HEARINGS FOR 
  Legal Owner(s): Stanley & Wanda Wolinski  
                                        Petitioner(s) * BALTIMORE COUNTY 
         
   * 2023-050-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. 
 
 
 
       Peter Max Zimmerman/rmw 
       PETER MAX ZIMMERMAN 
       People’s Counsel for Baltimore County 
 
       Carole S. Demilio /rmw        
       CAROLE S. DEMILIO 
       Deputy People’s Counsel 
       Jefferson Building, Suite 204 
       105 West Chesapeake Avenue 
       Towson, MD  21204 
       (410)  887-2188 
 

CERTIFICATE OF SERVICE 
 
 I HEREBY CERTIFY that on this 13th  day of  March, 2023, a copy of the foregoing 

Entry of Appearance was emailed to J.S. Dallas, J.S. Dallas, Inc., P.O. Box 26, Baldwin, 

Maryland  21013, jsdinc@aol.com , Representative for Petitioner(s). 

 
       Peter Max Zimmerman/rmw 
       PETER MAX ZIMMERMAN 
       People’s Counsel for Baltimore County 
 

mailto:jsdinc@aol.com


RE: PETITION FOR VARIANCE * BEFORE THE OFFICE 
       379 Hillen Road; Corner of NE/S of Hillen  
 Road, NW/S of Hendrickson Lane * OF ADMINSTRATIVE 
  9th Election & 6th Councilmanic Districts 
  Legal Owner(s): Preston R. Tooks, III * HEARINGS FOR 
                                           Petitioner(s) 
   * BALTIMORE COUNTY 
 
   * 2023-051-A 
 
* * * * * * * * * * * * *  

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. 
 
 
 
       Peter Max Zimmerman/rmw 
       PETER MAX ZIMMERMAN 
       People’s Counsel for Baltimore County 
 
       Carole S. Demilio /rmw        
       CAROLE S. DEMILIO 
       Deputy People’s Counsel 
       Jefferson Building, Suite 204 
       105 West Chesapeake Avenue 
       Towson, MD  21204 
       (410)  887-2188 
 

CERTIFICATE OF SERVICE 
 
 I HEREBY CERTIFY that on this 13th  day of  March, 2023, a copy of the foregoing 

Entry of Appearance was emailed to Adam Rosenblatt, Esquire, 210 W. Pennsylvania Avenue, 

Suite 500, Towson, Maryland  21204, amrosenblatt@venable.com , Attorney for Petitioner(s). 

 
       Peter Max Zimmerman/rmw 
       PETER MAX ZIMMERMAN 
       People’s Counsel for Baltimore County 
 

mailto:amrosenblatt@venable.com


RE: PETITION FOR VARIANCE * BEFORE THE OFFICE 
       Courts of Hidden Waters (Lots 9-15 & 17-23);   
 (2-8 Popular Spring Rd, 22-28 Hidden Waters * OF ADMINSTRATIVE 
  Way); Property located beginning at point on the 
  W/S of Hidden Waters Way, 850' N of Old Ct * HEARINGS FOR 
  3rd Election & 2nd Councilmanic Districts   
  Legal Owner(s): Caruso Builder Hidden * BALTIMORE COUNTY 
  Waters, LLC by Ed Levendusky, Rep. 
                                  Petitioner(s) * 2023-052-A 
 
* * * * * * * * * * * * *  

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. 
 
 
 
       Peter Max Zimmerman/rmw 
       PETER MAX ZIMMERMAN 
       People’s Counsel for Baltimore County 
 
       Carole S. Demilio /rmw        
       CAROLE S. DEMILIO 
       Deputy People’s Counsel 
       Jefferson Building, Suite 204 
       105 West Chesapeake Avenue 
       Towson, MD  21204 
       (410)  887-2188 
 

CERTIFICATE OF SERVICE 
 
 I HEREBY CERTIFY that on this 13th  day of  March, 2023, a copy of the foregoing 

Entry of Appearance was emailed to Jason Vettori, Esquire, 600 Washington Avenue, Suite 200, 

Towson, Maryland  21204, jvettori@sgs-law.com, Attorney for Petitioner(s). 

