
 
JOHN A. OLSZEWSKI, JR.  MAUREEN E. MURPHY 
County Executive  Chief Administrative Law Judge 

           ANDREW M. BELT 
Administrative Law Judge 

DEREK J. BAUMGARDNER 
Administrative Law Judge 

 
January 9, 2024 

 
Jennifer Busse, Esquire- jbusse@rosenbergmartin.com  
Rosenberg Martin Greenberg, LLP 
25 S. Charles Street, 21st Floor 
Baltimore, MD 21201 
 

RE: Petition for Special Hearing 
 Case No:  2023-0239-SPHA 

Property:  1014 Taylor Avenue 
 

Dear Ms. Busse: 
 
 Enclosed please find a copy of the decision rendered in the above-captioned matter. 
 
 Pursuant to Baltimore County Code § 32-3-401(a), “a person aggrieved or feeling 
aggrieved” by this Decision and Order 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 an appeal, please contact 
the Office of Administrative Hearings at 410-887-3868. 
 
    Sincerely, 
 

            
   MAUREEN E. MURPHY 
   Chief Administrative Law Judge 
   for Baltimore County 
 
MEM:dlm 
Enclosure 
C: Lawrence BenBassett – lb@pnrestaurants.com  
 Carl Wilson – cwilson@trafficgroup.com 
 Jennifer Frankovich, Esquire – jfrankovich@baltimorecountymd.gov 
 Nick.ottomaniello@kimley-horn.com 
 Matt Bishop – matt.bishop@kimley-horn.com  
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IN RE: PETITIONS FOR SPECIAL HEARING  *      BEFORE THE 
    AND VARIANCE 
    (1014 Taylor Avenue)   *      OFFICE OF   
    9th Election District 
    6th Council District  *      ADMINISTRATIVE HEARINGS 
    Pleasant Plains CVS Business Trust 
        Legal Owner  *      FOR BALTIMORE COUNTY 
  PN Restaurants 
       Contract Purchaser   *          Case No. 2023-0239-SPHA 
  
 Petitioners 

 * * * * * * * * 

OPINION AND ORDER 

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

of Petitions for Special Hearing and Variance filed on behalf of Pleasant Plains CVS Business 

Trust, legal owner, and PN Restaurants, lessee (“Petitioners”) for the property located at 1014 

Taylor Avenue, Loch Raven (“the Property”).  The Special Hearing was filed pursuant to 

Baltimore County Zoning Regulations (“BCZR”), §500.7 to extinguish a special permit granted in 

Case No. 1955-3506-X.  Variance relief was also requested from BCZR, §409.6 to permit 234 

parking spaces in lieu of otherwise required 442 spaces; and from BCZR, §409.10 to allow 8 

stacking spaces behind the two order boards in lieu of otherwise required 10 spaces.   

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

Petition was properly advertised and posted.  Lawrence BenBassett, Director of Development with 

PN Restaurants appeared on behalf of the Petitioners, along with Carl Wilson, PE, Vice President 

of The Traffic Group, and Matt Bishop, Project Manager and Senior Landscape Architect with 

Kimley, Horn, the civil engineering firm who prepared and sealed a site plan (the “Site Plan”) and 

a redlined site plan (the “Redlined Site Plan”). (Pet. Exs. 5, 9).  Jennifer Busse, Esquire of 

Rosenberg, Martin Greenberg, LLP represented the Petitioners.   
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Zoning Advisory Committee (“ZAC”) comments was received from the Department of 

Planning (“DOP”) and Department of Environmental Protection and Sustainability (“DEPS”) 

which agencies did not oppose the requested relief. Development Plans Review (“DPR”) on behalf 

of Department of Public Works and Transportation (“DPWT”) provided a ZAC comment 

requesting changes to the Site Plan.  

 The Property is 5.51 acres ± (240,053 sf) located on the corner of Loch Raven Blvd. (MD 

Rt. 542) and Taylor Avenue, and is otherwise known as “Pleasant Plains Shopping Center.”  It has 

two full movement access points along Taylor Avenue, and two right-in/right-out access points 

from Loch Raven Blvd.  The Property is improved with a freestanding CVS building (11,072 sf 

+/-), and a separate building (35,000 sf+/) containing retail, restaurant, and personal service uses. 

(Pet. Ex. 9). The Property is split-zoned Business, Local, with a Commercial Community Core 

District (BL-CCC), and Density Residential (DR 3.5).  The intersection of Loch Raven Blvd. and 

Goucher Blvd./Taylor Avenue has a shopping center on each corner.  Townhomes are located to 

the immediate north-east of the Property. The Loch Raven branch of the Baltimore County Public 

Library adjoins the Property to the south-east.    

 Mr. BenBassett testified that the proposal in this Case is to construct a 2,536 sf +/- 

freestanding Popeye’s restaurant on the south-eastern end of the Property in the existing parking 

lot.  Mr. BenBassett explained that there are 250 Popeye’s located in 14 states.  Given the 

Property’s location at this intersection, he estimates that over 20,000 vehicles travel on the adjacent 

roads per day.  Within 2 miles of the Property, he highlighted that 84,000 people live there, and 

40,000 workers are employed.  He added that the trend for fast food restaurants is toward the use 

of the drive-thru, and not dine-in.  Consequently, the inclination of customers to use a drive-thru 

has reduced the size of the dine-in restaurant. By way of example, in 2015, the typical size of a 
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small Popeye’s restaurant was 48 seats, and for a larger one 60 seats. The current trend is 12 seats 

for a smaller Popeye’s, and 24 seats for a larger one.  Thus, he indicated that 80% of Popeye’s 

business comes from the use of drive-thru’s.  This trend has driven the need for dual-lane drive-

thru’s and dual order boards.  As shown on the Site Plan, the proposed Popeye’s restaurant will 

have dual lanes as vehicles approach 2 order boards. After placing the food order, vehicles will 

then alternate into a single lane heading to the pick-up/pay window.   

