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HOWARD COUNTY DEPARTMENT OF PLANNING AND ZONING

3430 Courthouse Drive s Ellicott City, Maryland 21043 8-410-318-2350

“""5"-‘“‘“““““""" FAX 410-313-3467
TDD 410:313.2323
February 22, 2006
TECHNICAL STAFF REPORT
Petidion Accapted on December 14, 2005
Hearlng Awthority Hoaring of March 6, 2006 N
Case No./Pititioner: BA 05-046C — Robert B, Williams, Joanna K. Benedict, et. al.

Request: Condiﬁonﬂquor‘ApnﬁmdAdukauﬁng,fortoyndomhium
i oK wihsomfmﬂymmdwdhanm
131N

Location: Fifth Blection District
meofmmmwmmmcm

Road;
Tax Map 28, Grid 9, Part of Paroel 48; Currently 13110 Linden Church Road
(the "Site").

Ares of Site: 50 acres

WAY C. MARSNALL
s29/487

FE00A.
‘Hq"
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CASENO.. BA05-046C . Page 2
PETITIONER: Robert B. Williams, Josmma K. Beneditt, et. al.

L CONDITIONAL USE PROPOSAL

The current Paroe! 48 is a farm property of spproximstely 127 acres. This petition indicates thit the
mmofPMAswmuWuth“ml'wm&emothh.m
MMM&WUuhnWMMWmMSMM
indieated in the petitios, this would be a condominium development without individual lots for the

Mmhmmbhmudmdnmm%mmwhichmdmﬂy -
through the Site.

Onmewutﬁdooftbmtdwmwuwﬁhewmmemmmm:omw
mmbﬁﬂmdnhulﬂm“.dmﬂymnmtmmm;mml
m:mmmAﬁ—mmprﬁnMIqmwmmmmm
wmmmityemﬂmndmnmﬂm&ofmma&ammmwﬂwm
ummmm«mmnmwhs&wmwmmmm
mhpuitmmummm&tmm

mmammwm.mmmuummmwmumﬁw
insuhndmmundﬁddmbpwhhm”,mdwmddlﬂimmmmwmﬂ
design festures a5 detailed in General Note No. 17 on the Conditional Use Plan. Five of the dwelling
mmmdhmmwnmummumﬁmefmmwmwﬁedmuy
way.mmﬁonimmmmmwmﬁnﬂem.
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orest Conservation Esscment; it is presumed that this

PETTTIONBR: Robert B, Williams, Joanna K. Benedict, et. al.
COMDITIONAL USE PROPOSAL (continued)
the Site is shown as a P

CASENO.. BA05-045C

L

provided st the west side of the Site.

Mudh of the perimeter of

BACKGROUND lﬁFORMAﬂON

A

manegement facility is indicated to be

18

points in the arcas generally to the

Greenberry Lane and MD 32 are wooded.
higher

land with some narrow areas of perimeter

open crop
adiscent to

although the western areas
me&Siudeummnywhm

is very moderately sloped, with the
thess

The Sits is currently prodominantly
vegstation,

west of the gas easement. From

Ovenall, the Site

of Parvel 48, which based on the proposed arca for the Site

mmdwugbmmsﬂymﬁelowutminmmmmﬁms&.mmof

the Site appears to have no structures.

is the area with & principal

77 acres. This area is also & farm, and
pond.withdrlvwlywemwcmbmyw.-’l‘otho
.wm-mﬁmmmm

side of the Site to Linden Church Road; this Parcel

the

running along the east

by a long driveway
414 does not eppesr on

its is 2 Paroel 414,

To the north of the Site s the res

would be
dwelling, fhem buildings, and o

northeast of the §

.
-
"y

-’

various maps but is depicted on the pien.

Topography

BA 05-046C
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PETITIONER: Robert B. Willinms, Josana K. Benediot, ot. al.
L BACKGROUND INFORMATION (continued)

B.

