
 

 

 

August 24, 2017 

 
TECHNICAL STAFF REPORT 

 
Planning Board Meeting of September 7, 2017 

 
Case No./Petitioners: ZB-1111M – Maple Grove at St. Johns, LLC and Upton Properties, LLC 
 

Location:  Fourth Election District 
East side of St. Johns Lane approximately 520 feet north of Baltimore-National Pike 
Tax Map 24, Grid 5, Parcels 1190, 41, 455, 40, and 81; 9011, 9060, 9061, 9071 and 9081 
Upton Road (the "Property"). 

 
Area of Property: 10.84 acres 

 
Current Zoning:  R-20 (Parcels 40, 81, and 455), R-12 (Parcel 41), and POR (Parcel 1190) 

 
Proposed Zoning: R-A-15, with site plan documentation for a 115 unit townhouse development 
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I. DESCRIPTION OF PROPOSAL  
 
The petitioners request a Zoning Map Amendment to rezone the property from R-12, R-20 and POR to R-
A-15, according to Section 100.0.G.2.- Site Plan Zoning Petitions, for a 115 unit townhouse development. 
The petitioners assert that the Zoning Map Amendment is justified based on a mistake in zoning 

associated with the 2013 Comprehensive Zoning Plan (“2013 CZP”).  
 

During the 2013 Comprehensive Zoning process, all five parcels were submitted as individual map 
amendment requests by separate property owners. The petitioners assert that the Zoning Board denied the 
individual requests citing concerns about “…the desirability of a holistic plan that encompassed all five 
parcels…” rather than separate developments on the parcels; and an “…inability to create an appropriate 

transition/buffer area between the commercially zoned property to the south and single-family detached 
properties to the north.”1 The petitioners suggest that the lack of a single development plan encompassing 
all five parcels was a critical factor in the Zoning Board’s decision to retain the zoning of the three R-20 
zoned parcels and the one POR zoned parcel. 
 
The petitioners propose to combine all five parcels into a single townhouse development that will serve as 

a transition between commercial properties to the south and residential properties to the north.  
 

Site Plan 
 

The proposed development consists of 115 townhomes on 10.28 net acres (11 units per acre). The 
maximum density allowed in the R-A 15 District is 15 dwelling units per net acre. The development 

contains 17 buildings consisting of: one 3-unit building, two 6-unit buildings, two 8-unit buildings and 
twelve 7-unit buildings.  
 
Access would be from Upton Road, which is proposed to be relocated and redesigned with a cul-de-sac 
on the east end. An additional 20-foot wide emergency access road is proposed north of Upton Road, in 
response to comments from the Department of Fire and Rescue Services. 

 
The townhouses predominantly have rear-loading, one-car garages, almost all of which are accessed by 
private alleys. Only four buildings, located along the south side of the property, do not contain garages. 
The petition describes the orientation of townhouses as “…a village main street style aesthetic.” The two 
buildings at the front of the property face St. Johns Lane, provide a residential transition, and will screen 
much of the development. 

 
The required parking for the 115 townhomes is 2.5 spaces per unit, for a total of 288 spaces. The site plan 
depicts 301 parking spaces, consisting of 81 garage parking spaces, 81 driveway parking spaces, 35 on-
street parking spaces along Upton Road, and 104 “common parking” spaces. Most of the common 
parking spaces are in front of Lots 90 through 115, on the south side of the site, and 21 spaces are located 
behind Lots 15 through 25, on the north side of the site. Sidewalks are in front of all of the buildings, 

along the streets. 
 
The site plan depicts 5.53 acres of open space, which represents 53.7% of the property and exceeds the 
25% requirement. Much of this open space provides buffer areas on the north side of the development, 
along the existing Cove Wood subdivision, and on the south side of the development, along US 40. The 

                                                 
1 The Petitioner further justifies the mistake assertion in the “Supplement for Petition to Amend Zoning Map of Howard 

County.” This document replaces the response given in the original Petition.   
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proposal includes two recreational open space areas: one contains a playground and a community center 
and is located near the northeastern corner, the other is depicted near the northwestern corner, at St. Johns 

Lane. 
 
The proposal complies with the Landscape Manual and includes landscaping along all perimeters and 
throughout the development. Noise walls are located along the east and south sides of the site and buffer 
the development from US 29 and US 40.  
 

