
























































 
Certificate of Posting 

Case# 2024-0083-SPHXA 
Petitioner/Developer 
Rosenberg Martin Greenberg 
Jennifer Busse 
Date of Hearing/Closing 
June 4, 2024 
Baltimore County Department of Permits and Management  
County Office Building Room 111; 111 West Chesapeake Ave. Towson Md. 21204 
Attention: 
Ladies and Gentlemen: 
This is to certify under penalties of perjury that the necessary sign/signs required 
by law were posted conspicuously on the property located at 
11300 York Road on May 13, 2024.     Signs 1A & 1B 
 
Sincerely, Martin Ogle 
 
 
 
 
Martin Ogle 
9912 Maidbrook Road 
Parkville, Md. 21234 
443-629-3411 
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BALTIMORE COUNTY, MARYLAND 
INTER-OFFICE MEMORANDUM 

 

 

 

TO: C. Pete Gutwald  DATE:  4/11/2024 

 Director, Department of Permits, Approvals and Inspections 

 

FROM: Steve Lafferty  

 Director, Department of Planning 

 

SUBJECT: ZONING ADVISORY COMMITTEE COMMENTS 

 Case Number: 2024-0083-SPHXA 

 

INFORMATION: 

Property Address:  103 Riverside Drive 

Petitioner:   Trustees of the House of the Lord Ministries 

Zoning: BL CCC 

Requested Action: Special Hearing, Special Exception, Variance 

 

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

 

Special Exception -  

 

1. To permit a Community Care Center in accordance with Baltimore County Zoning Regulations 

(BCZR) Section 230.3; 

 

Variance -  

 

2. To allow the continuation of existing front to centerline of street setback of 37’ in lieu of the 

otherwise required 40’ per BCZR Section 232.1;  

3. To allow the continuation of existing front yard averaging setback of 12’ in lieu of the otherwise 

required 13.5’ per BCZR Section 232.1; 

4. To allow the continuation of existing side yard setbacks of 15’ in lieu of the otherwise required 

20’ per side per BCZR Section 232.2; 

5. To allow the continuation of existing rear yard setback of 16’ in lieu of the otherwise required 20’ 

per BCZR Section 232.3; and 

 

Special Hearing -  

 

6. To approve a modified parking plan per BCZR Section 409.12; or, in the alterative, 

 

Variance -  

 

7. To approve 3 parking spaces in lieu of the otherwise required 4 spaces and direct access to an 

access aisle per BCZR Section 232.4, 409.4.B, and 409.6.A; and 

8. For any further relief deemed required by the Administrative Law Judge.  

 

The subject site is an approximately 6,201 square foot parcel in the Essex area. It is improved with a one-

and-a-half story structure currently used as a church. The subject site has not been the subject of any past 
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Development Plans or Comprehensive Zoning Map Process Issues, but was the subject of a Zoning Case 

in 1951, Case R-1951-2016. The Case approved a Zoning reclassification of the site from “A” Residential 

to “E” Commercial for an approved community use.  

 

The subject site is surrounded by a variety of uses, including commercial, institutional, and residential. 

The structure on the subject site is very similar with the surrounding structures in terms of size, massing, 

and design. Google Streetviews of the neighborhood from July 2022 show several “no parking” signs 

along Riverside Drive, however, street parking is available on Maryland Avenue and Virginia Avenue, 

the two nearest side streets to the subject site. Across Riverside Drive from the subject site is a church and 

a transport/towing company. North of the subject site is Eastern Boulevard, which is primarily 

characterized by commercial uses.  

 

The site is within the boundary of the Community Conservation Plan for Essex/Middle River, adopted 

July 1st, 1996. The plan provides information on a variety of issues within the plan area boundary, 

including infrastructure, housing, transportation, education, and land use. Relevant to human services, the 

plan encourages health and human services to become more community based, stating that “Social 

services also should be more oriented to local centers to ease transportation problems and to encourage 

use” (page 14). The plan also specifically calls out that the issue of substance abuse touches the lives of 

many families in the plan area boundary, stating that “the availability of substance abuse programs is 

crucial to the wellness of the community” (page 15).  

 

The site is also within the boundary of the Essex Design Review Panel (DRP) area and the Essex 

Commercial Revitalization District. The Design Review Panel’s 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 DRP’s general charge is to assess the overall quality of a project. Should 

any exterior alterations be proposed for the site, the applicant shall contact the Department of Planning for 

information on the DRP and if review is required. Commercial Revitalization District’s (CRD’s) offer a 

shopping and entertainment experience where family-owned businesses and national retail chains are 

neighbors. 

 

The Department of Planning met with the representative for the petition on April 9th, 2024 to gather 

additional information on the community care center and what it would entail. During the meeting, the 

representative provided the following information: 

 

- The facility is a step down from a hospital and will be a substance abuse treatment program. It 

will house up to 16 residents who will live at the property for 21-28 days before being moved to a 

lower-level outpatient facility.  

- The residents may not leave the property, and therefore are not allowed to have a car while in the 

program. All medical care, including therapy and medication, are provided on site. Should a 

resident need to leave the facility – for example, for an outside doctor’s appointment or an 

emergency – facility staff will drive them to and from the appointment.  

