
Richard Brame 
Jessica Woofter 
9081 Upton Road 

ADJOINING PROPERTY OWNERS FOR 9061 UPTON ROAD 

Ellicott City, MD 21042-2607 

{24.002){24.001) 

, Upton Properties, LLC 
11024 Gaither Farm Road 
Ellicott City, MD 21042-6125 

(24.002)(24.001) 

Emicon LLC 
c/o Security Development 

P.O. Box417 
Ellicott City, MD 21041-0417 

(24.002)(24.001) 

RP LLC 
5300 Dorsey Hall Dr., Suite 102 

Ellicott City, MD 21042-7819 

{24.002 ){24.001) 



Howard County Rezoning 
I• 

II 

II 

Requested Zo11ing 
Search Street: 

UPTON RD 

Property I11formation: 

Amendment No.: 24.001 

Current Zoning: R-20 

Requested Zoning: B-1 
Tax Account ID.: 1402245523 

Map: 24 

Grid: 5 

Parcel: 455 

Lot: 

Acres: 1.2 

Address: 9061 UPTON RD 

City/State/Zip: ELLICOTT CITY, MD 21042 

Owner: 

Name: CHOI KWON B 

Ernail: benchol41@hotmail.com 

Phone: 410-561-2300 

Mailing Address: 9061 UPTON RD 

City/State/Zip: ELLICOTT CITY, MD 21042 

Representative: 

Name: Talkin & Oh, LLP 

Email: soh@talkin-oh.com 

Phone: 410-964-0300 

Mailing Address: 5100 Dorsey Hall Drive 

City/State/Zip: Ellicott City, MD 21042 

Decision: 

Planning Board Decision: 
Planning Board Vote: 

Council Decision; 

Council Vote: 

1 ... -~-t ..... //,ln+n l..r..-nrowlf'nm'lhrrnrl onv/OR P.7nninoH1Rezonin2:.aSO 
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12/13/2012 



Howard County 
Comprehensive Zoning Plan 
Department of Planning and Zoning 

A. Property Information 

1 Address I Street (Only} . 9061 Upton Road 

2 Tax Map Number 24 Grid 

3 Parcel(s) . 455 

4 Lot(s) N/A 

Zoning Map Amendment 
Request Form 

[Word 2007 Version] 
Before filling out this form, please read the 
Instructions section at the end of the form. 

RECEIVED 
5 

DEC 1 2 2012 

5 Tax Account Data: District 02 Account# 245523 DIV. OF PUBLrC SERVICE & ZONING 

6 Size of Property: Acres 1.202 

7 The Property is currently zoned: 

!-request that the Property be rezoned to: 

B. Owner Information 

8 own~r Name· Kwon B. Choi, Jung Im Chol 

9 Mailing street address · 9061 Upton Road 
or Post Office Box 

·city, State . Ellicott City, Maryland 

ZIP Code 21042 

Telephone (Main) 

Telephone (Secondary) 410-274-0154 

Fax 
10 E-Mail 

c. Representative Information 

11 Name 

Mailing street address 
· or Post Office Box 

City1 State 

ZIP 

Telephone (Main) 

Talkin & Oh 

5100 Dorsey Hall Drive 

Ellicott City, Maryland 

21042 

Square feet 

R-20 

B-1 

410"561-2300 

bencho141 @hotmail.com 

410"964-0300 {Sang Oh) 



C. Representative Information 

Telephone (Secondary) i 
,:, OOM Ooo oooo O•oo "' ·- "'' - 00 ·- ·1· ·~· -000 00 ·~ -· - - 0 

......... i ~ax ................. ;_.4!0-964-2008 
~ E-Mail 

' 0' ' Ooooo ;·-· Ooo -- ·- OOo Ooo OM 0° 

D. Alternate Contact [If Any] 

i Name 

·Telephone 
. . ... ··- ~· -· 

i E~Mail 

E. Explanation of the Basis I Justification for the Requested Rezoning 

soh@talkin-oh .com 

13 i The subject Property is located to the northwest of the interchange of Routes 29 and 401 east of St. Johns 
; Lane. To the immediate west and south of the Property are parcels developed and operating with commercial 
i uses in the B-1 and B-2 districts. Immediately adjoining the Property to the east is an undeveloped parcel 
; zoned POR with conditional use approval for an age restricted development. Given the proximity of the 
i Property to a major County interchange, and the existence of commercial and institutional uses adjoining the 
! Property on three sides, the present use of the Property as a single-family detached dwelling is not the most 
: productive or appropriate use of the Property. 

~ See attached Continuation Sheet. 
i 

F. List of Attachments/Exhibits 

14 1. Continuation Sheet. 2. Map of the Property from the County's website. 

G. Signatures 

15 · Owner : Kw/l.chol Owner (2) · Jung Im Chol -~ 
' ~ flv,._~-- ' ~ ' ~ 

D
. D~te __ . __ ~ {; ..• hO/ z_ .. _ _ _ _ _ _ Date _ .. __ - __ ~ ~;~j-:r:; _ />--

Ad~itlon~l ~~n~r_si.~na~u~.e~? .. x t~e .. box_to. the 1~ft and attac_h a sep~rat~ signatu~e P.a~e ... _: 7 · / 

16 i Representative 
i Signature 

['oat~ . 
:~ yv r' 0-~ 

/'t.--to ·I'L... 

Amendment No. 



Continuation Sheet 

E. Explanation of the Basis 1 Justification for the Requested Rezoning 

13 The subject Property is located to the northwest of the interchange of Routes 29 and 40, east of 
St. Johns Lane. To the Immediate west and south of the Property are parcels developed and 
operating with commercial uses In the B-1 and 8"2 districts. Immediately adjoining the Property 
to the east is an undeveloped parcel zoned POR with conditional use approval for an age 
restricted development. Given the proximity of the Property to a major County interchange/ and 
the existence of commercial and Institutional uses adjoining the Property on three sides1 the 
present use of the Property as a singlewfamily detached dwelling is not the most productive or 
appropriate use of the Property. 