 Carl Wilson, PE, who was accepted as an expert traffic engineer, prepared a Parking 

Occupancy Study. (Pet. Ex. 4).  Mr. Wilson explained that the Parking Occupancy Study was 

prepared using drone footage photographs which were taken every 30 minutes, between the hours 

of 10 am – 7 pm on Saturday, November 4, 2023; Thursday, November 9, 2023, and Friday 

November 10, 2023.   Drone photographs showed the actual number of occupied parking spaces 

which are set forth in the Parking Occupancy Study.  Mr. Wilson explained that, for all the uses at 

Pleasant Plains Shopping Center, there are 306 existing parking spaces which are divided into 16 

separate areas as identified in the Parking Occupancy Study.  The proposed Popeye’s will consume 

one or more of the parking areas labeled as 12-16, resulting in the loss of 72 spaces (306-234).   

 The results of the Parking Occupancy Study shows that the greatest number of occupied 

spaces on a given day was 83 (27.12%). Mr. Wilson opined that the required number of spaces 

under the BCZR for a fast-food restaurant is 41 spaces (16 spaces per 1,000 sf).  He further opined 

that the maximum future demand would therefore be 124 spaces (83 +41) for all the uses in the 

entire shopping center.  Given the net available 234 spaces, there will be an excess of 110 parking 

spaces available.  Based on the Parking Occupancy Study, it was Mr. Wilson’s opinion that, from 

a parking perspective, the proposed Popeye’s will not be detrimental to the surrounding 

community.   
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 Matt Bishop, who was accepted as an expert in zoning and land development, has been 

working on development in the Pleasant Plains Shopping Center since 2006.  Mr. Bishop 

acknowledged that while the BCZR requires 401 parking spaces for the existing uses here, and 

only 306 spaces are available before the construction of the Popeye’s, oddly there are no Zoning 

Petitions on file for this Property.  Mr. Bishop also testified that the Property is located within a 

Design Review Panel area and therefore the proposed Popeye’s was subject to consideration by 

the Design Review Panel (“DRP”).   A DRP presentation was provided showing details of the 

existing uses, site plan, and architectural renderings of the proposed building.  (Pet. Ex. 6).  Mr. 

Bishop confirmed that all issues raised by the DRP were addressed.   

 Mr. Bishop reviewed the DRP ZAC comments and made those changes to the Site Plan as 

requested which resulted in the Redlined Site Plan. (Pet. Ex. 9).  With regard to the DRP’s 

comment that the existing right-of-way line on the north side of Taylor Avenue as shown on the 

Site Plan was not correct, Mr. Bishop testified that a licensed surveyor provided the right-of-way 

line which does appear to be legally correct.  In his opinion, regardless of the right-of-way location, 

the ZAC comment has no bearing on the outcome here because the required front setback has been 

met.   

 Mr. Bishop further opined that the special permit to use the Property as a golf course or 

golf ball landing area has not been utilized in years.   There are no golf courses near the Pleasant 

Plains Shopping Center for which the special permit would apply.  The Property slopes towards 

the existing parking lot area as shown in the DPR Presentation/Section Elevations.  The topography 

necessitated the construction of a retaining wall and directed the placement of the CVS and retail 

building in their existing locations on the Property.  Additionally, he testified that, unlike a square 

shaped property, the Property’s rectangular shape provides less area for parking. In his view, this 
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shape makes it unique from surrounding properties.   

 With regard to the Variance relief for a reduced number of parking spaces, Mr. Bishop 

found the Parking Occupancy Study showing ample parking spaces to be consistent with his 

experience at the Shopping Center.  The Variance relief for the stacking spaces was generated by 

a conservative reading of BCZR, §409.10 which, on the one hand, allows 7 stacking spaces per 

“station” of which 5 of those stacking spaces must be behind the order board.  He explained the 

stacking space regulations were enacted when fast food restaurants had a single drive-thru lane 

and were intended to prevent overflow stacking onto adjacent roadways. In this case, the Popeye’s 

would have 8 stacking spaces divided between 2 order boards, and any overflow stacking would 

spill into the parking lot, not onto a roadway.  He opined that the Variance relief for parking and 

stacking spaces is the minimal amount needed and there will be no detriment to the health, safety 

or general welfare.  

SPECIAL HEARING 

A “special hearing” request under BCZR §500.7 “is, in legal effect, a request for a 

declaratory judgment." Antwerpen v. Baltimore County, 163 Md. App. 194, 877 A.2d 1166, 1175 

(2005).  This regulation gives the Administrative Law Judge the authority to interpret the county 

zoning regulations and to grant appropriate relief based on those interpretations.  Further, “the 

administrative practice in Baltimore County has been to determine whether the proposed Special 

Hearing [request] would be compatible with the community and generally consistent with the spirit 

and intent of the regulations.” Kiesling v. Long, Unreported Opinion, No. 1485, Md. App. (Sept. 

Term 2016).  

 Based on the uncontroverted evidence in this Case, I find that the Special Hearing relief to 

terminate the special permit for the golf ball collection/landing site which has not been in use for 
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years, should be granted.  Indeed, given the development of the area which has occurred since 

1955, there is no practical situation where a special permit for golf ball landing area would be 

needed. As such, the special permit granted in Case No.: 1955-3506-X will be terminated. 

VARIANCE 

A variance request involves a two-step process, summarized as follows: 

 (1) It must be shown the property is unique in a manner which makes it unlike 
  surrounding properties, and that uniqueness or peculiarity must necessitate 
  variance relief; and  

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

 

Cromwell v. Ward, 102 Md. App. 691 (1995). 

 The Property is uniquely shaped as a rectangle which is different than other commercial 

properties in the area.  The evidence was that, due to its rectangular shape, less parking area is 

available.  It is also unique due to its topography which necessitated the construction of a retaining 

wall and limits the available parking area.  The topography also directed the placement of the 

buildings as they currently exist on the Property which further limits the available parking areas.  

The Parking Occupancy Study confirmed that, even with the elimination of 72 parking spaces and 

the additional BCZR requirement of 41 spaces for the Popeye’s, there will still be 110 spaces 

which remain unoccupied for all the uses in the Pleasant Plains Shopping Center.  Accordingly, 

the Variance relief for a reduced number of parking spaces will be granted. 

