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IN RE: PETITION FOR SPECIAL EXCEPTION* 
(1735-1737 E. Joppa Road) 
9th Election District 
6th Council District 
Mo's Joppa Road, LLC 

Legal Owner 
Craig Micelli, Lessee 

Petitioners 

* * * 

* 

* 

* 

* * * 

BEFORE THE 

OFFICE OF 

ADMINISTRATIVE HEARINGS 

FOR BALTIMORE COUNTY 

Case No. 2023-0201-X 

* * * * * 

OPINION AND ORDER 

This matter comes before the Office of Administrative Hearings ("OAH") for consideration 

of a Petition for Special Exception filed on behalf of Mo's J_oppa Road, LLC legal owner and Craig 

Micelli, lessee (-"Petitioners") for the property at 173 5-173 7 E. Joppa Road, Towson. The Special 

Exception petition was filed per the Baltimore County Zoning Regulation ("BCZR") §§ 233 .3 and 

436 to allow Paul Bryant, Contract Purchaser, to become the new operator for the existing pawn 

shop located at 1735 E. Joppa Road. (See Zoning Case 2005-0297-X, Condition #6); and for any 

other and further relief as may be deemed necessary by the Administrative Law Judge for 

Baltimore County. 

A public WebEx hearing was conducted virtually in lieu of an in-person hearing. The 

Petition was properly advertised and posted. A Zoning Advisory Committee ("ZAC") comment 

was received from the Department of Planning ("DOP"). They did not oppose the requested relief, 

subject to proposed conditions, some of which will be incorporated into the Order. 

The Petitioner and curr~nt owner, Craig Miceli, and the Contract Purchaser, Paul Bryant, 

attended the hearing ·in support of the Petition. They were represented by Neil Lanzi, Esquire and 

Andrew Mello, Esquire, respectively. Don Hicks, the civil engineer who prepared the redlined 

site plan (Petitioner's Exh. 1), and Bruce E. Doak, a licensed surveyor, also attended the hearing 



on behalf of the Petitioner. Also in attendance was Nicholas Linehan, President of the Loch Raven 

Community Association. 

Mr. Lanzi presented Petitioner's case by way of proffer and direct testimony. The material 

facts presented are as follows. The subject property is located on the south side of East Joppa Road 

in Loch Raven. It is approximately 1.3 0 acres and is zoned BM. The building on site houses the 

subject jewelry and pawn business as well as an automobile shop and related automotive supply 

businesses. Mr. Miceli was granted a special exception to operate this business in Case No. 05-

297-X. The Order in that case placed the following six conditions on that approval: 

I. Signage will not indicate the word "pawn" or display the three-ball symbol for 

pawn, but rather will show "P0pular Jewelry and Loan"; 

2. Security grates protecting the windows will be located on the inside of the building' 

3. There will be no sale of weapons including, guns, firearms, etc.; 

4. The interior layout of the store will emphasize the sale of jewelry, as compared to 

the sale of pawned items, by displaying jewelry and high value items in the front portion of the 

store and having pawned items such as tools and equipment in the rear; 

5. The dumpster will not be serviced after 10 p.m. or before 6 a.m.; 

6. The special exception will not run with the land but rather with this Petitioner such 

that should the Petitioner sell the license, the new operator will be required to apply for a special 

exception unless the new operator is an employee of the Petitioner and has worked in the store for 

more than six months. In the latter case, the Special Exception will run with the new owner who 

will not be required to apply for a special exception. 

Condition 6 has now come into play because the Petitioner, Mr. Miceli, has entered a 

conditional agreement to sell the business to Mr. Bryant, subject to the grant of the continuing 



special exception relief. Mr. Miceli explained that he has owned the business for the last 18 years 

and that the day-to-day operations have been overseen by the store manager, Kevin Engel. He and 

Mr. Bryant both confmned that Engel and the rest of the existing staff would remain in place for 

the foreseeable future. The business will continue to operate as Poplar Jewelry and Pawn. Bryant 

explained that he resides primarily in Texas and has numerous jewelry/pawn shops throughout the 

southeastern United States. Mr. Miceli testified that he initially spent approximately $250,000 on 

site and building improvements and that the business has at all times operated in accordance with 

the conditions listed above. Mr. Linehan from the Community Association confirmed that this 

business has been an asset for the neighborhood and has always been responsive to any issues the 

community has raised. On behalf of the Petitioner he voiced support for the requested extension 

of this special exception use provided that the existing Conditions 1 thru 5 remain in force. He 

explained that he does not believe that Condition 6 is necessary if the other conditions remain in 

effect. He voiced confidence that there would be continuity in the business' operations and 

management. Finally, he testified that he and Mr. Lanzi had agreed that as a condition of approval 

that Poplar Jewelry would have no more that 10% of its window area devoted to advertising. 

