
 

 

 
TECHNICAL STAFF REPORT 

 
Planning Board Meeting of January 5, 2017 

Julia Boone, Staff Planner 
Phone: (410) 313-4342 

Email: jboone@howardcountymd.gov 
 
Case No./Petitioner: PB 420 – Montevideo Crossing Royal Farms 
   Mark Levy, MIT-Montevideo, LLC 
 
Request: For the Planning Board to approve the Optional Design Project (ODP) in a Commercial 

Redevelopment (CR) Overlay District for Royal Farms at Montevideo Crossing in 
accordance with Section 121.1.H of the Zoning Regulations. 

 
Location: The property (Tax Map 43, Parcel 16, Lot/Parcel A, First Election District of Howard 

County, Maryland) is on Washington Boulevard between New Montevideo Road and 
Montevideo Road.  

 
Recommendation: Approval subject to complying with Planning Board and ODP review comments. 
 
 

 



 
Vicinal Properties: The property is surrounded by the following: 
 

North – Washington Boulevard (Port Capital Commercial Center and Howard Square mixed 
use development located across Washington Boulevard). 
 
East – Montevideo Road (Elite Spice Headquarters located across Montevideo Road). 
 
South – Economic Roofing Company and other commercial companies. 
 
West – New Montevideo Road (vacant forested commercial land located across new 
Montevideo Road).  

 
Legal Notice:  The property was properly posted and verified by DPZ. 
 
Regulatory Compliance: The Amended Fifth Edition of the Subdivision and Land Development Regulations, 

the Zoning Regulations (effective October 6, 2013), the Howard County Design 
Manual, Route 1 Manual, the Adequate Public Facilities Ordinance, the Forest 
Conservation Manual, and the Landscape Manual all apply. 

 
History:  

 ECP-10-012, Environmental Concept Plan – DPZ approved on September 9, 2010. 
 

 WP-10-157, Alternative Compliance Petition – DPZ approved mass grading the site 
without a Site Development Plan (SDP), to remove specimen trees, and to defer Forest 
Conservation to the initial SDP. 
 

 F-10-047, Subdivision Plat – To create Parcel A and to provide right-of-way dedication 
for Route 1 and new Montevideo Road. 

 
 J-4206-1A & 1B, Capital Project – Montevideo Road will be relocated to align with Port 

Capital Drive. The traffic signal at existing Montevideo Road will be removed and the 
intersection will be right-in/right-out. Washington Boulevard will be widened and a 
median island constructed. Existing Montevideo Road will be renamed Old Montevideo 
Road and the realigned road will be Montevideo Road. This staff report refers to existing 
Montevideo Road as Montevideo Road and the realigned road as new Montevideo Road. 

 
 F-16-079, Revision Plat – To revise the setbacks per the B-1-CR zoning district. The 

property was rezoned per the October 6, 2013, Comprehensive Zoning Plan.  
 

 DAP#15-02, Design Advisory Panel – CVS Pharmacy (CVS) was presented to DAP on 
April 8, 2015.  

 
 SDP-15-069, Site Development Plan – DPZ approved CVS on November 3, 2016. CVS 

is permitted as a matter of right in the B-1 zoning district and does not require an ODP. 
Royal Farms will share the site with CVS. 

 
 DAP#16-06, Design Advisory Panel – Royal Farms was presented to DAP on March 

23, 2016. See Exhibit A.  
 

Site Analysis: Site Description – The site is 4.04 acres and is mass graded. Current access is from 
Montevideo Road. 

 
 Permitted Uses – Motor Vehicle Fueling Facilities are not permitted as a matter of right in 

the B-1 zoning district. The Optional CR overlay district allows an ODP for Motor Vehicle 
Fueling Facilities, if located on at least 3 acres and approved by the Planning Board. 

 
Setbacks – Setbacks comply with the B-1 zoning district and are established with approval 
of the ODP; except the maximum building height, which is 65 feet.  

 



Site Improvements – The proposed Royal Farms convenience store is 5,166 SF, orientated 
towards Washington Boulevard, in alignment with CVS; with motor vehicle multi-purpose 
dispensers (MPDs) located behind. 127 shared parking spaces are accessed from 
Montevideo Road and New Montevideo Road with two-way internal movement along the 
site’s perimeter and between buildings. Sidewalks with direct access to the site are proposed 
along new Montevideo Road and Washington Boulevard, with internal crossings to facilitate 
pedestrian movement. See Exhibit B. 

 
Environmental Considerations – There are no floodplains, streams, wetlands or their 
buffers, or steep slopes. 
 
Landscaping – Perimeter landscaping complies with Section 16.124 of the Howard County 
Code, Landscape Manual, and Route 1 Manual. DPZ approved an alternative compliance 
request to allow larger caliper street trees to be planted farther apart along Washington 
Boulevard. 
 
Stormwater Management (SWM) – 10 and 100 year SWM will be treated on-site by 
privately maintained micro-bioretention facilities. 
 
Forest Conservation – Forest Conservation was previously addressed by a fee-in-lieu 
payment with SDP-15-069. 
 
Adequate Road Facilities – A Traffic Report was submitted with PB-420 and will be verified 
at SDP. 

 
Planning Board Criteria: The proposed ODP will accomplish the purposes of the CR Overlay District. 
  