 
       Peter Max Zimmerman/rmw 
       PETER MAX ZIMMERMAN 
       People’s Counsel for Baltimore County 
 

mailto:jvettori@sgs-law.com
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BALTIMORE COUNTY, MARYLAND 

 
Inter-Office Correspondence 

 

 
 

TO:  Hon. Paul M. Mayhew; Managing Administrative Law Judge 
Office of Administrative Hearings 

 
FROM: Jeff Livingston, Department of Environmental Protection and 

Sustainability (EPS) - Development Coordination 
 
DATE:  March 17, 2023 
 
SUBJECT:  DEPS Comment for Zoning Item # 2023-0051-A 
            Address: 379 Hillen Rd.    
    Legal Owner:   Preston R. Tooks, III  
 

Zoning Advisory Committee Meeting of March 20, 2023. 
 

X The Department of Environmental Protection and Sustainability has no 
 comment on the above-referenced zoning item. 
 

 
Additional Comments: 

 
 

Reviewer: Earl D. Wrenn   
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Brian R. Dietz 
brian@dietzsurveying.net 

8119 Oakleigh Road, Parkville, Maryland  21234 

Phone: 410-661-3160, Fax 410-661-3163 

 

 

LICENSING 
 State of Maryland, Department of Labor, Licensing and Regulation 

 Board of Professional Land Surveyors: 

 License Received, January 17, 2001. Lic. #21080 

 

EDUCATION 
 

 Catonsville Community College: Baltimore, MD 

 Associated Arts Degree, Engineering-May 21, 1995 

 

CONTINUING EDUCATION 
 

 Maryland Society of Surveyors Sponsored Seminars Continuing Education Studies:  

 24 credits required every 2 years; 1997-Present, 

 Drainage design, Fundamentals of Storm Water Management and Water Quality, Control 

Networks, Baltimore City Boundary Retracements, Principals and Practices, SurCADD 

XML Training, Conveyance of Real Property, Baltimore County Land Division.  

  

 

 EXPERIENCE 

 Dietz Surveying: Baltimore, MD January 2002-Present 

   Principal and Land Surveyor performing residential and commercial surveying 

services. Including; Subdivisions, Plats to Accompany Zoning Petitions, Site Plans, 

Development Plans, Easement Plats and descriptions, Lot  Line Adjustments.  

 

  

ACTIVITIES & INTEREST 

 Past Chairman of the Howard County Chapter of the Maryland of Society of Surveyors, 2004 to 

2008 

 

 

    PUBLICATIONS 

 The Maryland Surveyor, Surveying and Maryland Law, May 2004 
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8. EAST TOWSON COMMUNITY CONSERVATION AREA 

INTRODUCTION 

The residents of East Towson have expressed their hopes and 
desires to preserve and restore this historic African American Commu­
nity. This document is a plan to remain the oldest existing communi­
ty in Towson. 

Today, East Towson is a quiet residential community with tree 
lined streets located on the eastern fringe of the Towson Town center 
(See Map 1). It enjoys many advantages due to its proximity to the 
central business district, conversely this proximity has generated 
development pressures and traffic issues related to its location. 

The original property owners were freed slaves who until 1830 
had been in service at the Hampton Mansion. The East Towson communi­
ty is the only remaining portion of the larger African American commu­
nity that from 1830 to 1960 extended as far as the York Road and 
Bosley Avenue area, in an area known as nsandy Bottom," and in North 
Towson and West Towson. The North and West Towson African American 
communities no longer exist. The newly reconstructed Mt. Olive Bap­
tist Church and church owned duplex located on the Southwest corner 
of York and Bosley are the visible reminders that the York Road com­
mercial corridor was once home to a large African American communi­
ty.! 

EAST TOWSON 
VICINITY MAP 

MAP 20 

.1 The Evening Sun, "East Towson Natives Don't Want to Quit Tranqui 1 
Homes," p. B2, October 26, 1977. 
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I ACTION PLAN 

The Baltimore County Master Plan 1989-2000 designated certain 
areas of the County as "enhancement areas." They were defined as 
"communities that have experienced a degree of phy11ical decline and 
require County action to address specific problems such as poor 
condition of public facilities and private housing stock." (p.38) 

Enhancement areas are located primarily in older areas of 
Baltimore County; some border commercial centers. 