A Traffic Impact Analysis prepared by The Traffic Group, dated August 18, 2016, concludes “The 

projected southbound St. Johns Lane queues of 315 and 284 feet will not impact the proposed driveway 

which is located approximately 500 feet north of US 40. Therefore, based on this data and analyses, the 

proposed development can be accommodated along St. Johns Lane and has a minimal impact to the 

intersection of US 40 @ St. Johns Lane operations.” A Sight Distance Analysis - “Intersection Site 

Distance Exhibit”, was submitted September 2, 2017, and shows that from the proposed entrance on St. 

Johns Lane, there is an intersection sight distance of 387 feet to the south and 445 feet to the north. Both 

the Traffic Impact Analysis and the Sight Distance Analysis were evaluated during the Subdivision 

Review Committee process. 
 
II.   BACKGROUND INFORMATION 

 
A. Property Description 

 
The property consists of five irregularly shaped parcels, totaling 10.84 acres. Parcel 1190, the 
easternmost, is zoned POR. The southern area of Parcel 1190 is cleared and contains a privately 
owned and maintained stormwater management facility. The northern portion is predominantly 

wooded and unimproved, except for a driveway that runs from the end of Upton Road to a 
commercial communications facility located on the BG&E owned Parcel 449 to the east. 
 
Parcel 41 comprises most of the northern area of the property and is zoned R-12. It is 
predominantly an open lawn with perimeter vegetation. 
 

The remaining three parcels, located on the south side of Upton Road, Parcel 40, Parcel 81, and 
Parcel 455, are zoned R-20 and each contain a single family detached dwelling. All buildings will 
be removed prior to development. 
 
The highest elevation is located on the west side lot line of Parcel 455. From this point, the 
elevation descends 50 or more feet to the northeast, east and southeast, with the lowest elevation 

at the southeast corner. 
 

B. Vicinal Properties 

 

  Direction Zoning Land Use 

   

    North  R-20 (One Family Residential)  Single Family Detached 

    South  R-20 / B-2 (Business General)  Shopping center / US 40 right-of-way 

  East  R-20   BG&E transmission lines 

   West  B-1 (Business Local) / B-2   Shopping centers 
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 C. Roads 

 

 St. Johns Lane transitions from one southbound lane and one northbound lane to two southbound 
lanes and one northbound lane, within a variable width right-of-way. The speed limit is 30 miles 
per hour. 

 
 A detailed sight distance analysis “Intersection Site Distance Exhibit”, was submitted on 

September 2, 2017, and reviewed during the Subdivision Review Committee (SRC) process. This 

analysis shows an intersection sight distance of 387 feet to the south and 445 feet to the north, 
measured from the St. John’s Lane entrance. 

 
 According to State Highway Administration data, the traffic volume on St. Johns Lane north of 

US 40 was 6,494 AADT (annual average daily traffic) as of 2015. 
 

 D. Water and Sewer Service 

 
The property is within the Metropolitan District and Planned Service Area and will be served by 
public water and sewer. 

 
 E. General Plan 

 
Parcel 1190 is designated as Growth and Revitalization on the PlanHoward 2030 maps. All other 
parcels are designated Established Community. 

 
  St. Johns Lane, south of Upton Road, is depicted as a Major Collector on the PlanHoward 2030 

Transportation Map and as a Minor Collector north of Upton Road.  

 
 F. Route 40 Corridor 
 

A large portion of the property is within the Route 40 corridor and is, therefore, subject to review 
by the Design Advisory Panel and the Route 40 Design Manual applies. 

 

 G. Subdivision Review Committee 

 
 The SRC evaluated the site plan according to Section 100.0.G.2.c. of the Zoning Regulations. On 

April 17, 2017, the Department of Planning and Zoning certified the proposed site plan has the 
potential to comply with all technical requirements of the reviewing agencies, without substantial 
changes to the plan in subsequent site development stages of review. Please refer to the attached 

memorandum and SRC comments.  
 
III. ZONING HISTORY 
 

A. Subject Property and Adjacent Properties 

 

On the 1961 zoning map the area north of Baltimore National Pike was zoned R-20, except that 
land within 300 feet of Baltimore National Pike was zoned B-2. The 300-feet was generally 
measured from the edge of the road; thus, a large portion of Parcel 1190 and Parcel 455 would 
have been zoned B-2. All of adjacent Parcel 38 and Parcel 446 and most of Parcel 39 would have 
been zoned B-2. Parcels 40, 41, and 81 and all other land to the north would have been zoned R-
20. Across St. Johns Lane, to the west, this same 300-foot B-2 pattern was applied along 
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Baltimore National Pike, with R-20 to the north of the B-2 district. However, in 1968 a 3.3-acre 
triangle that fronted St. Johns Lane was rezoned from R-20 to B-2 in Zoning Board case ZB 505. 