Mr. Lanzi submitted letters of recommendation from the Baltimore County Police 

Department and the Maryland Department of Labor and Licensing attesting that Poplar Jewelry 

and Pawn has always operated in accordance with all laws and regulations. (Petitioner's Exhibits 

SA and 5B). Mr. Doak was accepted as an expert in the Baltimore County Zoning Regulations 

("BCZR"). He submitted a series of photo graphs of the building and surrounding area. (Petitioner's 

Exhibit 4). He expla.ined that this business is quite compatible with the wide range of other small 

businesses along this stretch of East Joppa Road. He explained that he visited the site on a couple 

occasions and verified that all the Conditions in the original Order are being strictly complied with. 



He testified that in his opinion this special exception use satisfies all the requirements ofBCZR § 

502.1. 

SPECIAL EXCEPTION 

Under Maryland law, a special exception use enjoys a presumption that it is in the interest 

of the general welfare, and therefore, valid. Schultz v. Pritts, 291 Md. 1 (1981). The Schultz 

standard was revisited in Attar v. DMS Tollgate, LLC, 451 Md. 272 (2017), where the court of 

appeals discussed the nature of the evidentiary presumption in special exception cases. The court 

again emphasized a special exception is properly denied only when there are facts and 

circumstances showing that the adverse impacts of the use at the particular location in question 

would be above and beyond those inherently associated with the special exception use. 

Based on the record evidence, including the testimony and exhibits, I find that the special 

exception relief should be granted. Specifically, I find that this business has been an asset to the 

neighborhood and that it has faithfully conformed with all the conditions imposed in the original 

Order. I further find that Mr. Bryant will continue to ensure that the business will continue to be 

operated within these constricts and under responsible management. In sum, I find that the impacts 

of this jewelry and pawn business at this location will be no greater than the impacts inherent to 

this business use, especially given the Conditions imposed below. 

THEREFORE, IT IS ORDERED this 8th day of November, 2023, by this Administrative 

Law Judge, that the Petition for Special Exception pursuant to the BCZR §§ 233.3 and 436, to 

allow Paul Bryant, Contract Purchaser, to become the new operator for the existing pawn shop 

located at 1735 E. Joppa Road is hereby GRANTED. 



The relief granted herein shall be subject to the following: 

1. Signage will not indicate the word "pawn" or display the three-ball symbol for 

pawn, but rather will show "Popular Jewelry and Loan"; 

2. Security grates protecting the windows will be located on the inside of the building' 

3. There will be no sale of weapons including, guns, firearms, etc.; 

4. The interior layout of the store will emphasize the sale of jewelry, as compared to 

the sale of pawned items, by displaying jewelry and high value items in the front portion of the 

store and having pawned items such as tools and equipment in the rear; 

5. The dumpster will not be serviced after 10 p.m. or before 6 a.m.; 

6. No more than 10% of the window area of the store shall be occupied by 

advertising; 

7. The current manager, Kevin Engel, and his staff shall remain employed and in 

control of the store's daily operations for a minimum of six months from the date of this Order. 

• Petitioners may apply for necessary permits and/or licenses upon receipt of this 
Order. However, Petitioners are hereby made aware that proceeding at this time is at 
its own risk until 30 days from the date hereof, during which time an appeal can be 
filed by any party. If for whatever reason this Order is reversed, Petitioner would be 
required to return the subject property to its original condition. 

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

PMM:dlm • 

PAUL M. MAYHEW 
Managing Administrative Law Judge 
for Baltimore County 
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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:  October 10, 2023 
 
SUBJECT:  DEPS Comment for Zoning Item # 2023-0201-X 
            Address: 1735-1737 E. Joppa Rd.  
     Legal Owner:  Mo’s Joppa Road, LLC.   
 