 In regard to stacking spaces for the Popeye’s drive-thru BCZR, §409.10 mandates 7 

stacking spaces per ‘transaction station’ or lane. Given that there are 2 lanes, and 2 transaction 

stations here, a total of 14 stacking spaces, with 7 spaces in each lane, would be required.  Reading 

the stacking space requirements for drive-thru facilities together, I find this to be consistent with 
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the BCZR stacking space requirement for dual drive-thru lanes where the restaurant only has a 

drive-thru (and not dine-in seating) in that the required number of stacking spaces there is 16 (as 

opposed to 14 here), with no less than 5 stacking spaces per lane if walkup window is provided. 

If there is no walkup window for a drive-thru restaurant only, 20 spaces are required with no less 

than 5 per lane.  Additionally, BCZR, §409.10 also requires that at least 5 of the 7 stacking spaces 

per lane are to be located behind an order board.  In this Case, the Redlined Site Plan shows that 

while there will be 5 spaces behind 1 order board, the other order board only has 4.  It appears that 

there are 9 stacking spaces provided, not 8. 

 Because the Petition has a catch-all request (i.e. further relief as deemed necessary by 

Administrative Law Judge), I find that the Petition is not deficient.  Toward that end, I find the 

stacking space Variance request is from BCZR, §409.10, for a total 9 stacking spaces in dual drive-

thru lanes, with 1 lane having only 4 vehicles behind an order board, in lieu of the required total 

14 stacking spaces (7 per transaction lane), with 5 stacking spaces required to be behind an order 

board. 

 Given that any overflow of vehicles from the transaction lanes will flow into the parking 

lot which has ample space to accommodate any overflow, I find that the Petitioners would suffer 

a practical difficulty and unreasonable hardship if a reduced number of stacking spaces were not 

granted because the Popeye’s could not be constructed.  The use of dual drive-thru lanes and dual 

transaction stations is efficient and would work to prevent incidents of stacking overflow.   I also 

find that the requested variance relief can be granted in strict harmony with the spirit and intent of 

the BCZR and without injury to the health, safety or general welfare, particularly in light of the 

lack of opposition. 
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       THEREFORE, IT IS ORDERED this 9th day of January, 2024 by this Administrative Law 

Judge, that the Petition for Special Hearing pursuant to BCZR § 500.7 to extinguish special permit 

granted in Case No. 1955-3506-X be, and it is hereby, GRANTED; and  

 IT IS FURTHER ORDERED that Variance relief from BCZR, §409.6 to permit 234 

parking spaces in lieu of otherwise required 442 spaces be, and it is hereby, GRANTED; and 

 IT IS FURTHER ORDERED that the Petition for Variance relief from BCZR, §409.10, 

for a total 9 stacking spaces in dual drive-thru lanes, with 1 lane having only 4 vehicles behind an 

order board, in lieu of the required total 14 stacking spaces (7 per transaction lane), with 5 stacking 

spaces required to be behind an order board, be, and it is hereby, GRANTED. 

The relief granted herein shall be subject to the following: 

1. 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 their 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, Petitioners would be required to return the subject property to its 
original condition. 

 
        2.  The Redlined Site Plan (Pet. Ex. 9) is attached hereto and incorporated  
  herein. 

        3.  Petitioners shall comply with the DOP and DPR/DPWT ZAC comments  
  which are attached hereto and incorporated herein.  

        4.  The DRP October 12, 2023 conditional approval (Pet. Ex. 7) is attached  
             hereto and incorporated herein. 

 

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

        
       MAUREEN E. MURPHY 
       Chief Administrative Law Judge 
MEM/dlm                 For Baltimore County  















TO: 

FROM: 

SUBJECT: 

BAL TfMORE COUNTY, MARYLAND 

INTEROFFICE CORRESPONDENCE 

Peter Gutwald, Director 
Department of Permits, Approvals 

MG..... 
Vishnu Desai, Supervisor 
Bureau of Development Plans Review 

Zoning Advisory Committee Meeting 
For November 27, 2023 
Item No. 2023-0239-SPHA 

DATE~ November 27, 2023 

The Bureau of Development Plans Review has reviewed the subject zoning items and we have 
the following comments. 

DPW-T: Site plan does not show table of ultimate number of parking spaces. Please show 
Number of existing and total spaces ln proposed condition. 

Number of spaces are significantly short of required. About 50%. Things to consider are the actual 
number of spaces that are occupied typically, and the type of restaurant that is being proposed. 
It seems like it is primarily a drive through. Recommendation that a parking study be conducted 
to be presented to ALJ. There is no available parking in the public right of way on the county road 
frontages, and we defer to others regarding the variance on the parking regulations on site. 

DPR: Existing ROW line as shown on the plan is not correct along the north side of Taylor Avenue. 
Correct ROW line to be at 75'. Provide highway widening area to be in line with the existing. 

Landscape: If Special Hearing and Zoning Relief is granted a Landscape Plan is required per 
the requirements of the Landscape Manual. A Lighting Plan is also required. Please contact Mr. 
Jim Hermann to setup a meeting to discus before the ZAC goes to the ALJ. 