This land later became the northern part of the St. Johns Plaza shopping center. 
 
The zoning pattern described above remained until the 1977 Comprehensive Zoning Plan, when 
the B-2 zoned areas of Parcel 1190, Parcel 455, and, Parcel 39 were rezoned to R-20. Across St. 
Johns Lane, to the west, the St. Johns Plaza property remained B-2, but the area to the north was 
rezoned to R-20. 

 
The 1985 Comprehensive Zoning Plan maintained zoning similar to the 1977 Comprehensive 
Zoning Plan. The one change in the 1993 Comprehensive Zoning Plan occurred when the 
adjacent Parcel 39 was rezoned to the current B-1.  
 
In the initial 2004 Comprehensive Zoning Plan, the property remained R-20, with B-1 and B-2 on 

the adjacent properties to the south and southwest. However, in the 2005 Continuation of the 
Comprehensive Zoning Plan, Parcel 1190 was rezoned from R-20 to POR. 
 
The property’s zoning remained the same until the 2013 Comprehensive Zoning Plan, when 
Parcel 41 was rezoned from R-20 to R-12 in Amendment No. 24.002. The four other parcels that 
constitute the property were the subject of map amendment requests that were denied. These 

were: 
 

• Amendment No. 24.001, a request to rezone Parcel 455 from R-20 to B-1; 
• Amendment No. 24.004, a request to rezone Parcels 40 and 81 from R-20 to R-SA-8; and 
• Amendment No. 24.005, a request to rezone Parcel 1190 from POR to R-A-15. 

 

IV.   EVALUATIONS AND CONCLUSIONS 

 

A. Evaluation of the Petition Concerning the General Plan 
 

The petitioners assert that ZB-1111M is in harmony with the following PlanHoward 2030 

policies:  

 

POLICY 5.9 

 

“Continue to enhance the vitality of the Route 40 Corridor.” 

 

Policy 5.9 encourages mixed-use residential developments, which can occur horizontally or 

vertically, in the Route 40 Corridor in order to support the vitality of existing businesses and spur 

commercial growth. The establishment of the TNC (Traditional Neighborhood Center) Overlay 

District, which encourages the redevelopment of shopping centers into mixed use residential 

centers, on multiple properties throughout the Route 40 Corridor is a result of this policy. 

 

The proposed townhouse development adds to the overall mixed-use concept within the US 40 

Corridor by placing more residences within close proximity to the Route 40 corridor businesses. 

The proposed development encourages a pedestrian crosswalk across St. Johns Lane to connect 

with the St. Johns Plaza shopping center. A sidewalk along the east side of St. Johns Lane 

provides access to the nearby businesses to the south. Higher density residential development of 
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the property can help to enhance the vitality of the Route 40 Corridor. Therefore, DPZ concurs 

that the proposal is in harmony with Policy 5.9. 

 

POLICY 10.1 

 

“Protect and enhance established communities through compatible infill, sustainability 

improvements, and strategic public infrastructure investments."  
 
The four residentially zoned parcels are designated Established Communities in the General Plan. 
However, the property is on the edge of an established community, in a transition area between 
R-20 zoned single family properties and shopping centers in the B-1/B-2 zoning districts. The 
concept of “infill”, as described in the Sustaining Established Communities section of Chapter 10, 

is primarily related to properties that are interior to an established community. Additionally, the 
property’s location within the Route 40 corridor and Parcel 1190’s designation as a Targeted 
Growth and Revitalization Area supports higher utilization than single family detached dwellings. 
The Growth and Revitalization Area designation encourages “opportunities for higher density, 
mixed-use development, with enhanced access to transit and community amenities. The 
designation further states that higher density mixed use development results in “housing and 

employment to more people with fewer impacts on the health and environment, maximum use of 
existing infrastructure, …. and is necessary to support a multimodal transportation network.” 

 
Transitional areas commonly consist of higher density infill residential development, such as 
townhomes and apartments, that can serve as an intermediary use. The proposed townhouse 
development is consistent with the Growth and Revitalization Area objectives for higher density, 

mixed use areas. Therefore, DPZ concurs that the proposal is in harmony with Policy 10.1. 
 

POLICY 10.2 

 

“Focus growth in Downtown Columbia, Route 1 and Route 40 Corridors, and some Columbia 

Village Centers, as well as some older commercial or industrial areas which have redevelopment 

potential.” 

 

As stated in the evaluation of Policy 5.9 above, residential growth is encouraged within the Route 

40 corridor to create mixed use environments, and to support the vitality of commercial land uses. 