In 2004, the Route 40 Enhancement Study was completed. One of the goals identified in that 
study was the need to \\[r]ecognize the economic vitality of this commercial corridor. The Route 
40 Corridor is a vital part of the Howard County economy. The businesses along the corridor 
offer services to the adjoining residential areas and employment opportunities for county 
residents. Additional opportunities to accommodate multiple market segments, including retail 
and service businesses, local professional offices, and entertainment/recreational uses, should be 
identified so that the corridor can continue to grow and flourish." Route 40 Enhancement Study1 

pp. 13-14. The study also concluded that there was sufficient demand in the Route 40 Corridor 
for additional retail space and.professional offices. Route 40 Enhancement Study, p. 14. 

Plan Howard 2030 recognizes the need to continue the revitalization of the Route 40 Corridor. 
Policy 5. 9 of PlanHoward 2030 is to "[c]ontinue to enhance the vitality of the Route 40 Corridor," 
partially through the encouragement of commercial renovation. PlanHoward 2030, p. 63. 

Given that many residential properties in the Route 40 Corridor are in established neighborhood 
communitles1 opportunities for additional commercial development in the area are scarce. 
Addltionally, while many developers are trending away from commercial development and 
towards residential development, a demand still exists in the Route 40 corridor for high quality, 
attractive office and retail businesses. As the Enhancement Study determined, the Route 40 
Corridor is a vital part of the Howard County economy, and additional opportunities for 
commercial development, in appropriate areas, should be seized. 

The subject Property is ideally located to address these PlanHoward 2030 and Route 40 Corridor 
goals. The Property is situated between two developed commercial parcels and a third parcel 
scheduled for age"restricted housing. Given its location, the Property is currently ill"suited for Its 
existing single-family residence use and for the potential additional residential lot that the 
Property could support through minor subdivision. Instead, the Property should be rezoned to a 
commercial district and developed in a manner that is compatible with the adjoining business 
uses and supportive of the future age-restricted development. The proposed rezoning of the 
Property will allow It to be developed in a way that will support the continued growth of the 
Route 40 Corridor. 

1 





COUNCILMEMBERS 

Howard County Council 
George Howard Building 

3444 Comi House Drive 
Ellicott City, Maryland 21043-4392 

Jennifer Terrasa, Chairperson 
District 3 

Mmy Kay Sigaty, Vice Chairperson 
District 4 

Courtney Watson 
District 1 

March 11, 2013 

KwonChoi 
9061 Upton Road 
Ellicott City, MD 21042 

Dear M. Choi: 

You are receiving this letter because you filed a Zoning Map Amendment Request F ormJHoward 
County Comprehensive Zoning Plan or a Zoning Regulation Amendment Request Form/Howard 
County Comprehensive Plan. 

Please be advised that on March 7, 2013, the Howard County Ethics Commission determined 
that the Zoning Map Request Form needs to be accompanied by certain affidavits and 
disclosures. The Commission also determined that the Zoning Regulation Amendment Form 
needs to be accompanied by certain affidavits and disclosures when the Form proposes to 
. "increase the density of the land of the applicant." 

The Cotnmission directed me to notify applicants of their obligation to file the affidavit and 
disclosure. The obligation is set forth in Md. Code Ann., St. Gov't, Sec. 15-849(b ), which 
provides in part, "the affidavit or disclosure shall be filed at least 30 calendar days prior to 
any consideration of the application by an elected official." 

Accordingly, I am enclosing for your use the approved affidavit packet. Completed forms 1nay 
be mailed to the Administrative Assistant to the Zoning Board at 3430 Comi House Drive, 
Ellicott City, MD 21043. 

Very truly yours, 

Stephen M. LeGendre 
Administrator 

(410) 313-2001 fax: (410) 313-3297 
http://cc.howardcountymd.gov 

tty: (410) 313-6401 

Calvin Ball 
District 2 
Greg Fox 
District 5 
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Zoning Map General Plan Amendment: 24.001 
Current Zoning: R-20 
Tax Map: 24 Grid: 5 Parcel: 
Address: 9061 UPTON RD 

Tax ID: 
Council District: 

~ 8 2 -~ ·-
~ 

1402245523 
1 

455 Lot: N/A 



ADJOINING PROPERTY OWNERS FOR 9060 UPTON ROAD 

leonard Baldwin 
9071 Upton Road 
Ellicott City, MD 21042-2607 
(24.002) 

Richard Brame 
Jessica Woofter 
9081 Upton Road 
Ellicott City, MD 21042-2607 
{24.002) 

RP LLC 
5300 Dorsey Hall Dr., Suite 102 
Ellicott City, MD 21042-7819 
(24.002) 

Upton Properties, LLC 
11024 Gaither Farm Road 
Ellicott City, MD 21042-6125 
(24.002) 

Sonya Beall 
3300 Am bra Court 
EIJicott City, MD 21042-2624 
(24.002} 

Alvaro & Sandra Ramos 
3304 Am bra Court 
Ellicott City, MD 21042-2624 
(24.002) 

WonJoon Kim 
OkJa Kim 
3316 Amrba Court 
Ellicott City, MD 21042-2624 
(24.002) 

Cove Wood Association, Inc. 
c/o Nathan Greene 
8361 Court Avenue 
Ellicott City, MD 21043-4505 
{24.002) 

Emicon LLC 
cfo Security Development 
P.O. Box417 
Ellicott City, MD 21041-0417 
(24.002) 

Le Kiet Hoano 
Le Mai Ngoe 
3308 Am bra Court 
Ellicott City, MD 21042"2624 
{24.002) 



Howard County Rezoning 

II 

II 

Requested Zoniu1g 
Search Street~ 

UPTON RD 
··-·" .~ ... ". 

Property Information: 

Amendment No.: 24.002 

Current Zoning: R-20 

Requested Zoning: R-SC 

Tax AccountiD.: 1402227517 

Map: 24 

Grid: 5 

Parcel: 41 

Lot: 
Acres: 2.99 

Address: 9060 UPTON RD 
City/State/Zip: ELLICOTT CITY, MD 21042 

Owner: 

Name: MANAHAN CHRISTINE l 
Em a if: chriscat@therosebu dsociety. com 

Phone: 858-551-7574 

Mailing Address: 6098 LA JOLLA MESA DR 
City/State/Zip: U\ JOLLA, CA 92037 

Rept·esentative: 

Name: David A. Carney 
Email: dac@carneykelehan. com 

Phone: 410-740-4600 

Mailing Address: 10715 Charter Drive, Suite 200 

City/State/Zip: Columbia, MD 21044 

Decision! 