- Residents will be able to spend time in the backyard, which is fully fenced in with a wooden, 6’ 

tall fence.   

- No exterior alterations are proposed.  

- No visitors are permitted at any time.  

- The facility will be staffed 24/7. There will be three employees on a 7 AM-3 PM shift, one 

employee on a 3 PM-11 PM shift, and one employee on an 11 PM-7 AM shift. All employees 

will park in the existing driveway, as shown on the plan.  

- The Petitioner is double Board certified in Family Nursing and Psychiatric Mental Health 

Nursing and has operated a similar facility in Dundalk for over twenty years. Existing office 
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locations include 201 Back River Neck Road, Suite 109, Essex, MD 21221; and 5740 Executive 

Drive, Suite 110-112, Catonsville, MD 21228. The proposed facility will be owned and operated 

by the Petitioner.  

- A member of the Sussex Community Association entered an appearance for the case. The 

representative for the Petition reached out to her requesting an opportunity to meet with the 

community, but had not heard back from her as of the date of the representatives meeting with the 

Department of Planning.  

 

The Department of Planning has no objections to the requested relief, as the structure is already used as a 

commercial property. Additionally, the proposed use is consistent with the adopted community plan, 

which emphasizes the importance of substance abuse treatment programs and their need within the plan 

area boundary. Should any exterior alterations be proposed for the subject site, the Petitioner shall contact 

the Department of Planning regarding if review before the Design Review Panel is necessary.  

 

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 

 Ainsley Pressl, Community Planner 

 Jeff Perlow, Zoning Review 

 Kristen Lewis, Zoning Review 

 Office of Administrative Hearings 

 People’s Counsel for Baltimore County 



BALTIMORE COUNTY, MARYLAND 
 

INTEROFFICE CORRESPONDENCE 
 
TO:   Peter Gutwald, Director                     DATE: April 10, 2024 
  Department of Permits, Approvals 
 
FROM: Derek M. Chastain 
  Bureau of Building Plans Review 
 
SUBJECT: Zoning Advisory Committee Meeting 
  Case 2024-0083-A 

 
The Bureau of Building Review has reviewed the subject zoning items and we have the following 
comments. 
 
BPR:   No comment 
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BALTIMORE COUNTY, MARYLAND 

 
Inter-Office Correspondence 

 

 
 

TO:  Hon. Maureen E. Murphy; Chief Administrative Law Judge 
Office of Administrative Hearings 

 
FROM: Jeff Livingston, Department of Environmental Protection and 

Sustainability (DEPS) - Development Coordination 
 
DATE:  April 18, 2024 
 
SUBJECT:  DEPS Comment for Zoning Item # 2024-0083-SPHXA 
            Address: 103 RIVERSIDE DR.   
     Legal Owner:  Dr. Obinna Obiejemba   
 

Zoning Advisory Committee Meeting of April 9, 2024. 
 
The subject property is located within the Chesapeake Bay Critical Area.  According to 
BCZR Section 500.14, no decision shall be rendered on any petition for special 
exception, zoning variance, or zoning special hearing for a property within the Critical 
Area until the Department of Environmental Protection and Sustainability (DEPS) has 
provided written recommendations describing how the proposed request would: 

 
1. Minimize adverse impacts on water quality that result from pollutants that are 

discharged from structures or conveyances or that have run off from surrounding 
lands; 

 
This property is located within an Intensely Developed Area (IDA) in the Chesapeake 
Bay Critical Area (CBCA) and any development must comply with the 10% pollutant 
reduction requirements.  Compliance with these requirements will minimize adverse 
impacts on water quality. 

 
2. Conserve fish, wildlife, and plant habitat; and 
 

The zoning request will not result in any impacts to forest, streams, wetlands, or 
Critical Area buffers.  By meeting the 10% pollutant reduction requirements for any 
future development, watershed impacts can be better managed, and this can aid in the 
conservation of fish, wildlife, and plant habitat in the area. 
 

3. Be consistent with established land use policies for development in the Chesapeake 
Bay Critical Area which accommodate growth and also address the fact that, even if 
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pollution is controlled, the number, movement and activities of persons in that area 
can create adverse environmental impacts. 

 
The zoning relief requested will be consistent with established land-use policies 
provided that the applicants meet all Critical Area requirements for any proposed 
development. 

 
Paul Dennis, Environmental Impact Review 
 



BALTIMORE COUNTY, MARYLAND 
 

INTEROFFICE CORRESPONDENCE 
 
TO:   Peter Gutwald, Director                     DATE: April 8, 2024 
  Department of Permits, Approvals 
 
FROM: Vishnu Desai, Supervisor 
  Bureau of Development Plans Review 
 
SUBJECT: Zoning Advisory Committee Meeting 
  Case 2024-0083-SPHXA 

 
The Bureau of Development Plans Review has reviewed the subject zoning items and we have 
the following comments. 
 
DPR: No comment.  
 
DPW-T: No exception taken.  
 
Landscaping: If Zoning Relief is granted a Landscape Plan is required per the requirements of 
the Landscape Manual. A Lighting Plan is also required.  
 
Recreations & Parks: No Greenways affected. 
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