The proposal for an R-A-15-zoned townhouse development, as a transitional use between the 

commercial properties on US 40 and adjacent R-20 neighborhoods, is consistent with the existing 

zoning/land use pattern within the Route 40 corridor. The Chatham Garden Apartments and the 

Plumtree Apartments developments located farther to the west are examples of R-A-15 zoned 

developments that function as transitional uses. Therefore, DPZ concurs that the proposal is in 

harmony with Policy 10.2. 
 

B. Evaluation of the Petition Concerning the Change Rule 
 

The Petitioners do not allege a substantial change in the character of the neighborhood subsequent 

to the 2013 CZP, therefore DPZ did not evaluate the petition from that standard. 
 

C. Evaluation of the Petition Concerning the Mistake Rule 

 

To substantiate a mistake in zoning, evidence must show that the Zoning Board erred when it 
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adopted the comprehensive zoning map. 

 

The Petitioners assert that the Zoning Board declined to rezone the 5 parcels during the 2013 CZP 
because they were under separate ownership and could not be assembled for a single 
development. According to the petitioners, Zoning Board members expressed concerns about 
“…the desirability of a holistic plan that encompassed all five parcels…” rather than potential 
separate developments on the parcels, and an “…inability to create an appropriate 
transition/buffer area between the commercially zoned property to the south and single-family 

detached properties to the north.” The petitioners suggest that the lack of a single development 
plan, encompassing all five parcels, was a critical factor in the Zoning Board’s decision to deny 
the individual rezoning request and retain the existing zoning. 
 
The petitioners propose combining all five parcels into a single townhouse development that will 
serve as a transition between commercial properties to the south and residential ones to the north. 

Thus, DPZ concurs that the 2013 CZP decision of the Zoning Board to retain the existing zoning 
districts was based on a false assumption - that joint-ownership was not possible, and thus 
constitutes a mistake. 
 

 D. Evaluation of Site Plan Documentation Factors in Section 100.G.2.d. 

 

1. The compatibility of the proposed development with the existing and potential land uses 

of the surrounding areas. 

 
 The proposed townhouse development introduces slightly higher residential densities 

than the existing zoning; however, the proposal is compatible with surrounding 
development patterns and serves as an appropriate transition between commercial uses to 
the south and the residential neighborhood to the north. Additionally, the development 

will act to buffer the adjacent residential neighborhood from US 40 and the shopping 
center. 

 

2. Protection of the environmental integrity of the subject property and adjoining areas in 

the location and design of site improvements. 

 

 The only environmentally sensitive features near the property are an intermittent stream 

and wetlands area located at the property line north of lots 25 through 32, in the 

northeastern area of the site. Further, the plan depicts required wetland and stream 

buffers. During Site Development Plan review, DPZ will further evaluate environmental 

features through an Environmental Concept Plan and ensure compliance with the relevant 

Subdivision and Land Development requirements.  

 

3. The availability of safe road access for the proposed development. 

 

 According to the American Association of State Highway and Transportation Official 

guidelines, there is an estimated stopping sight distance of 200 feet for a car going 30 

miles per hour. As noted above in the Background Information section, the sight distance 

analysis submitted with ZB-1111M indicates that from the Upton Road and St. Johns 

Lane intersection there is sight distance of 387 feet to the south and 445 feet to the north.  
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8/23/17 

4. Compatibility of the proposed development with the policies and objectives of the 

Howard County General Plan. 
 

The proposed development is in harmony with the following General Plan policies: 

 

• Policy 5.9 “Continue to enhance the vitality of the Route 40 Corridor”; 

• Policy 10.1 “Protect and enhance established communities through 

compatible infill, sustainability improvements, and strategic public 

infrastructure investments"; 

• 10.2 “Focus growth in Downtown Columbia, Route 1 and Route 40 

Corridors, and some Columbia Village Centers, as well as some older 

commercial or industrial areas which have redevelopment potential of 

the PlanHoward 2030 General Plan.  
 
 
V.    RECOMMENDATION   
 

For the reasons noted above, the Department of Planning and Zoning recommends the request to rezone 

the property from R-12, R-20 and POR to R-A-15, subject to the Maple Grove plan as submitted on April 

28, 2017, be APPROVED. 
 
 
 
 
Approved by:     _________________________________________  
      Valdis Lazdins, Director                             Date 

 
 
NOTE: The file on this case is available for review by appointment at the Public Service Counter in the 
Department of Planning and Zoning. 
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