Plannfng Board Decision: 
Planning Board Vote: 

Council Decision: 
Council Vote: 

httn://data.hovvardcountyn1d.gov/GRezoning/GRezoning.asp 

Page 1 of 1 

12/13/2012 



Howard County 
Comprehensive Zoning Plan 
Department·of Planning and Zoning 

A. Property Information 

1 · Address I Street (Only) 

2 Tax Map Number 

3 Parcel(s) 

4 Lot(s) 

9060 

24 

0041 

Upton Road 

Grid 

Zoning Map Amendment 
Request Form 

[Word 2007 Version] 
Before filling out this form, please read the 
Instructions section at the end of the form. 

5 

5 Tax Account Data: District 02 Account# 227517 

6 Size of Property: Acres 2.993 Square feet 

7 The Property is currently zoned: R-20 

I request that the Property be rezoned to: RSC or alternatively R-12 

B. Owner Information 

8 Owner Name Christine Manahan and Charles ManahanJ TIC 

9 Mailing street address 6098 La Jolla Mesa Drive 6176 Rosecommon 
or Post Office Box 

City1 State La Jolla, CA Norcross, GA 30092 

ZIP Code 92037-7853 

Telephone (Main) 858-551-7574 770A49-7891 

Telephone (Secondary) 

Fax 

10 E-Mail Chriscat@therosebudsociety.com charles.manahan@cingular.com 

· C. Representative Information 

11 Name 

Mailing street address 
or Post Office Box 

. ~~ty, -·~t.ate ~ 
ZIP 

Telephone (Main) 

David A. Carney; Kelehan Bresler Bennett & Scherr, LLP 

10715 Charter Drive, Suite 200 

ColumblaJ MD 

21044 

410-740-4600 

• I ., 
. . I 

RECEIVED 
DEC 1 2 2012 

Df\l OF PUSUC SERVICE & ZONING 



DEC-10-2012 08:28 From:WASHINGTON 

C. Representative Information 

Telephone (Secondary) 
fax 
E Milll 

<11 0-730·7729 

dac@carneykelehan.com 

12 Assor;i~tion with owner M"tMJY 

0. Alternate Contact [If Any] 

Name 
Telephoml 
E·Mall 

3016215273 To:6192343331 

dac@carneykelehan.com 

1;. t:xplan~tion Qf the Basis:/ 3vstification fc;Jr the Req~~$ted ftei!oning 

l3 Tho MMahM ftt'OI)My Mt:rl'ls a U~M.Itlooal to&ido,,llal ~onli"11) dl!·lrlot bi)IWC(nl R 20 and PORte., Soo SttppiO'IIVI•l 

The Manahan property needs a transitional residential zoning district 
between R-20 and POR/B-1. See Supplement. 

F. List of Attachments/Exhibits 

14 ~.;h~UJJJ.ll~·ltlll'lll : E .... 10~ 1 Extract ff.om~·;HC GIS System; Exhibit 2: Extract of zoning map; 
Exhibit 3: Extract of Tax Haps 17 and 24; Exhibit 4; Plans for Hoenes parcel; 
Exhibit 5: Subdivision Plan .. :for Ambra Court; E:xhibit 6: Photographs; 
Exhibit 7: ADC 1-faps 11 and 12; Exhibit 8: Extract pages 5 & 7 from Route 40 
Enhancement Study and Characterization Report; Exhibit 9: Naps from Route 40·Nanual. 

G. Signatures 

J 5 O~fC]J -· Chris Dine L. Manahan 

~~.IJ/1~ 
owner (2) 

Dato /'J )o fr~ oate 
0 Additional owner slgnoturu~? X th~ UI)X to tho loft ond ilttach a .soparilto sianatura paoc. 

16 Repre:;;entativ<:~ {) 
1 
() /J~ 

Signature )!I~ t{, · (,-}£~~-_David A. Carney 
Date ;zf zj 1 l~ VWYfT7 



c. Representative Information 

: Tefephon~ fS,econd~ry)_ ; 
: Fax . : 410·730-7729 

. . . : E;M~Ii ...... ·. . . . ..... ~ .. : .. ~-d~~@~~~~~ke!ehan.com 
-12 ·;.Association. w-ith--o~-~ei· JA~~~r~~~ .............. . 

D. Alternate Contact [If Any] 

~-~m~. :: ........... ·:.:~ ...... :.: ........ .. 
. . . . ~~leph~_n·~ _ .. . . · ... ~ :· · 

! . · E·Mal1 

E. Explanation of the Basis I Justification for the Requested Rezoning 

13 ~The Manahan property needs a transilional residential zoning district between R·20 and POR/B-1. See Supplamenl 

f, List of Attachments/Exhibits 
-... ·r-··----· -· .... ---- .. 
; 14 ! See Supplement 

l 
I 
l 

i 
. ! .. 

G, Signatures 

·owneich!·-~-- oAf~' 
:· .... _:: .·_:_1 . 

; is· ·--·owr1~-~-.r·--
:· ... -.. 

; .· .... .·. . .·i Charles 0, Manahan 

b·o:::lt~~~~ ~wnerolgnat:,:.? :-~:h. box t~-~~.~ ~"~ ~J~~:t:•P•~~t~lz:LL!. _if~- -• --
16 Representatfve· 

Signature 

Date 



Zoning Map Ainendtnent Request F onn 
Christine Manahan and Charles Manahan 

9060 Upton Road, Ellicott City, MD 21042 

The Petitioners are the adult children of Dorothy Manahan ·who died on April 28, 2007 at 

the age of 90. The Manahans have owned the property since 1950. The Manahan property 

(Property) consists of2. 993 acres on Upton Road which has a length of approximately 1800 feet. 