Vigingl Propegties (continued)

East of the Site are lots in the Twelve Hills Subdivision with geaerally two-story, brick, single-
ﬁnﬂydﬂnﬁoddmﬂhp&mhgenTmhaHﬂthdhmﬂl&,wﬁchhamm-
mmmnwm-mwmwmmmm
two-car garage, fronting on Linden Clurch Road, To the southeast of the Site, across Linden
Church Road, is Parcel 189 which is curreatly unimproved. The propesties to the south across
mmmmmummmmrmems,mmmmmmmdm
Wwith&ivmymmLindmChumhM.Totbewtomel 175 is
Broadwater Lane.

WutoftthiteilebmyLmn.demisﬂnMDSZright-o{my. To the
noru:wutofthoSiummebmymethnmdw,whichmmnofaps

pipdinehminﬁonﬁciﬂtymdmehﬁicuﬁﬁtyfuﬂitywi&anmmimﬁmm.Ml
ofﬂaopmperﬁadm‘bedubmmdwmmdn-m.

Roads

mwmmMysmﬁmf@mmymmamcmhmmM
travel lanes and wide paved shoulders within » variable width right-of-way.

Linden Churct Road has two travel lancs xnd approximately 22 fiet of paving within a varisble
widsh right-of-way. The posted speed limit further the east of the Site is 25 miles per hour.

Simmmmmmhmdhmtaﬁmmm&mmmdfma
MmMMMmﬁnnﬁmaﬁMafﬁnmbﬁyme,mm
siglndimafromﬂlelppmdmhnﬁonofthepmponddﬁvemymmh
approximately S00 fect to the south past the Linden Church Road intersection, and
approximately 300 feet to the north.

MmhMMMMhBWWNMWyAMM

the traffic volume on Linden Church Road east of MD 32 was 1,000 ADT (avorage daily tripe)
as of August, 1997. There is no data available for Greenberry Lane.

Water and Sower Service
The Property is not in the Metropolitan Distrct and is wihin the No Planned Service Area
mmwuwwmmmmsmwmﬂm 1,2006.

mSﬁchmuedwbemedbypﬁvwwmnhyMuduqﬁcﬁciﬁﬁs.AtSm
sepﬁcummtmhmumwmwofﬁeshq. .

Geneml Plan

mmuwmmmnuﬁmﬁdmmapoﬁmmmmwfmzooo
General Plan.

Lancmdundmcmmhnudmdepimduhwmudwnthehnspomﬁoa
Map 2000-2020 of the 2000 Gener! Plan.

Agency Conunents
s;mmwmmmmp:wmmfouwmm:

L Department of Inspections, Liconses and Permits
2. Buresu of Environmental Health

The following agsacy had no cbjections to the proposal:

1. Department of Fire and Rescue Services

No comments were received to date from the following agencics:
1. Department of Recreation & Parks

g1005/008
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PETITIONER: Robert B. Willixms, Joanna K. Benedict, et. al.

18

118

Iv.

BACKGROUND INFORMATION (continued)

Ihepoﬁﬁmhmbjm&ﬁemrubﬁerﬂiﬁNMWAdnmmtpmm
mw,avdwunwmmnqﬁmmpmmmmmmm

ZONING HISTORY

Thete it no record of any specific Board of Appeals, Zoning Board, or Department of Planning snd
Zoning cases for the Property. . o

EVALUATION AND CONCLUSIONS
A Evaluation of petition socording to Section 131.B. of the Zoning Regulations (general criteria
for Conditional Usce):

1. mmmmwwmmmiwwmt
mmmwmwmmgmmmﬁn,mmwm(m
Wﬁ.ThUnhmhmMymMﬁhmﬁ&nthofmmd
dwmmhmmawhmm,uhﬁlmwm
does comply with the specific density criteria as noted below. The Site is quite lazge for
the Use, with much open space and wide areas for buffers. The Site is locatod on low-
volume local roads which do not go through to the north or to the east, and which only
connect to a major road at a traffic signal st the intersection of Linden Church Road and
MD 32. The residential naturs of the Uss will be in relative harmony with the Rural
Residentisl land use and policies indicated in the Howard County General Plen, and
will be in harmony with the Genarl Plan policies encouraging bousing for an aging
population.