Rec & Parks: N/C & No Greenways affected 

VKD:JK 
cc: file 













 

CERTIFICATE OF POSTING 
  
CASE NO. _2023-0239-SPHA 
PETITIONER/DEVELOPER 
 _Rosenberg Martin Greenberg_____        
__Jennifer Busse____________ 
DATE OF HEARING/CLOSING 
  January 4, 2024_____ 
  
BALTIMORE COUNTY DEPARTMENT OF 
PERMITS AND DEVELOPMENT MANAGEMENT 
COUNTY OFFICE BUILDING ROOM 111 
111 WEST CHESAPEAKE AVENUE 
ATTENTION: 
LADIES AND GENTLEMEN: 
THIS LETTER IS TO CERTIFY UNDER PENALTIES OF PERJURY THAT THE  
NECESSARY SIGN(S) REQUIRED BY LAW WERE POSTED CONSPICUOUSLY ON  
THE PROPERTY LOCATED AT  
____1014 Taylor Avenue______________Sign 1________ 
______________________________       _____________________________ 
  
THE SIGN(S) POSTED ON       December 10, 2023     
                                              (MONTH, DAY, YEAR) 
SINCERLEY, 
             ________MARTIN OGLE______________________________ 
MARTIN OGLE 
9912 MAIDBROOK RD. 
PARKVILLE, MD 21234     
443-629-3411 
  





\\bcg.ad.bcgov.us\BCG\PAI\Zoning Review\Zoning Review\2023 Zoning Case Files\2023-0239\2023-
0239-SPHA-DC.doc 

 
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:  November 22, 2023 
 
SUBJECT:  DEPS Comment for Zoning Item # 2023-0239-SPHA 
            Address: 1014 TAYLOR AVE.   
    Legal Owner:  Pleasant Plains, CVS Business Trust   
 

Zoning Advisory Committee Meeting of November 27, 2023. 
 

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

 
Additional Comments: 

 
 

Reviewer: Earl D. Wrenn   
 
 
 
 
 



 

 

S:\Planning\Dev Rev\ZAC\ZACs 2023\Due 12-04\2023-0239-SPH Taylor Due 12-04\Shell\2023-239-SPH-Planning.docx 

 

BALTIMORE COUNTY, MARYLAND 
INTER-OFFICE MEMORANDUM 

 

 

 

TO: C. Pete Gutwald  DATE:  11/27/2023 

 Director, Department of Permits, Approvals and Inspections 

 

FROM: Steve Lafferty  

 Director, Department of Planning 

 

SUBJECT: ZONING ADVISORY COMMITTEE COMMENTS 

 Case Number: 2023-239-SPHA 

 

INFORMATION: 

Property Address:  1014 Taylor Avenue 

Petitioner:   Pleasant Plains CVS Business Trust 

Zoning: BL CCC, DR 3.5 

Requested Action: Special Hearing, Variance 

 

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

 

Special Hearing -  

 

1. To extinguish the Special Permit granted in Case 1955-3506-X;  

 

Variance –  

 

1. To permit 234 parking spaces in lieu of the otherwise required 442;  

2. To allow 8 stacking spaces behind two order boards in lieu of the otherwise required 10 spaces; 

and 

3. For any further relief deemed necessary by the Administrative Law Judge.  

 

The subject site is an approximately 5.41 acre parcel at the signalized intersection of Loch Raven 

Boulevard and Taylor Avenue in the Loch Raven area. It is improved with a one story CVS convenience 

store with a drive-thru, a one story strip shopping center, and an associated surface parking lot. As of 

Google Streeview from May 2022, tenants in the shopping center include a dry cleaner, a Game Stop, 

multiple restaurants/carry out food establishments, and an auto parts store. The CVS and strip shopping 

center are to the north of the property and the parking is to the south, along Taylor Avenue. Per the 

petition and site plan, the petitioners wish to add a fast food restaurant with a drive-thru to the southeast 

of the subject site, where there is existing surface parking.  

 

Uses surrounding the subject site vary. North of the subject site are single family attached residential 

dwellings (townhomes). East of the subject site is the Loch Raven Branch of the Baltimore County Public 

Library. South and west of the subject site are primarily commercial development. Uses include other 

strip shopping centers, similar to the subject site; fast food drive-thru’s; restaurants; retail stores; grocery 

stores; a gas station; and more. Drive-thru’s in the area include a McDonald’s, a Taco Bell, and a Burger 

King.  

 



 

 

S:\Planning\Dev Rev\ZAC\ZACs 2023\Due 12-04\2023-0239-SPH Taylor Due 12-04\Shell\2023-239-SPH-Planning.docx 

 

The subject site is located within the Loch Raven-Baynesville Design Review Panel (DRP) area. The 

DRP was established by Section 32-4-203 of the Baltimore County Code, and its goal is to encourage 

design excellence through the application of design guidelines contained in the Master Plan, the 

Comprehensive Manual of Development Policies, adopted community plans, and Section 260 of the 

Baltimore County Zoning Regulations, as applicable. The Design Review Panel conditionally approved 

the project and its design in September of 2023.  

 

The site was the subject of Zoning Cases in 1947 and 1955 with Case 1947-928-R for a Zoning 

Reclassification; Case 1955-3344-S for signage; and Case 1955-3506-X for a Special Permit to use the 

land for the flight and landing of golf balls from the adjacent driving range, and for the retrieval of golf 

balls from said land.  

 

Regarding the request for a Special Hearing to extinguish the Special Permit grated in Case 1955-3506-X, 

the Department of Planning has no objections. The nearest golf course is Country Club of Maryland, 

located at 1101 Stevenson Lane, which is over 2,100 feet away from the subject site.  

 

The proposed use appears consistent with the immediate surroundings. Further, the drive-thru is located 

interior to the site, and therefore should not negatively impact traffic on either Loch Raven Boulevard or 

Taylor Avenue. As such, the Department has no objections regarding the request for Variances to permit 

234 parking spaces in lieu of the required 442 and to allow eight stacking spaces behind two order boards 

in lieu of the required ten, subject to the following condition: 

 

1. The development is subject to the conditions outlined by the Design Review Panel in their 

September 13th, 2023 conditional approval. At the time of permitting, the Department of Planning 

will confirm that the conditions are met, and that the proposed architecture and site plan are 

consistent with the Design Review Panel approval.  