It is the only property on the north side of Upton Road and the other properties on Upton Road 

consist of three residentially zoned propet1ies and the Hoenes parcel which is zoned POR. The 

Property is near the intersection of Route 40 and Route 29, and the zoning is R-20, B-2, B-1 and 

POR around the parcel. In the 2004 C01nprehensive Rezoning, the Hoencs parcel was the only 

parcel within the quadrant of Routes 29 and 40 that vvas not zoned cmntnercial, and was rezoned 

to POR. Surrounding the Property are 6 hmnes, 4 of\vhich have lots of 1400 square feet, and 

50% is zoned con1tnercial. 

The Property necessitates a transitional zoning between the R-20 lots and the 

comtnercial lots. The appropriate zoning would be RSC which could be developed at four 

houses per net acre. The hvo fatnilies across Upton Road \Votdd consider sin1ilar zoning to a 

transitional use. The other residential ownct· of Parcel 455 (See Exhibit 1) ·which is adjacent to 

the Hoenes parcel, is allegedly seeking a conunercial rezoning. That owner has access through a 

nmTO\V access strip from Upton Road, but the developable portion of his property has 

comtnercial zoning on three sides. (See Exhibit 1 and Exhibits 6(a), (b) and (c).) 

A rcvie\v of all the properties bound by Route 40 to the south) Route 29 to the east and 

I~ 70 to the north, encompassing a 1 Y2 mile radius frotn Route 29, has been developed, except for 

the Hoenes parcel and the Manahan parcel. The Hoenes parcel has developtnent plans as shown 



on Exhibit 4. Resunection Church and School are depicted approxin1ately 3000 feet to the 

nortlnvest, Baltimore First Adventist Church and Bethel Korean Presbyterian Church is on the 

other side of Atnber Court to the north and east a distance of approxin1ately 1500 feet. Route 29 

is located to the east of the property. 

By reason of the build out of every parcel, the traffic condition at Route 40 and St. John's 

Lane \Vould have n1inin1al in1pact by the development of those undeveloped parcels. 

In essence, the Route 40 Enhancetnent Study dated December 2004 deals with the view 

shed on both sides of Route 40 and the hnprovements that are necessary along the con1n1ercial 

corridor. The goals of the Enhancetnent Study ·were: 

Create vibrant, mixed use, pedestrian-oriented centers. 
Promote transit to increase mobility and offer an alternative to the private 
autmnobile. 

• Itnprove the design of c01nmercial areas. 
Coordinate with other Conmn1nity Enhancen1ent Progran1s. 

Most of the residential con1tnercial development in the imn1ediate area occurred tnore 

than 40 years ago. The Characterization Study exmnined the Route 40 Corridor Task Force 

Strategic Plan distilled their study into the following goals: 

• Recognize the econon1ic vitality of this con1tncrcial corridor. 
• Develop a sense of identity for the corridor. 
• Use the highway infrastructure wisely. 
• Balance developtncnt with transportation capacity. 

Prioritize and spend transportation dollars strategically. 
• lVlakc pedestrian n1ovetncnt possible. 

The Route 40 Design Manual dated July 2010 implen1ented the previous Route 40 

studies. "f'he etnphasis of the 2010 study is on proposed land uses, ne\v zoning initiatives to the 

old shopping centers and the streetscape and hnproved road in1proven1ents. As you can see from 

the photographs of Exhibit 6 there are n1any 1·evisions to Cotntnercial properties on both sides of 

2 



North St. John's Lane. The Manahan property should be protected on their vie\VS of St. John's 

Shopping Center and have a residential district in keeping with the remainder of the Route 40 

Study and Design Manual. 

No other undeveloped parcel located on the proposed land use changes of Route 40 

Manual has residences on a collector adjacent to conunercial zoning except the Manahan parcel. 

It 1nakes the Manahan parcel truly unique in that the parcel is ·within a con11nercial area. For that 

reason the Manahan parcel needs a transitional zoning change. The Manahans are seeking a 

reclassification to RSC and alternatively R-12. This petition will be suppletnented with a site 

plan that wi11 depict the lots. 

Exhibits: 

Exhibit 1: Extract fron1 Ho\vard County GIS Systctn which shows the uses around the 
Property. 

Exhibit 2: Extract of the zoning tnap showing existing zoning for the property. 
Exhibit 3: Extract of the Tax Maps 17 and 24. 
Exhibit 4: Plans for the Hoenes Parcel 
Exhibit 5: Subdivision Plan for the houses that access through Atnbra Court. 
Exhibit 6(a) thru (m): Photographs depicting the site and the uses around the site. 
Exhibit 7: ADC Maps 11 and 12 
Exhibit 8: Extract of page 5 of the Route 40 Enhancetncnt Study and the goals of Route 40 

Characterization Report on page 7 
Exhibit 9: Relevant maps fron1 Route 40 Manual. 

P:IPJM\wpdata\Comprehensiw Rezoning\20 I21Manalmn supp.wpd 

3 
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Looking across Upon Road toward 
St. Jolm,s Shopping Center 

(;t-J 

Looking across Upton Road to·ward 
St. John's Shopping Center 
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Looking across Upon Road toward 
St. John's Shopping Center 

(d/ 

Looking east across the Property at the 
Manahan residence 



Looking southeast frotn Upton Road at Baldwin 
residence 

(j) 

Looking south across Upton Road at 
Brmne residence 



Looking east across lvlanahan property 

{/v) 

Looking east fro1n Upton and St. John's Lane 



Looking 'vest across Manahan property 

{j) 

Looking notihwest across Manahan property 
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Looking northeast across Manahan property 

(£} 

Looking up the drivevvay of 
Choi residence on Upton Road 



Looking east across St. Joln1,s Lane 
fr01n Atnbra Court 
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Chapter 2: Vision for the Future 
The Route 40 Task Force used the the policies in General Plan 2000, the facts from. the Route 40 Characterization Report, the out
comes from a strategic planning exercise, and the findings of the Route 40 Market Study to develop goals for the future of the 
corridor. The Vision for Route 40, based on the Task Force goals, is an economically vibrant corridor that is accessible by many 
modes of transportation and that has identifr.able centers reflective of the corridor's historic context and landscape. 