Action plans should be developed for these enhancement areas in 
order to stabilize these residential communi ti.es, and to continue to 
make them desirable places in which to live. They should have 
priority for the use of C. I .P .. (Capital Improvement Program) funds 
for infrastructure improvements, open space acquisition, community 
services and facilities as well as for affordable housing. These 
improvements will foster civic involvement among the communities' 
current residents and may favorably influence prospective home buyers. 

DEMOGRAPHIC TRENDS 

The following chart indicates the population changes from 1970 -
1990 within the East Towson community (See Map 21). Residents repo,;-t 
that the neighborhood population is aging. 

TOTAL POPULATION 

OWNER OCCUPIED UNITS 

RENTAL UNITS 

VACANT UNITS 

1970* 

397 

53 

59 

*Data source - U.S. Census Bureau 
**Population - U.S. Cenaus Bureau 

Housing tenure is esti=ated 

1980* 

396 

55 

74 

1990** 

335 

64 

43 

4 



PROCESS 

The East Towson African American Community has developed a 
community conservation plan for this enhancement area in order to 
achieve neighborhood stabilization, redevelopment of affordable 
infill housing and adequate buffers and protection from commercial 
encroachment of the Towson- commercial core. 

A community work group comprised of East Towson property own­
ers and residents worked to develop an action plan for strengthening 
the residential community. Meetings were held often and were open to 
the public. Business owners and developers were invited to discuss 
development proposals as well as short and long-term plans, for sites 
near the community; the seven who participated by giving presenta­
tions and answering questions were, 

Baltimore County Dept. of Central Services 
Baltimore County Revenue Authority 
Baltimore Gas & Electric Company 
Daft, McCune and Walker 
Heritage Properties 
Manor Care, Incorporated 
Preferred Building Systems 

ACTION PLAN COMPONENTS 

A. LAND USE 
1. Existing Land use 

The East Towson community conservation plan comprises approx­
imately 31 acres± with the predominant land use being sin­
gle family and semi-detached dwellings and townhouses. 
Additional uses include the two churches, the St. James 
A.U.M.P. Church at 413 Jefferson Avenue and the Mt. Calvary 
A;M.E. Church at 300 Eudowood Lane and the Carver School at 
300 Lennox Avenue. These institutional uses serve as an­
chors for this community. The Elks Lodge at 411 E. Pennsyl­
vania Avenue is a fraternal organization that is an impor­
tant social organization within the community. 

Other non-residential land uses include the Baltimore Gas & 
Electric sub-station, _Cambrill's Plumbing and Heating Con­
tractor's office at 318 E. Pennsylvania Avenue and 
Technigraphics of Maryland at 398 Eudowood Lane. 

2. Proposed Land Use~ 

Development of affordable housing on vacant parcels is the 
preferred use, since neighborhood stabilization is the prima­
ry objective of this Plan. The "transitional blocks" along 
the east side of Virginia Avenue and the south aide of Penn­
sylvania should retain the RO zoning cla~sification or be 
rezoned to ROA. The existing patterns of single family or 
5emi-detached buildings should remain. 
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East Towson ·Land Us MAP 21 

.. --·,--~- I 
: : --.. 

u .. /6 
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North 

, __ _...., EAST TOWSON COMMUNITY BOUNDARY 

OWNER OCCUPIED HOUSING --1 I RESIDENTIAL, NOT OWNER OCCUPIED 

!11!1!111111 NON RESIDENTIAL 
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, 

The Elks Lodge shoi1ld remain at its present location on 411 
E. Pennsylvania Avenue. Future plans to renovate or expand 
the Elks Lodge should be reviewed with the community prior 
to submittal to Baltimore County. 

Expansion and renovation of the Mt. Calvary A.M.E. Church is 
highly desirable to better serve the needs of the community. 

The Carver School should be renovated for use as a communi­
ty/recreation center. A portion of the building is used for 
a Head Start program and meeting rooms and there is an exist­
ing outdoor recreation area. A structural assessment of the 
building is necessary to determine the feasibility of a full 
conversion. 

The Baltimore Gas & Electric sub-station located in the area 
since 1952 should remain at its location on the south side 
of Pennsylvania Avenue and the west side of Railroad Ave­
nue. The Baltimore Gas & Electric Company will work with 
both the community and the Office of Planning & Zoning to 
provide better landscaping/screening around the perimeter of 
the substation. 