2. TheUseisanticipsted ns being similar in character and operation as aay relatively low-
density, single-family detached neighborhood. There would be no inordinato noise, o
genenation of dust, fimes, odors, giare, or vibrations, and no crestion of hazards.

3. AﬂbuilﬂnpwwmuofswmwﬁtmmemmegmmdﬁeUumd
mmemmmmmu”mmmmmﬁﬂ
properties. The Use would not hinder ot discourage the development and use of
wmtlmdudmmumembjmsmhngmuydwhm.

4. Pukhgmwmbeohdqm;iuthﬂhepuﬁcummbmemepmvided
parking will significantly exoeed the minimum parking requirementa . The one patking
lmwmbowellmltadﬁ'omdlmmdinsmidmﬁdummdwiﬂmtbe,rudﬂy
visible to the yurrounding ares due to the dwellings within the proposed development.

Theo&upuddﬂmmntnchindiviémldwaﬂinaunit.mdwmnouﬁect '

moundinzpmpuduinmyny.nmwﬂlmtbenmmbmemh
dwelling unit will have standard houschold containers and pick-up.

5. The ingress and ogroms drives will provide safe access with sdequat sight distance.
Acceleration and decelorstion lancs are unnecessary in this location.

Basod on the evalustions sbove, the proposed Use at the proposed location will not
h«vudvmeffedlonvichﬂpmpuﬁuubovcmdbeyondthouordhuﬂymimd
with age-restricted residential dovelopments.

B.  Evahation ofpetition socording to Section 131.N.1. (Specific Criteria for Age-restrioted Adult

Housing):

1. The official definition of the term “Age-restricted Adult Housing” is “A development
mhbdmmpmybyhmmmhvinguMnmmwhthSymof
moroldu.‘A:ithnuprcmm,ttishnpuodthnApﬁsﬁmdAduh
u«mumwmwmmmwwmmmmhu
MmmmmmmwmwuuMywmw
on building design and/or floorplans.

g1006/008
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IV.  EVALUATION AND CONCLUSIONS (continued) )
B. Evaluation of petition according to Section 131.N.1. (contipued)

101

1.

The proposed detached residential units ss dapicted on the plan have no pparent
mummmummmmww-
right single-family detached dwellings. With two full stories as depicted in the
Schematic Footprint and Elevation on the plan, theso units might contain 6,000 square
feet of floor area. This sppesss to be quite excessive upon consideration of the intended
“aging in place™ purposes of universal design features and overall active-senior housing

In the event the proposed dwellings are no different from many by-right single-family
dwellings, this could be cansidered an exploitation of the Age-restricted Adult Housing
Conditional Use eategory to significantly increase the density of a standard detached
dwelling product over what could be achicved, through a by-right residential
subdivision, even one with receiving density. Theze needs to be clear evidence that the

‘ dwellings will have a specifically limited number of bedrooms to meet the Health

Department concerns, and that the space within the dwellings will not be easily
convertible to additionsl bedrooms. The Petitioner should present more detailed
building plans and floorplans to prove that the dwelling units qualify as Age-restricted
Adult Housing on the basis of building design.

The petition proposes 50 dwelling units, and thorefore, the petition complies with
Section 131.N.1.b.

The Sitc is declared to be 50 net zores, and the proposed S0 dwelling units cquals one
dweiling unit per each net acre. The petition complies with Section 131.N.1.c.

The principal structures comply with the maximum height requircment, and the
mmndpluwpmbmlywiﬁoraud&emiﬁmumu&ukmdmﬁon
distances of Section 131.N.1.d. 8

mwm»mwmumsom:mmm*
of Section 131.N.1.e., although the Petitioner only declares 25 acres 83 open space,
which complies with the minimum open space requirement.