General Plan 2000 
General Plan 2000 n1akes several specific recon1mendations 
about commercial areas in Howard County. These recon1men
dations can be found in Chapter 5: Comn1unity Conservation 
and Enhancement The policy statements from General Plan 
2000 related to commercial corridors helped provide a context 
for the Route 40 Task Force n1embers as they worked to de
velop their vision for the corridor. 

• --·~tt!..f"~;~--
• 

Figure 4: General Plan 2000 set the stage for this plan. 

5 

Goals 
• Create vibrant, mixed use, pedestrian-oriented centers. 

• Promote transit to increase n1obility and offer an alternative 
to the private automobile. 

• Improve the design of con1mercial areas. 

• Coordinate with other Con1n1unity Enhancement Programs. 

Route 40 Characterization Report 
To assist the Route 40 Task Force, Howard County Department 
of Planning and Zoning staff assembled existing data into the 
Route 40 Characterization Study. The Characterization Report, 
in combination with the Route 40 Corridor Market Analysis, 
provides a technical basis for the decisions and recommenda
tions made by the Task Force. The Characterization Report 
offers in-depth information on many of the topics not covered 
in this report: den1ographic data on population, housing, and 
en1ployment; past and current zoning and land use; environ
mental features such as natural resources, stom1water 
management and green spaces; and comn1unity facilities in
cluding parks, schools, police and fire and rescue services, and 
health and human services. This report is available on the 



threats of the corridor. The vision created for the future of the 
Route 40 Corridor attempts to build on the identified strengths, 
overcome the weaknesses, take advantage of opportunities, and 
minin1ize the possible future threats. 

The Task Force identified n1any strengths of the corridor. Task 
Force n1embers agreed that the corridor was an economically 
healthy group of businesses that complemented one another. 
These businesses are often fran1ed by a wooded background, 
exist within the greater historical context of the corridor, and 
benefit from the tremendous transportation infrastructure. A 
low crime rate and the relative proxin1ity of businesses to resi
dences were also identified as assets. 

The weaknesses identified were not as varied. The primary 
weaknesses of the corridor centered on accessibility both by 
vehicle and by foot. The lack of connectivity among uses cotn
bined with growing concerns about traffic congestion n1ade 
transportation a key issue for the future vision of the corridor. 

These concerns about transportation lead to the identification 
of some opportunities to improve connectivity and accessibil
ity, but the key opportunity identified by the Task Force was 
developing an identity or nsense of place11 for the corridor. The 
Task Force indicated that the identity could be formed through 
improved site design standards, streetscaping, better connectiv
ity and the addition of entertainment uses. 

Threats to the corridor also reflected the importance of trans
portation issues. Task Force n1embers identified the tenuous 
balance between accessibility of residences to businesses and 
potential nuisance in1pacts of businesses on proximate, stable 

7 

neighborhoods. 

The findings of the Task Force strategic planning exercise were 
distilled into six key goals that help to fom1 the vision of the 
corridor. 

Goals 
• Recognize the economic vitality of this comn1ercial corridor. 

• Develop a sense of identity for the corridor. 

• Use the highway infrastructure wisely. 

• Balance development with transportation capacity. 

• Prioritize and spend transportation dollars strategically. 

• Make pedestrian n1oven1ent possible. 

Figure 6: Task Force members discuss their vision for Route 40. 
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COUNCILMEMBERS 

Howard County Council 
George Howard Building 

3445 Court House Drive 
Ellicott City, Maryland 21043-4392 

Jennifer Terrasa, Chairperson 
District 3 

Mary Kay Sigaty, Vice Chairperson 
District 4 

Courtney Watson 
District 1 

March 11, 2013 

Ms. Christine Manahan 
6098 La Jolla Mesa Drive 
La Jolla, CA 92037 

Dear Ms. Manahan: 

You are receiving this letter because you filed a Zoning Map Amendment Request Form/Howard 
County Comprehensive Zoning Plan or a Zoning Regulation Amendment Request Form/Howard 
County Comprehensive Plan. 

Please be advised that on March 7, 2013, the Howard County Ethics Commission determined 
that the Zoning Map Request F onn needs to be accompanied by certain affidavits and 
disclosures. The Commission also determined that the Zoning Regulation Amendment Form 
needs to be accompanied by certain affidavits and disclosures when the Form proposes to 
"increase the density of the land of the applicant." 

The Commission directed me to notify applicants of their obligation to file the affidavit and 
disclosure. The obligation is set forth in Md. Code Ann., St. Gov't, Sec. 15-849(b), which 
provides in part, "the affidavit or disclosure shall be IIled at least 30 calendar days prior to 
any consideration of the application by an elected official." 

Accordingly, I am enclosing for your use the approved affidavit packet. Completed fonns may 
be mailed to the Administrative Assistant to the Zoning Board at 3430 Court House Drive, 
Ellicott City, MD 21043. 

Very truly yours, 

Stephen M. LeGendre 
Administrator 

(410) 313-2001 fax: (410) 313-3297 
http://cc.howardcountymd.gov 

tty: (410) 313-6401 

Calvin Ball 
District 2 
Greg Fox 
District 5 
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Zoning Map General Plan Amendment: 24.002 
Current Zoning: R-20 
Tax Map: 24 Grid: 5 Parcel: 
Address: 9060 UPTON RD 

TaxiD: 1402227517 
Council District: 1 

41 Lot: N/A 
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Manahan Property 
located at North St. Jolms Lane and Upton Road 

DPZ Recommended a transition zone for the Manahan property consisting of three acres. 

The lots to the rear of the Manahan property are essentially the same size as Manahan's 
property. 

The shopping center is approximately 50 yards from the Manahan property. 

The residents one the opposite side of Upton Road agree with the R-12 zoning. 

Enclosed are photographs of (1) site overviews of Manahan and surrounding properties; 
(2) proposed houses that are planned for the site; (3) photographs of the Manahan property; and 
( 4) the side of the shopping center. 