Technigraphics of Maryland, formerly Maryland Etching, may 
remain at its'location on Eudowood Lane. Future expansion 
plans should be reviewed with the East Towson community 
prior to their submittal to Baltimore county. In the long 
term, this site should be considered for housing as illus­
trated on the design plan on Map 24. 

B. ZONING 
1. Existing Zoning 

The use and density allowed by the existing zoning designa­
tions do not protect and preserve the remaining residential 
community. Previous Towson plans assumed that the "loop 
road" would be widened and completed and that the property 
within "the loop" would be commercially redeveloped. 

From 1971-1980, the houses on Virginia, Jefferson and Lennox 
Avenues were zoned BM-CT, Business Major with a Town-Center 
district. The remaining houses were zoned DR 16, a classifi­
cation that is more appropriate for garden apartments or 
multi-family dwellings than for single family and semi-de­
tached housing, 

In 1980, the RO (Residential Office) zone was established 
which was intended to provide a transition between commer~ 
cial and residential zones. The BM-CT designation was re­
zoned and RO put in place on the east side of Virginia 
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East T wson Existing Zoning MA? 22 
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2. 

' 

Avenue a~d on the south side of Pennsylvania ,between Jeffer­
son and Fairmount and along Fairmount Avenue north of Penn­
sylvania Avenue. Most of the remaining residential communi­
ty was rezoned from DR 16 to DR 10.5, a category more in 
keeping with lot sizes and densities. DR 16 was retained 
for the Hendrickson Lane Apartment sites as well as the Mt. 
Calvary A.M.E. Church . 

Generally, the RO zoned parcels have not been converted to 
office uses, but have remained residential. These homes 
form a significant part of the community. There is no effec­
tive transition from the Town Center to the residential 
community. 

Since 1980, zoning patterns have remained essentially the 
same except in 1988 when the Carver School was rezoned from 
DR 10.5 to RAE 1 in an effort to redevelop the site with 
elderly housing. 

The East Towson community plan area consists of the follow­
ing zoning classifications: RO (Residential Office), DR 
10.5, (10.5 dwelling units per acre), DR 16, (16 dwelling 
units per acre) and RAE 1, (40 dwelling units per acre) and 
ML, (Manufacturing Light). (See Map 22.) 

The approximate acreage by zone is as follows: 

Zoning Classification Gros,. Acreage ±· 

RO 4.16 
DR 10.5 18.7 
DR 16 5.8 
RAE 1 1.1S 
ML 1.07 

Pro12osed Zoning 

The zoning should provide opportunities for infill housing, 
renovation/restoration of the Carver School for use as a com­
munity building, and the expansion of Mt. Calvary A.M.E. 
Church. Zoning should provide an effective transition from 
the town center to the residential community as well as sta­
bility for the residential community. Infill housing should 
be in accordance with design guidelines which will be 
developed in the Design portion of the plan. 

The following zoning changes should occur through the 1992 
Comprehensive Zoning process (See Map 23.) 
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Ex. Zoning 

l. RO 

2. RO & 
BM-CT 

3. RO 

4. RO 

s. RAE 1 

6. DR 16 

7. DR 16 

8. RO 

Prop Zonin':I 

RO ot" ROA 

DR 10.S 

DR 10.S 

RO or ROA 

DR 10.S 

DR 10.S 

DR 10.5 

RO or ROA 

Location 

e/s Virginia 
Ave., 406, -
410 Virginia 
Avenue 

n/e corner 
Towson town 
& Virginia 
(Revenue 
Authority 
Property) 

133 E. Chesa­
peake Avenue 

s/s Pennsyl­
vania Avenue 
between Fair­
mount and 
Jefferson 

s/s Lennox Ave. 
e/s Jefferson 
Carver School 

e/a Railroad 
Avenue 

s/s Eudowood 
Lane, n/s 
Hillen Road 

n/e corner 
Fairmount & 
Pennsylvania 

Rat:ionale 

To provide a better 
transition from the town 
center; Class A office 
buildings, oi:- i:-esiden-· 
tial uses desirable 

To allow for the 
construction of a semi­
detached house and 
single family house, to 
anchor this co,cner 

To be compatible with 

• 

• 

the predominant z:::1ing i!l 
the community. 