Zoning Advisory Committee Meeting of October 10, 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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BALTIMORE COUNTY, MARYLAND 
INTER-OFFICE MEMORANDUM 

 

 

 

TO: C. Pete Gutwald  DATE:  10/5/2023 

 Director, Department of Permits, Approvals and Inspections 

 

FROM: Steve Lafferty  

 Director, Department of Planning 

 

SUBJECT: ZONING ADVISORY COMMITTEE COMMENTS 

 Case Number: 2023-0201-X 

 

INFORMATION: 

Property Address:  1735-1737 East Joppa Road 

Petitioner:   Mo’s Joppa Road, LLC 

Zoning: BM 

Requested Action: Special Exception  

 

The Department of Planning has reviewed the petition for the following: 

 

Special Exception -  

 

1. Pursuant to Sections 233.3 and 436 of the Baltimore County Zoning Regulations to allow Paul 

Bryant, Contract Purchaser, to become the new operator for the existing pawn shop located at 

1735 East Joppa Road; and 

2. For any further relief as may be deemed necessary by the Administrative law Judge for Baltimore 

County.  

 

The subject site is an approximately 1.28 acre parcel located on East Joppa Road. It is improved with a 

one story building and associated parking. The existing building has four tenants – a jewelry store/pawn 

shop; an auto body shop; an auto service center; and an auto parts store.  

 

The jewelry store/pawn shop was the subject of prior Zoning Case 2005-0297-X. The case requested a 

Special Exception to allow a pawn shop under Section 233.4 of the Baltimore County Zoning Regulations 

(BCZR) as a result of a transfer of license from 5305 East Drive in the 1st Councilmanic District to 1735 

Eat Joppa Road in the 5th Councilmanic District, and for confirmation that Section 436.3 of the BCZR did 

not apply. The Zoning Case was approved in March of 2005, subject to the following conditions:  

 

1. Signage will not indicate the word “pawn” or display the three-ball symbol for pawn, but rather 

will show “Poplar Jewelry and Loan”; 

2. Security grates protecting the windows will be located on the inside of the building; 

3. There will be no sale of weapons, including guns, firearms, etc.; 

4. The interior layout of the store will emphasize the sale of jewelry, as compared to the sale of 

pawned items, by displaying jewelry and high value items in the front portion of the store and 

having pawned items, such as tools and equipment, in the rear; 

5. The dumpster will not be serviced after 10 PM or before 6 AM; and 

6. The Special Exception will not run with the land, but rather with this Petitioner, such that should 

the Petitioner sell the license, the new operator will be required to apply for a Special Exception 
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unless the new operator is an employee of the Petitioner and has worked in the store for more the 

six months. In the latter case, the Special Exception will run with that new owner who will not be 

required to apply for a Special Exception.  

 

Per the petition, a contract purchaser wishes to take over the existing jewelry store/pawn shop at the 

subject site. A new Special Exception is required as part of Condition 6 of the 2005 Opinion and Order. 

No exterior alterations are proposed for the subject site at this time.  

 

Uses surrounding the subject site vary. Uses along East Joppa Road are predominately commercial, and 

include a kitchen design studio, auto repair shops, a Goodwill Retail and Donation Center, a restaurant, 

and various retail stores. Uses behind/to the south of the subject site are predominately residential in 

nature and consist of single family attached residential.  

 

The site is not within the boundary of any adopted community plan area, however, it should be noted that 

the site is within the Loch Raven/Baynesville Design Review Panel (DRP) area. As such, any exterior 

alterations may be subject to review and approval by the DRP. Should exterior alterations be proposed in 

the future, the Petitioner is encouraged to contact Marta Kulchytska at 410-887-3482 for additional 

information on review.  

 

Because the use has been in operation since 2005 with the approval of Zoning Case 2005-0297-X and no 

exterior alterations are proposed, the Department of Planning has no objections to the Special Hearing 

request, subject to the following condition: 

 

1. All conditions put in place with the conditional approval of Zoning Case 2005-0297-X shall 

continue.  

 

For further information concerning the matters stated herein, please contact Taylor Bensley at 410-887-

3482.  

 

 

Prepared by:  Division Chief: 

 

  

 

 

Krystle Patchak  Jenifer G. Nugent 

 

SL/JGN/KP 

 

c:  Neil Lanzi 

 David Birkenthal, Community Planner 

 Jeff Perlow, Zoning Review 

 Kristen Lewis, Zoning Review 

 Office of Administrative Hearings 

 People’s Counsel for Baltimore County 
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