 

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:  Jennifer Busse – Rosenberg, Martin, Greenberg LLP 

 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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MAINALI GOVIND
UPRETY BINOD

TAX ID: 0923353150
DEED REF: 48085/465
PLAT REF: 0018/0043
USE: RESIDENTIAL

PARCEL 0713
8100 GLEN GARY RD
MALASHUK FAITH I
TAX ID: 0913202060

DEED REF: 40372/147
PLAT REF: 0017/0106
USE: RESIDENTIAL

PARCEL 0713
8101 LOCH RAVEN BLVD

SOAHN LLC
TAX ID: 0905190240
DEED REF: 36592/60
PLAT REF: 0017/0106
USE: COMMERCIAL

PARCEL 0286
8102H LOCH RAVEN BLVD
RAVENWOOD SHOPPING

CENTER LLC
TAX ID: 0907291100

DEED REF: 30254/119
PLAT REF: N/A

USE: COMMERCIAL

PARCEL 0342
8000 LOCH RAVEN BLVD

LIFEBRIDGE INVESTMENTS
PROPERTIES LLC

TAX ID: 0918102111
DEED REF: 47295/397

PLAT REF: N/A
USE: COMMERCIAL

PARCEL 0343
6901 LOCH RAVEN BLVD

6901 LOCH RAVEN BOULEVARD LLC
TAX ID: 0918102110

DEED REF: 47535/232
PLAT REF: N/A

USE: COMMERCIAL

PARCEL 0920
TAYLOR AVE

BALTIMORE COUNTY MARYLAND
TAX ID: 0902190864

DEED REF: 04605/251
PLAT REF: N/A

USE: EXEMPT COMMERCIAL

PARCEL 0337
TAYLOR AVE

BOARD OF EDUCATION
BALTIMORE COUNTY
TAX ID: 0902571467

DEED REF: N/A
PLAT REF: N/A
USE: EXEMPT

PARCEL 1016
6861 LOCH RAVEN BLVD

SG MARYLAND LLC
TAX ID: 0919391252

DEED REF: 32842/277
PLAT REF: N/A

USE: COMMERCIAL

PARCEL 1042
LOCH RAVEN BLVD

HILLENDALE BUSINESS TRUST
TAX ID: 0908550680

DEED REF: 24599/529
PLAT REF: N/A

USE: COMMERCIAL

PARCEL 1042
LOCH RAVEN BLVD

HILLENDALE BUSINESS TRUST
TAX ID: 0908550680

DEED REF: 24599/529
PLAT REF: N/A

USE: COMMERCIAL
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EXISTING CONDITIONS
PROPERTY LINE

BUILDING SETBACK LINE

ZONING BOUNDARY LINE

EXISTING MINOR CONTOUR

EXISTING MAJOR CONTOUR

EXISTING SEWER LINE

EXISTING STORM DRAIN LINE

EXISTING ELECTRICAL LINE

EXISTING GAS LINE

EXISTING WATER LINE

EXISTING OVERHEAD ELECTRICAL LINE

EXISTING FENCE

EXISTING SIDEWALK

EXISTING PAVEMENT MARKINGS

EXISTING CURB LINE

EXISTING BUILDING
PROPOSED CONDITIONS

PROPOSED BUILDING

PROPOSED CURB LINE

PROPOSED SIDEWALK

PROPOSED PAVEMENT MARKING

PROPOSED RETAINING WALL

PROPOSED MAJOR CONTOUR

PROPOSED MINOR CONTOUR

EXISTING STORM DRAIN INLET

EXISTING LIGHT POLE

EXISTING SIGN

EXISTING UTILITY POLE

EXISTING FIRE HYDRANT

EXISTING STORM DRAIN MANHOLE

EXISTING SEWER MANHOLE

Know what's below.
Call before you dig.

CALL 48 HOURS
BEFORE YOU DIG

IT'S THE LAW!
DIAL 811

KEY MAP
SCALE: 1" = 500'

NORTH

PROFESSIONAL CERTIFICATION: I HEREBY
CERTIFY THAT THESE DOCUMENTS WERE
PREPARED OR APPROVED BY ME, AND THAT I
AM A DULY LICENSED PROFESSIONAL
LANDSCAPE ARCHITECT UNDER THE LAWS OF
THE STATE OF MARYLAND.
LICENSE NO.                                       3365
EXPIRATION DATE                         08/20/2024

MATT.BISHOP@KIMLEY-HORN.COM
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SITE PLAN
SCALE: 1" = 40'

NORTH

1. PROPERTY ZONED: BL (BUSINESS LOCAL) CCC (COMMERCIAL COMMUNITY CORE) DISTRICT, DR
3.5 (DENSITY RESIDENTIAL)
ZONING MAP: # 070C3

2. NET SITE AREA: 240,053-SF OR 5.51 ACRES

3. TO THE BEST OF OUR KNOWLEDGE THE SITE IS NOT UNDER ACTIVE ZONING VIOLATION(S).

4. THIS SITE IS NOT LOCATED WITHIN ANY DEFICIENT AREAS BASED ON THE 2023 BASIC SERVICES
MAPS FOR SEWERAGE, WATER, AND TRANSPORTATION.

5. PROPERTY KNOW AS: LOCH RAVEN BLVD
BALTIMORE, MD 21286
PARCEL: 0172
TAX MAP: 0070
GRID: 0023

6. EXISTING USE: RESTAURANT, RETAIL, PERSONAL SERVICE, BEAUTY SHOP
PROPOSED USE: RESTAURANT, RETAIL, PERSONAL SERVICE, BEAUTY SHOP

7. THE PROPERTY IS NOT PART OF AN OVERALL DEVELOPMENT AND DOES NOT HAVE AN
ASSOCIATED PLAT.

8. THE SITE IS NOT LOCATED IN A 100-YR FLOODPLAIN (FEMA MAP #2400100265F).

9. THERE ARE NO WETLANDS WITHIN THE SITE BOUNDARY.

10. THE PROPERTY IS OUTSIDE OF THE CHESAPEAKE BAY CRITICAL AREA.

11. ALL SIGNAGE SHALL COMPLY WITH SECTION 450 OF THE BCZR OR VARIANCES WILL BE
REQUESTED. NO SIGNAGE IS PROPOSED AS PART OF THIS APPLICATION.