P:\P.fM\wpdata\Comprehensive Rezoning\20 12\Manahan exhibit. wpd 

---
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Regner, Robin 

From: 
Sent: 
To: 

Tolliver, Sheila 
Thursday, August 01, 2013 10:57 AM 
Regner, Robin 

Subject: Fwd: Comments on Manahan Property Item No. 24.002 

Sent from my iPhone 
Sheila Tolliver 

Begin forwarded message: 

From: "Sigaty, Mary Kay" <mksigaty@howardcountymd.gov> 
Date: July 31, 2013, 3:39:03 PM EDT 
To: "Tolliver, Sheila" <STolliver@howardcountymd.gov> 
Subject: FW: Comments on Manahan Property Item No. 24.002 

From: "David A. Carney" <dac@carneykelehan.com> 
Date: Wed, 12 Jun 2013 09:14:23 -0400 
To: Jen Terrasa <jterrasa@howardcountymd.gov>, Courtney Watson 
<cwatson@howardcountymd.gov>, Calvin Ball <cbball@howardcountymd.gov>, Mary Kay Sigaty 
<mksigaty@howardcountymd.gov>, Greg Fox <gfox@howardcountymd.gov> 
Cc: Marsha Mclaughlin <MMclaughlin@howardcountymd.gov> 
Subject: Comments on Manahan Property Item No. 24.002 

On Monday night I understand my presentation in behalf of the Manahan family may have been 
misinterpreted on the issue of Item Nos. 24.001, 24.004 and 24.005. Mr. Brame, who lives on 
Upton Road, spoke against the three other items on Upton Road. Apparently I left the 
impression Mr. Brame was speaking in behalf of the Manahan property. He did comment that he 
agreed with the R -12 zoning for the Manahan property. He was speaking in opposition to the 
request of the other three Item Nos. 24.001, 24.004 and 24.005. 

I was asked by one of the Council members whether I had talked to the owners of the four 
properties, and I said that I had spoken to all the property owners directly. In the case of the 
Hoenes parcel, I talked to Tom Meachum, my partner who represents Rick Hoenes. I spoke to 
the other three owners. 

David A. Carney 

Carney, Kelehan 
Bresler, Bennett 

Scherr 

10715 Charter Drive, Suite 200 
Columbia, Maryland 21044 
Direct 410-884-1100 
Office 410-7 40-4600 x200 
Fax 410-730-7729 

1 



Mobile: (410) 627-4338 
l~ease to: 
dac@CarneyKelehan.com 
www .cameykelehan.com 

This e-mail, including attachments, may include confidential and/or proprietary information, and may be used only by the person or entity to 
which it is addressed. If the reader of this e··mail is not the intended recipient or his or her authorized agent, the reader is hereby notified that 
any dissemination, distribution or copying of this e-mail is prohibited. If you have received this e-mail in error, please notify the sender by 
replying to this message and delete this e-mail immediately. 

IRS CIRCULAR 230 NOTICE: To ensure compliance with requirements imposed by the Internal Revenue Service, we inform you that the Federal 
tax advice contained in this communication (or in any attachment) is not intended or written to be used, and cannot be used, for the purpose of 
(i) avoiding penalties under the Internal Revenue Code or (ii) promoting, marketing, or recommending to another party any transaction or 
matter addressed in this communication. We provide this disclosure on all outbound ernails to assure compliance with new standards of 
professional practice, pursuant to which certain tax advice must satisfy requirements as to form and substance. 
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Richard Brame 
Jessica Woofter 
9081 Upton Road 

ADJOINING PROPERTY OWNERS FOR 9071 UPTON ROAD 

Ellicott City, MD 21042~2607 
(24.002)(24.001){24.004} 

RP LLC 
5300 Dorsey Hall Dr., Suite 102 
Ellicott City, MD 21042-7819 
{24.002){24.001)(24.004) 





Hov·.rard County Rezoning 

II 

II 

Reqt1ested Zoning 
Secu·ch Street: 

UPTON RD 

Property Information: 

Amendment No.: 24.004 

Current Zoning: R-20 

Requested Zoning: R~SA-8 

Tax Account ID.: 1402243199 
Map: 24 

Grid: 5 

Parcel: 40 

Lot: 
Acres: 0.491 

Address: 9071 UPTON RD 

City/State/Zip: ELLICOTT CITY, MD 21042 

Ownet·: 

Name: BALDWIN LEONARD RYAN JR 

Email: lrb21474@yahoo.com 

Phone: 410~203-1378 

Mailing Address: 9071. UPTON RD 

City/State/Zip: ELLICOTT CITY1 MD 21042 

Representative: 

Name: 

Email: 

Phone: 

Mailing Address: 

City/State/Zip: 

Decision: 

Planning Board Decision: 

Planning Board Vote: 

Council Decision: 

Council Vote: 

Page 1 of 1 





Howard County 
Comprehensive Zoning Plan 
Department of Planning and Zoning 

B. Owner Information 

c. Representative Information 
.. '···:· .. ···-:-··-.····-:···-·'•''•'"' ... ":· .·-···· ................ , .......... -·:~·:·. ··: ··-··: .-:,···· . - - . 

Zoning Map Amendment 
Request Form 

[Word 2007 Version] 
Before filling out this form, please read the · 
Instructions section at the end of the form. 
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C.. Representative Information 
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E. Explanation of the Basis 1 Justification for the Requested Rezoning 

13 i The Baldwin property needs a transitional residential zoning district between R-20 and POR/B-1. 
! I adopt the Manahan submission except as follows: I request RSA-8 zoning or as an alternative RSC zoning. 

F. List of Attachments/Exhibits 

: 14 ! Exhibit 1 - Extract of Howard County GIS Map 
· : Exhibit 2 - Tax Map 

; l;:xhibit 3 • Zoning Map 
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Looking not1heast across Manahan property · 

;.e; 

Looking up the driveway of 
Choi residence on Upton Road 
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Looking east across Manahan property 

{*),, 

Looking east from Upton and St. John's Lane 
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Looking southeast fi·om Upton Road at Baldwin 
residence 

({) 

Looking south across Upton Road at 
Brame residence 
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Looking across Upon Road toward 
St. John>s Shopping Center 
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Looking across Upton Road toward 
St. John's Shopping Ce11ter 
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Chapter 2: Vision for the Future 
The Route 40 Task Force used the tl2e policies in General Plan 2000. 1/ze facts from the Route 40 Characterization Repon, rlze out
comes/rom a strategic planning e.:re1·cise~ and theji11dings oftlze Route 40 Market Study to develop goals for the future of the 
corridor. Tlze Visio11 for Route 40, based 011 the 'rask Force goals. is an economically vibrant co1ridor thai is accessible by many 
modes of transportation and tlzar has idemifiable centenn·ejlective oftlze con·idor's historic context and landscape. 