To provide a better 
transition from town 
center; Class A Office 
Buildings or residential 
uses are desirabl-~. 

To be compatible with 
the predominant zoning 
within the community. 
To allow for full use as 
a Community Center. 

To be compatible with 
the predominant zoning 
within the community 

To be compatible with 
the predominttnt z~ni~g 
within the community (Mt. 
Calvary is acquiring 
these proper~ies for 
church expansion) 

To provide a better 
transition between the 
adjacent RO zoning and 
the residential commun­
ity, Class A Office 
Buildings or residential 
uses are desirable 
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East Towson Proposed Zoning MAP 23 

"""',L.I,... A'oposed R.O. or R.O.A. 

• A'oposed DR.10.5 

-
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Technigraphics of Maryland, formerly Maryland Etching Compa­
ny, occupies the ML zoned property on Eudowood .Lane. The ML 
zoning shbuld remain in place for the present time. Howev­
er, Baltimore County Economic Development Commission and the 
Office of Planning and Zoning should assist the printing 
company in relocating to a more suitable site outside the 
East Toweon community. If this relocation occurs, rezoning 
the site to DR 10.S is appropriate. 

C. ZONING REGULATIONS 

1. Uses by Right in DR Zones 

A. Infill affordable housing is the preferred use within 
the plan area. 

1. Definition of Affordable Housing 

Affordable Housing for the East Towson community is 
defined as housing affordable to households with 
income at or below 80 percent of the Baltimore area 
median income. For a family of four that this in­
come limit would currently be $34,800. 
Affordability would generally be determined through 
the proportion of monthly income required for hous­
ing, which should not exceed 30 to 35 percent. The 
1991 income levels representing 80 percent of the 
Baltimore area median by household size are shown 
below, 

"Eighty Percent of Baltimore Are,a Median" 
~Adjusted for Bouaehold Size" 

Size Income 

1 24,350 
2 27,850 
3 31,300 
4 34,800 
s 37,600 
6 40,350 
7 43,150 
8 49,950 

The rent or eale ·· price affordable to households with 
income at or below this level varies depending on 

.. 

the type of assistance provided. Community Develop­
ment Block Grant (CDBG) loans to a nonprofit develop­
er may be applied to pre-development, land acquisi- • 
tion or construction costs to reduce housing costs. 
Buyers may also be assisted with CDBG funds for soft 
second mortgages or state funde which provide low-in-, 
tereet mortgage and/or settlement expense loans. 



B. The following uses will be permitted within the plan 
boundaries: 

l. Dwellings, including, but not limited to, one-family 
detached houses, one-family semi-detached houses, 
one-family group houses, patio houses, side-and­
back- attached houses, two-family houses, town-house 
apartment buildings (including group-house apartme~t 
buildings), garden apartment buildings, and other 
apartment buildings. 

In the case of housing for the elderly and assisted 
living facilities of fewer than four, see Section 
432. [Bill No. 36, 1988.] 

2. Local open space tracts or other common amenity open 
space. 

3. Privately sponsored day care and nursery programs, 
as an ancillary use, within housing for the elderly 
projects, as defined in Section 101 of these regula­
tions, [Bill No. 47, 1982.] 

4. Accessory uses or building!! other than those permit .. 
ted by Special Exception 

a. Swimming pools, tennis courts, garages, sheds 
b. Family child care homes for up to eight children 

in accordance with Bill 7-91. 

5. Group child care centers and nursery schools within 

a. Churches 
b. Community Buildings 
c. School Buildings 
d. Residences as a Special Exception 

C. Residential transition area (r.t.a.) definitions, uses 
and restrictions should remain in place in accordance 
with Section 1B01.1.B of the BCZR. However, r.t.a. 
standards may be relaxed for affordable infill housing 
by the County Review Group (CRG) or equivalent hearing 
officer. Section 1B01.1.B.l.c. exceptions to residen­
tial transition area may need to be amended. 

l. A community input meeting must be held and the Com­
patibility/Design Review Process must occur prior to 
the granting of relief from r. t. a. .standards. 
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