12. ELECTION DISTRICT: 9TH, COUNCILMANIC DISTRICT: 6TH

13. SITE IS NOT A HISTORICAL PROPERTY PER BALTIMORE COUNTY GIS DATABASE

14. THERE ARE NO WELLS OR SEPTIC SYSTEMS ON SITE. THE SITE IS SERVED BY PUBLIC WATER
AND SEWER.

15. WATERSHED: BACK RIVER WATERSHED

16. FLOOR AREA RATIO: 49,711 SF/240,054 SF = 0.21

17. A FIRE HYDRANT IS EXISTING ON SITE.

18. STORMWATER MANAGEMENT IS REQUIRED FOR THIS SITE.

19. LANDSCAPING SHALL BE PROVIDED IN ACCORDANCE WITH THE LANDSCAPE MANUAL AND ALL
OTHER MANUALS ADOPTED PURSUANT TO SECTION 32-4-404 OF THE BALTIMORE COUNTY
CODE.

20. ANY FIXTURE USED TO ILLUMINATE AN OFF-STREET PARKING AREA SHALL BE SO ARRANGED AS
TO REFLECT THE LIGHT AWAY FROM ADJACENT RESIDENTIAL SITE AND PUBLIC STREETS.

21. PERMITS ON FILE: B987352 CHANGE OF OCCUPANCY
B982660 ALTERATION
B987352 SPRINKLER
B851260 SIGN
B976681 ALTERATION
B982688 SPRINKLER
B752115 ALTERATION
B890953 SIGN
B956445 ALTERATION
B933330 SIGN
B446746 NEW STRUCTURE

22. THE PROPOSED BUILDING WILL NOT EXCEED 40' IN HEIGHT.

23. THE SITE IS LOCATED WITHIN THE LOCH RAVEN COMMERCIAL REVITALIZATION AREA.

GENERAL NOTES

LANDSCAPE ARCHITECT/
CIVIL ENGINEER
KIMLEY-HORN & ASSOCIATES, INC.
215 WASHINGTON AVENUE, SUITE 500
TOWSON, MD 21204
ATTN: MATT BISHOP, PLA
PHONE: 443-792-9995
EMAIL:    MATT.BISHOP@KIMLEY-HORN.COM

PROPERTY OWNER
PLEASANT PLAINS CVS BUSINESS TRUST
12300 HIGHGROVE COURT
REISTERSTOWN, MD 21117-5670

APPLICANT/DEVELOPER
THE PARIKH NETWORK
301 ROUTE 17 N SUITE 802
RUTHERFORD, NJ 07070
ATTN: ED BAKSH
PHONE:
EMAIL:

1. CASE NO. 1955-3506-X FOR A SPECIAL PERMIT TO USE THE PROPERTY FOR THE FLIGHT
AND LANDING OF GOLF BALLS FROM ADJACENT DRIVING RANGE AND THE RETRIEVING OF
BALLS. (GRANTED APRIL 29, 1955).

2. CASE NO. R-1947-0928 FOR RECLASSIFICATION OF THE PROPERTY FROM AN "A"
RESIDENCE ZONE TO AN "E" COMMERCIAL ZONE TO USE THE PROPERTY FOR A
COMMUNITY SHOPPING CENTER. (GRANTED MAY 28, 1947)

3. CASE NO. 1955-3344-X FOR A SPECIAL PERMIT FOR INSTALLATION OF A SINGLE FACE
NEON SIGN 5'-0" HIGH BY 65'-0" WIDE ON FRONT OF BUILDING AND A DOUBLE FACE NEON
SIGN 5'-0" HIGH BY 18'-0" WIDE ON TOWER OF BUILDING. (DENIED MARCH 8, 1955)

ZONING CASE HISTORY

PARKING TABLE
SIZE UNITS REQD./UNIT UNITS PARKING

REQD.
PROPOSED FAST-FOOD

RESTAURANT
2,536 SF 16 1,000 SF 41

EXISTING RETAIL 22,175 SF 5 1,000 SF 111

EXISTING PERSONAL
SERVICE

4,911 SF 3.3000 1,000 SF 17

EXISTING RESTAURANT 15,587 SF 16 1,000 SF 250

EXISTING BEAUTY SHOP 4,500 SF 5 1,000 SF 23

TOTAL REQUIRED 442
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TRANSACTION WINDOW

EXISTING CONDITIONS
PROPERTY LINE

BUILDING SETBACK LINE

ZONING BOUNDARY LINE

EXISTING MINOR CONTOUR

EXISTING MAJOR CONTOUR

EXISTING SEWER LINE

EXISTING STORM DRAIN LINE

EXISTING ELECTRICAL LINE

EXISTING GAS LINE

EXISTING WATER LINE

EXISTING OVERHEAD ELECTRICAL LINE

EXISTING FENCE

EXISTING SIDEWALK

EXISTING PAVEMENT MARKINGS

EXISTING CURB LINE

EXISTING BUILDING
PROPOSED CONDITIONS

PROPOSED BUILDING

PROPOSED CURB LINE

PROPOSED SIDEWALK

PROPOSED PAVEMENT MARKING

PROPOSED RETAINING WALL

PROPOSED MAJOR CONTOUR

PROPOSED MINOR CONTOUR

EXISTING STORM DRAIN INLET

EXISTING LIGHT POLE

EXISTING SIGN

EXISTING UTILITY POLE

EXISTING FIRE HYDRANT

EXISTING STORM DRAIN MANHOLE

EXISTING SEWER MANHOLE

Know what's below.
Call before you dig.