General Plan 2000 
General Plan 2000 makes several specific recommendations 
about commercial areas in Howard County. These recommen
dations can be found in Chapter 5: Community Conservation 
and Enhancement. The policy statements from General Plan 
2000 related to commercial corridors helped provide a context 
for the Route 40 Task Force members as they worked to de
velop their vision for the corridor. 

~~liiL...,JIIs· ~~·· '~w4 tHi~JAiojled. 

--===== -
Figure 4: General Plan 2000 set the stage for this plan. 

5 

Goals 
• Create vibrant, mixed use. pedestrian-oriented centers. 

• Promote transit to increase mobility and offer an alternative 
to the private automobile. 

• Improve the design of commercial areas. 

• Coordinate with other Community Enhancement Programs. 

Route 40 Characterization Report 
To assist the Route 40 Task Force, Howard County Department 
of Planning and Zoning staff assembled existing data into the 
Route 40 Characterization Study. The Characterization Report~ 
in combination with the Route 40 Corridor Market Analysis, 
provides a technical basis for the decisions and recommenda
tions made by the Task Force. The Characterization Report 
offers in-depth infom1ation on many of the topics not covered 
in this report: demographic data on population, housing, and 
employment; past and current zoning and land use; environ
mental features such as natural resources, storm water 
management and green spaces~ and community facilities in
cluding parks, schools, poHce and fire and rescue services, and 
health and huma11 services. This report is available on the 
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Route 40 Corridor Study 
Map 1: Route 40 Enhancement StiJ~Y Afe_a·: .. 
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threats of the corridor. TI1e vision created for the future of the 
Route 40 Corridor attempts to build on the identified strengths, 
overcome the weaknesses, take advantage of opportunities, and 
minimize the possible future threats. 

The Task Force identified many strengths of the corridor. Task 
Force members agreed that the corridor was an economically 
healthy group of businesses that complemented one another. 
These businesses are often framed by a wooded background, 
exist within the greater historical context of the corridor, and 
benefit from the tren1endous transportation infrastructure. A 
low crime rate and the relative proximity of businesses to resi
dences were also identified as assets. 

The weaknesses identified were not as varied. The primary 
weaknesses of the corridor centered on accessibility both by 
vehicle and by foot. The lack of connectivity among uses com
bined with growing concerns about traffic congestion made 
transportation a key issue for the future vision ofthe corridor. 

These concerns about transportation )ead to the identification 
of some opportunities to improve connectivity and accessibil
ity, but the key opportunity identified by the Task Force was 
developing an identity or •tsense of place'1 for the corridor. The 
Task Force indicated that the identity could be fonued through 
improved site desi~ standards, streetscaping, better connectiv
ity and the addition of entertainment uses. 

Threats to the corridor also reflected the importance of trans
portation issues. Task Force members identified the tenuous 
balance between accessibility of residences to businesses and 
potential nuisance impacts of businesses on proxii:nate. stable 

7 

neighborhoods. 

The findings of the Task Force strategic planning exercise were 
distilled into six key goals that help to form the vision of the 
corridor. 

Goals 
• Recognize the economic vitality of this commercial corridor. 

• Develop a sense of identity for the corridor. 

• Use the highway infrastructure wisely. 

• Balance development with transportation capacity. 

• Prioritize and spend transportation dollars strategically. 

• Make pedestrian movement possib1e. 

Figure 6: Task Force members discuss their vision for Route 40. 
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Route 40 Corridor Study 

Map 2: Proposed Land Use Changes 
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COUNCILMEMBERS 

Howard County Council 
George Howard Building 

3448 Comi House Drive 
Ellicott City, Maryland 21043-4392 

Jennifer Terrasa, Chairperson 
District 3 

Mary Kay Sigaty, Vice Chairperson 
District 4 

Courtney Watson 
District 1 

March 11, 2013 

Mr. Leonard Baldwin 
9071 Upton Road 
Elkridge, MD 2104 2 

Dear Mr. Baldwin: 

You are receiving this letter because you filed a Zoning Map Amendment Request Form/Howard 
County Comprehensive Zoning Plan or a Zoning Regulation Amendment Request F orm!Howard 
County Comprehensive Plan. 

Please be advised that on March 7, 2013, the Howard County Ethics Commission determined 
that the Zoning Map Request Form needs to be accompanied by certain affidavits and 
disclosures. The Commission also determined that the Zoning Regulation Amendment Form 
needs to be accompanied by certain affidavits and disclosures when the Form proposes to 
"increase the density of the land of the applicant." 

The Cormnission directed me to notify applicants of their obligation to file the affidavit and 
disclosure. The obligation is set fo1ih in Md. Code Ann., St. Gov't, Sec. 15-849(b ), which 
provides in part, "the affidavit or disclosure shall be filed at least 30 calendar days prior to 
any consideration of the application by an elected official." 

Accordingly, I am enclosing for your use the approved affidavit packet. Completed forms may 
be mailed to the Administrative Assistant to the Zoning Board at 3430 Cou1i House Drive, 
Ellicott City, MD 21043. 