Recreational accessory uses are proposed, and this would comply with Section
131.N.1.£ provided that these recrestional uses arc limited to on-Site residents and their
gucsts, .

The development is under 100 dwelling units, so the development must include 2
community building of at least 20 square feet for each dwelling unit, or 1,000 square
mmmmwwmnmwm,ooomfmmmmm,
go the petition complies with Section 131.N.1.g.

Section 131.N.1.h. is not spplicable, becausc each dwelling will have individual
houschold-style trash containers and individual pick-up, and not 8 community facility.
There it no proposal for a loading arca.

Mﬂnmmdhdmumuﬁuudqﬁﬁadmmep}mmmm
some of the existing residential development along Linden Church Road to the
sonm&cymmﬁvﬁyomtﬂbhinm.withﬂwexhthgmidm
MMWWE&M”&AMMWAI!MW&W
buffer aree is provided along the pecimeter of the Site with open space and forest
conscrvation sreas.

The Petitioner intands to establish the Use in one phase, but it is also steted that if there
will be more than onc phase, the recreation facilities will be established in the firat

phase. The petition complies with Section 131N,

1t is stated in Section 8.b. of the petition form thet “The age restrictions will be a
matarial inclusion of the Condominium Declaration.” It is recommended that the
Pﬁﬁmwﬁemdﬁhwhwﬂn:g&mﬁuﬁmwmbemmm
enforced for the proposed Use.

g1007/008
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PETITIONER: Robert B. Williams, Josnna K. Benedict, et.

IV.  EVALUATION AND CONCLUSIONS (continued)
Evaluation ofpeﬁﬂmrmctding to Section 131.N.1, {continued)

12.

13.

14,

In General Note No. Z.L.onﬂlepian.xtmﬁuﬂueamﬁmmdcomunty
hwravmﬂnbemdmdbymmndoﬁmmmm The petition
complies with Section 131.N.1.1.

A short list of universal design features to be provided within the proposed dwellings
is given in General Note No, 17. However, no fleor plans were submitted, and the
Petitioner instead notes that “Specific floor plans mesting thesc requiremeats will be
submitted as timo of building permit spplication.” Section 131.N.1.m. requires two
besic things to be provided with tho petition; a list of interior features, which is
provided, and that the “..petition shall include floor plans or other material
mmmwmmummwm
population.” In other words, something other than the requited list nmust be provided,
in addition to the list, in order to demonstrate complisnce with this requirement.

mmm.mmmmmmumumm
Housing Units. It is recommended that the Petitioner provide more details to clarify

. how this requirement will be realized, becauss it is questionable thet Moderate Income

Housing Units would be practical based on the size of the proposed dwelling units.

V. RECOMMENDATION

For the reasons stited above, the Department of Planning and Zoning reconumends that the request for
a Conditional Use for Ago-restricted Adult Housing be GRANTED, subject to the following conditions:

MM:JRL/jrl

L

The Conditional Use shall be conducted in conformance with and shal] apply only to
the proposed Use as described in the petition and as depicted on the Conditional Use
Plan for *Greenberry " submitted on November 16, 2005 and not to any other activities,
uses, of structures on the Propeaty.

The Petitioner shall present more detailed building plans and floorplans to prove that
the dwelling units qualify as Age-restricted Adult Housing on the basis of building
design; that the dwellings will have a specifically limited number of bedrooms to meet
the Health Department concerns; and that the space within the dwellings will not be
easily convertible to additional bedrooms.

It is reconmmended that the Petitioner provide more details on how the age-restrictions
will be maintsined and enforced for the proposed Use.

In addition to the list of the intezior universal design feature, the petition shall include
ﬂmplmwmmdmmﬁngmmwmnmpwﬂlbe
appropriste for the age-restricted population.

1t is recormmended that the Petitioner provide further explanation about how five of the

proposed dwelling units of the same general size indicated on the plan will be provided
as Moderate Income Housing Units,

)A«.A Yy S/

Marsha S. McLaughlin, Director”
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