CALL 48 HOURS
BEFORE YOU DIG

IT'S THE LAW!
DIAL 811

.E< 0$P
SCALE: 1" = 500'

NORTH

PROFESSIONAL CERTIFICATION: I HEREBY
CERTIFY THAT THESE DOCUMENTS WERE
PREPARED OR APPROVED BY ME, AND THAT I
AM A DULY LICENSED PROFESSIONAL
LANDSCAPE ARCHITECT UNDER THE LAWS OF
THE STATE OF MARYLAND.
LICENSE NO.                                       3365
EXPIRATION DATE                         08/20/2024

MATT.BISHOP@KIMLEY-HORN.COM
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/$NDSC$PE $RC+ITECT�
CI9I/ ENGINEER
KIMLEY-HORN & ASSOCIATES, INC.
215 WASHINGTON AVENUE, SUITE 500
TOWSON, MD 21204
ATTN: MATT BISHOP, PLA
PHONE: 443-792-9995
EMAIL:    MATT.BISHOP@KIMLEY-HORN.COM

PROPERT< O:NER
PLEASANT PLAINS CVS BUSINESS TRUST
12300 HIGHGROVE COURT
REISTERSTOWN, MD 21117-5670

$PP/IC$NT�DE9E/OPER
THE PARIKH NETWORK
301 ROUTE 17 N SUITE 802
RUTHERFORD, NJ 07070
ATTN: ED BAKSH
PHONE:
EMAIL:
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PARCEL 0172
LOCH RAVEN BLVD

PLEASANT PLAINS CVS
BUSINESS TRUST

TAX ID: 0908655280
DEED REF: 24599/524

PLAT REF: N/A
USE: COMMERCIAL

PARCEL 0713
8101 CLYDE BANK RD

BUTLER YVETTE
TAX ID: 0918720740

DEED REF: 47772/354
PLAT REF: 0017/0106
USE: RESIDENTIAL

PARCEL 0713
8100 CLYDE BANK RD

WINEMILLER PROPERTIES LLC
TAX ID: 0906100440
DEED REF: 41206/30
PLAT REF: 0018/0043
USE: RESIDENTIAL

PARCEL 0713
8101 GLEN GARY RD

MAINALI GOVIND
UPRETY BINOD

TAX ID: 0923353150
DEED REF: 48085/465
PLAT REF: 0018/0043
USE: RESIDENTIAL

PARCEL 0713
8100 GLEN GARY RD
MALASHUK FAITH I
TAX ID: 0913202060

DEED REF: 40372/147
PLAT REF: 0017/0106
USE: RESIDENTIAL

PARCEL 0713
8101 LOCH RAVEN BLVD

SOAHN LLC
TAX ID: 0905190240
DEED REF: 36592/60
PLAT REF: 0017/0106
USE: COMMERCIAL

PARCEL 0286
8102H LOCH RAVEN BLVD
RAVENWOOD SHOPPING

CENTER LLC
TAX ID: 0907291100

DEED REF: 30254/119
PLAT REF: N/A

USE: COMMERCIAL

PARCEL 0342
8000 LOCH RAVEN BLVD

LIFEBRIDGE INVESTMENTS
PROPERTIES LLC

TAX ID: 0918102111
DEED REF: 47295/397

PLAT REF: N/A
USE: COMMERCIAL

PARCEL 0343
6901 LOCH RAVEN BLVD

6901 LOCH RAVEN BOULEVARD LLC
TAX ID: 0918102110

DEED REF: 47535/232
PLAT REF: N/A

USE: COMMERCIAL

PARCEL 0920
TAYLOR AVE

BALTIMORE COUNTY MARYLAND
TAX ID: 0902190864

DEED REF: 04605/251
PLAT REF: N/A

USE: EXEMPT COMMERCIAL

PARCEL 0337
TAYLOR AVE

BOARD OF EDUCATION
BALTIMORE COUNTY
TAX ID: 0902571467

DEED REF: N/A
PLAT REF: N/A
USE: EXEMPT

PARCEL 1016
6861 LOCH RAVEN BLVD

SG MARYLAND LLC
TAX ID: 0919391252

DEED REF: 32842/277
PLAT REF: N/A

USE: COMMERCIAL

PARCEL 1042
LOCH RAVEN BLVD

HILLENDALE BUSINESS TRUST
TAX ID: 0908550680

DEED REF: 24599/529
PLAT REF: N/A

USE: COMMERCIAL

PARCEL 1042
LOCH RAVEN BLVD

HILLENDALE BUSINESS TRUST
TAX ID: 0908550680

DEED REF: 24599/529
PLAT REF: N/A

USE: COMMERCIAL
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AREA: ± 11,072 SF EXISTING CONDITIONS

PROPERTY LINE

BUILDING SETBACK LINE

ZONING BOUNDARY LINE

EXISTING MINOR CONTOUR

EXISTING MAJOR CONTOUR

EXISTING SEWER LINE

EXISTING STORM DRAIN LINE

EXISTING ELECTRICAL LINE

EXISTING GAS LINE

EXISTING WATER LINE

EXISTING OVERHEAD ELECTRICAL LINE

EXISTING FENCE

EXISTING SIDEWALK

EXISTING PAVEMENT MARKINGS

EXISTING CURB LINE

EXISTING BUILDING
PROPOSED CONDITIONS

PROPOSED BUILDING

PROPOSED CURB LINE

PROPOSED SIDEWALK

PROPOSED PAVEMENT MARKING

PROPOSED RETAINING WALL

PROPOSED MAJOR CONTOUR

PROPOSED MINOR CONTOUR

EXISTING STORM DRAIN INLET

EXISTING LIGHT POLE

EXISTING SIGN

EXISTING UTILITY POLE

EXISTING FIRE HYDRANT

EXISTING STORM DRAIN MANHOLE

EXISTING SEWER MANHOLE

Know what's below.
Call before you dig.

CALL 48 HOURS
BEFORE YOU DIG

IT'S THE LAW!
DIAL 811

KEY MAP
SCALE: 1" = 500'

NORTH

PROFESSIONAL CERTIFICATION: I HEREBY
CERTIFY THAT THESE DOCUMENTS WERE
PREPARED OR APPROVED BY ME, AND THAT I
AM A DULY LICENSED PROFESSIONAL
LANDSCAPE ARCHITECT UNDER THE LAWS OF
THE STATE OF MARYLAND.
LICENSE NO.                                       3365
EXPIRATION DATE                         08/20/2024

MATT.BISHOP@KIMLEY-HORN.COM
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SITE PLAN
SCALE: 1" = 40'

NORTH

1. PROPERTY ZONED: BL (BUSINESS LOCAL) CCC (COMMERCIAL COMMUNITY CORE) DISTRICT, DR
3.5 (DENSITY RESIDENTIAL)
ZONING MAP: # 070C3

2. NET SITE AREA: 240,053-SF OR 5.51 ACRES

3. TO THE BEST OF OUR KNOWLEDGE THE SITE IS NOT UNDER ACTIVE ZONING VIOLATION(S).

4. THIS SITE IS NOT LOCATED WITHIN ANY DEFICIENT AREAS BASED ON THE 2023 BASIC SERVICES
MAPS FOR SEWERAGE, WATER, AND TRANSPORTATION.