Very truly yours, 

Stephen M. LeGendre 
Administrator 

(410) 313-2001 fax: (410) 313-3297 tty: (410) 313-6401 
http:/ /cc.howardcountymd.gov 

Calvin Ball 
District 2 
Greg Fox 
District 5 



Zoning Map General Plan Amendment: 24.004 TaxiD: 1402243199 
Current Zoning: R-20 Council District: 1 
Tax Map: 24 Grid: 5 Parcel: 40 Lot: N/A 
Address: 9071 UPTON RD 



Howard County Rezoning 

II 

II 

Requested Zoning 
Search Street: 

~~~!9..~. ~.0 1 Next 

Property Information: 

Amendment No.: 24.005 
Current Zoning: POR 

Requested Zoning: R-A-15 

Tax Account ID.: 1402426447 
Map: 24 

Grid: 5 

Parcel: 1190 

Lot: 
Acres: 5.67 

Address: 9011 UPTON RD 

City/State/Zip: ELLICOTI CITY, MD 21042 

Owner: 

Name: Upton Properties, LLC 
Email: rickhoenes@verizon.net 

Phone: 410-997-8986 

Mailing Address: 11024 GAITHER FARM RD 
City/State/Zip: ELLICOTI CITY, MD 21042 

Representative: 

N . Thomas M. Meachum; Carney, Kelhan, Bresler, Bennett, and Scherr, 
arne. LLP 

Email: tmm@carneykelehan.com 
Phone: 410-740-4600 

Ad~~~~ns~ 10715 Charter Drive, Suite 200 

City/State/Zip: Columbia/ MD 21044 

Decision: 

Planning Board Decision: 
Planning Board Vote: 

Council Decision: 
Council Vote: 

http:/ /data.howardcountymd.gov/GRezoning/GRezoning.asp 

Page 1 of 1 
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Howard County 
Comprehensive Zoning Plan 
Department of Planning and Zoning 

A. Property Information 

1 
2 

3 

4 

5 

7 

B. Owner Information 

........ Upton Properties, LLC ._..--· 

· 11024 Gaither Farm Road 

Zoning Map Amendment 
Request Form 

[Word 2007 Version] 
Before filling out this form, please read the 
Instructions section at the end of the form. 

--••••••·•-····-•--•·-··--··••••·•-•-•-•••·-·••••••••-•••-·--••••-•••--•·-·••M••-••·--•·•-----•·•·••••••••-•••-•••"•-•-1•"•-··--•••--·-"••-••-•"•----••·-"·•-'W""•-••-•·-·--·--•"'"""'""''"""' 

Ellicott City, MD .. ___ ........ ·-----=--............... _____ .. _____ .. __________ ........... ______ ............... _____ , __ ....................... --o Ec----·-l--4--·-·2012 __ ................. .. 
21042~6125 
~-----··----·-·----·-·----------.. -·-------------·-----1-----··"""''""··--·--................. -·-------.. --........ _. ____ _ 
41 0-977-8986 

··· .. : rickhoenes@verizon.net 

c. Representative Information 
L...-"" 

Thom~~-~:..~~-~.?.~-~'!li .. ~~E~-~y Ke~~~~-~--~res~~--~-~~-~e~!_~-~-~~~!~!:~.~ .. ·-·---------.......... _______ ..... .. 
10715 Charter Drive, Suite 200 

Columbia, MD 



··' 

E. Explanation of the Basis I Justification for the Requested Rezoning 

13 The property Is bounded by Route 29; Route 40; a retail center; two residential lots; and a church. This would be the perfect location for 
apartments or townhouses which would serve the purpose of providing more affordable housing which has been the subject of constant discussion 
for the past 40 years. 

G. Signatures 

Additional owner signatures? X the box to the left and attach a separate signature page. 
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Print - Maps 

bing· Maps 

Upton Rd, Ellicott City, MD 21042 

---·-----------.. 
My Notes 

---------------- ·----------' lid On the go? Use m.blng.com to find maps, 
directions. businesses, and more 

l'>~. 

~if~ Bird,s eye view maps can,t be printed, so another map view has been substituted. 

Page 1 of 1 

http://www.bing.com/maps/print.aspx?mkt==en"us&z=l7&s=b&cp=39.27831 0,-76.82368... 12/11/2012 



Print- Maps 

bing· Maps 

Upton Rd, Ellicott City, MD 21042 

My Notes 

liiJ On the go? Use m.blng.com to find maps, 
directions, businesses, and more 

~, . 

. t~ili~. Bird's eye view maps can't be printed. so another map view has been substituted. 

Page 1 ofl 

http://www.bing.com/maps/print.aspx?mkt=enNus&z=18.34583233003915&s=b&cp=39.... 12/11/2012 



COUNCILMEMBERS 

Howard County Council 
George Howard Building 

3449 Court House Drive 
Ellicott City, Maryland 21043-4392 

Je1mifer TeiTasa, Chairperson 
District 3 

Mary Kay Sigaty, Vice Chairperson 
District 4 

Cominey Watson 
District 1 

March 11, 2013 

Upton Properties, LLC 
11024 Gaither Farm Road 
Ellicott City, MD 21042 

Dear Sir or Madam: 

You are receiving this letter because you filed a Zoning Map Amendment Request Fonil/Howard 
County Comprehensive Zoning Plan or a Zoning Regulation Amendment Request Form/Howard 
County Comprehensive Plan. 

Please be advised that on March 7, 2013, the Howard County Ethics Commission determined 
that the Zoning Map Request Form needs to be accompanied by certain affidavits and 
disclosures. The Commission also determined that the Zoning Regulation Amendment Form 
needs to be accompanied by certain affidavits and disclosures when the Form proposes to 
"increase the density of the land of the applicant." 

The Commission directed me to notify applicants of their obligation to file the affidavit and 
disclosure. The obligation is set forth in Md. Code Ann., St. Gov't, Sec. 15-849(b), which 
provides in part, "the affidavit or disclosure shall be filed at least 30 calendar days prior to 
any consideration of the application by an elected official." 

Accordingly, I am enclosing for your use the approved affidavit packet. Completed forms may 
be mailed to the Administrative Assistant to the Zoning Board at 3430 Comi House Drive, 
Ellicott City, MD 21043. 

Very truly yours, 

Stephen M. LeGendre 
Administrator 

(410) 313-2001 fax: (410) 313-3297 tty: ( 41 0) 313-6401 
http://cc.howardcountymd.gov 

Calvin Ball 
District 2 
Greg Fox 
District 5 
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Zoning Map General Plan Amendment: 24.005 
Current Zoning: POR 
Tax Map: 24 Grid: 5 Parcel: 
Address: 9011 UPTON RD 

TaxiD: 1402426447 
Council District: 1 
1190 Lot: N/ A 