5. PROPERTY KNOW AS: LOCH RAVEN BLVD
BALTIMORE, MD 21286
PARCEL: 0172
TAX MAP: 0070
GRID: 0023

6. EXISTING USE: RESTAURANT, RETAIL, PERSONAL SERVICE, BEAUTY SHOP
PROPOSED USE: RESTAURANT, RETAIL, PERSONAL SERVICE, BEAUTY SHOP

7. THE PROPERTY IS NOT PART OF AN OVERALL DEVELOPMENT AND DOES NOT HAVE AN
ASSOCIATED PLAT.

8. THE SITE IS NOT LOCATED IN A 100-YR FLOODPLAIN (FEMA MAP #2400100265F).

9. THERE ARE NO WETLANDS WITHIN THE SITE BOUNDARY.

10. THE PROPERTY IS OUTSIDE OF THE CHESAPEAKE BAY CRITICAL AREA.

11. ALL SIGNAGE SHALL COMPLY WITH SECTION 450 OF THE BCZR OR VARIANCES WILL BE
REQUESTED. NO SIGNAGE IS PROPOSED AS PART OF THIS APPLICATION.

12. ELECTION DISTRICT: 9TH, COUNCILMANIC DISTRICT: 6TH

13. SITE IS NOT A HISTORICAL PROPERTY PER BALTIMORE COUNTY GIS DATABASE

14. THERE ARE NO WELLS OR SEPTIC SYSTEMS ON SITE. THE SITE IS SERVED BY PUBLIC WATER
AND SEWER.

15. WATERSHED: BACK RIVER WATERSHED

16. FLOOR AREA RATIO: 49,711 SF/240,054 SF = 0.21

17. A FIRE HYDRANT IS EXISTING ON SITE.

18. STORMWATER MANAGEMENT IS REQUIRED FOR THIS SITE.

19. LANDSCAPING SHALL BE PROVIDED IN ACCORDANCE WITH THE LANDSCAPE MANUAL AND ALL
OTHER MANUALS ADOPTED PURSUANT TO SECTION 32-4-404 OF THE BALTIMORE COUNTY
CODE.

20. ANY FIXTURE USED TO ILLUMINATE AN OFF-STREET PARKING AREA SHALL BE SO ARRANGED AS
TO REFLECT THE LIGHT AWAY FROM ADJACENT RESIDENTIAL SITE AND PUBLIC STREETS.

21. PERMITS ON FILE: B987352 CHANGE OF OCCUPANCY
B982660 ALTERATION
B987352 SPRINKLER
B851260 SIGN
B976681 ALTERATION
B982688 SPRINKLER
B752115 ALTERATION
B890953 SIGN
B956445 ALTERATION
B933330 SIGN
B446746 NEW STRUCTURE

22. THE PROPOSED BUILDING WILL NOT EXCEED 40' IN HEIGHT.

23. THE SITE IS LOCATED WITHIN THE LOCH RAVEN COMMERCIAL REVITALIZATION AREA.

GENERAL NOTES

LANDSCAPE ARCHITECT/
CIVIL ENGINEER
KIMLEY-HORN & ASSOCIATES, INC.
215 WASHINGTON AVENUE, SUITE 500
TOWSON, MD 21204
ATTN: MATT BISHOP, PLA
PHONE: 443-792-9995
EMAIL:    MATT.BISHOP@KIMLEY-HORN.COM

PROPERTY OWNER
PLEASANT PLAINS CVS BUSINESS TRUST
12300 HIGHGROVE COURT
REISTERSTOWN, MD 21117-5670

APPLICANT/DEVELOPER
THE PARIKH NETWORK
301 ROUTE 17 N SUITE 802
RUTHERFORD, NJ 07070
ATTN: ED BAKSH
PHONE:
EMAIL:

1. CASE NO. 1955-3506-X FOR A SPECIAL PERMIT TO USE THE PROPERTY FOR THE FLIGHT
AND LANDING OF GOLF BALLS FROM ADJACENT DRIVING RANGE AND THE RETRIEVING OF
BALLS. (GRANTED APRIL 29, 1955).

2. CASE NO. R-1947-0928 FOR RECLASSIFICATION OF THE PROPERTY FROM AN "A"
RESIDENCE ZONE TO AN "E" COMMERCIAL ZONE TO USE THE PROPERTY FOR A
COMMUNITY SHOPPING CENTER. (GRANTED MAY 28, 1947)

3. CASE NO. 1955-3344-X FOR A SPECIAL PERMIT FOR INSTALLATION OF A SINGLE FACE
NEON SIGN 5'-0" HIGH BY 65'-0" WIDE ON FRONT OF BUILDING AND A DOUBLE FACE NEON
SIGN 5'-0" HIGH BY 18'-0" WIDE ON TOWER OF BUILDING. (DENIED MARCH 8, 1955)

ZONING CASE HISTORY

PARKING TABLE
SIZE UNITS REQD./UNIT UNITS PARKING

REQD.
PROPOSED FAST-FOOD

RESTAURANT
2,536 SF 16 1,000 SF 41

EXISTING RETAIL 22,175 SF 5 1,000 SF 111

EXISTING PERSONAL
SERVICE

4,911 SF 3.3000 1,000 SF 17

EXISTING RESTAURANT 15,587 SF 16 1,000 SF 250

EXISTING BEAUTY SHOP 4,500 SF 5 1,000 SF 23

TOTAL REQUIRED 442
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