1. Redevelopment that benefits the surrounding residential and business areas by 
creating and enhancing well designed centers that help create a vibrant 
marketplace. 
 
The site complies with the Route 1 Manual design standards and DAP recommendations 
for a well-designed center. Royal Farms will be accessed by two public roads and 
sidewalks from Washington Boulevard for easy access. 
 

2. The encouragement of the most favorable arrangement of building, parking, 
vehicle circulation, pedestrian circulation, public areas, landscaped areas and 
other site features based on the physical site characteristics and the character of 
the surrounding developments. This arrangement is subject to and required to 
meet the design standards of the Route 1 Manual. 

 
The site complies with the Route 1 Manual design standards. The MPDs are located 
behind the Royal Farms convenience store to allow the building facade to align with 
CVS. Two-way, uninterrupted vehicular drives connect new Montevideo Road with 
Montevideo Road and internal movement is directed by traffic signs. Sidewalks provide 
pedestrian access mid-way along Washington Boulevard, in close proximity to the transit 
stop and on Montevideo Road perpendicular to CVS entrance. Tables are provided for 
an outdoor dining area and landscaping complies with applicable regulations. 

 
3. The provision of creative high-quality architectural and site design that minimizes 

isolated buildings or pad sites and presents a positive image along or near the 
U.S. Route 1 corridor. 
 
Royal Farms altered their standard architecture to better match that of the CVS, thereby 
visually connecting the two buildings and creating a unified theme. Brick color will match, 
siding will match the top band of CVS’ exterior insulation and finishing system (EIFS), 
and white trim board will correspond with CVS’ peach colored EIFS. See Appendix C. 
 



12/21/16 

4. The development of a mixture of commercial land uses based on market 
conditions, the site characteristics, and the current or intended future character of 
the surrounding developments. 
 
The site is surrounded by commercial, industrial, and mixed-use residential development. 
Market studies from major national and regional retail tenants indicate a need for the 
proposed uses.  
 

5. The encouragement of projects which involve the assembly and redevelopment of 
the greatest number of adjoining properties, and the discouragement of smaller 
projects that obstruct the assembly and redevelopment of adjoining properties. 

 
Three former parcels were merged to create the site and roadway dedication for new 
Montevideo Road. The proposed road will redirect traffic to a major intersection and 
provide public road frontage for future redevelopment. 

 
SRC Action: The Subdivision Review Committee (SRC) determined the ODP can be approved. 
 
Recommendation: DPZ recommends approval of the ODP (PB-420), subject to conditions imposed by the 

Planning Board. 
 
 
 
 
   ____________________________   ______________ 
   Valdis Lazdins, Director    Date 
   Department of Planning and Zoning 
 
Please note the file is available for public review by appointment at the Department of Planning and 
Zoning’s public service counter, Monday through Thursday, 8:00 a.m. to 5:00 p.m. and Friday, 8:00 a.m. to 
3:00 p.m. 
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Montevideo Crossing, CVS/Royal Farms

Optional Design Project

Pattern Book
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CUSTOMER
SALES

PRODUCTION
INSTALLATION

APPROVALS6611 IRON PLACE
SPRINGFIELD, VA.
22151
(703) 354-3000 TELEPHONE
(703) 354-5810 FAX

CUSTOMERS NAME #10528 LOCATION

Washington Blvd. (Route 1) &
Montevideo Road

Jessup, MD 21075

DRAWING # DATE

SALESPERSON

PRELIMINARY 6/4/15

Rick Pepper

This design is the property of Service Neon
Signs. Unauthorized use in whole or in part
is prohibited, violators will be prosecuted

in the fullest extent of the law.

This sign is intended to be installed in accordance
with the requirements of Article 600 of the National
Electrical Code and/or other applicable local codes.

This includes proper grounding and bonding of the sign.

A1

SCALE: 3/8" = 1' 0"
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LIGHTING DETAILS
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NOT FOR CONSTRUCTION


DEVELOPER


TYPE 'B'


REAR DRIVE-THRU


10528


NEW


LEASE


77620


DELAWARE LICENSE No. 14522

MARYLAND LICENSE No. 36224


VIRGINIA LICENSE No. 0402045209


901 DULANEY VALLEY ROAD, SUITE 801


TOWSON, MARYLAND 21204


Phone: (410) 821-7900


Fax: (410) 821-7987


MD@BohlerEng.com


OF 26


THE FOLLOWING STATES REQUIRE NOTIFICATION BY


EXCAVATORS, DESIGNERS, OR ANY PERSON PREPARING TO


DISTURB THE EARTH'S SURFACE ANYWHERE IN THE STATE.

IN VIRGINIA, MARYLAND, THE DISTRICT OF COLUMBIA, AND


DELAWARE CALL - 811

(WV  1-800-245-4848) (PA  1-800-242-1776) (DC  1-800-257-7777)


(VA 1-800-552-7001) (MD  1-800-257-7777) (DE  1-800-282-8555)


DATE


DATE


CHIEF-DIVISION OF LAND DEVELOPMENT 

CHIEF-DEVELOPMENT ENGINEERING DIVISION 

APPROVED: DEPARTMENT OF PLANNING

AND ZONING 

DATE DIRECTOR 

43 10 B-1
TAX MAP: GRID: ZONED: 

OWNER: 

DEVELOPER: J.C. BAR PROPERTIES, INC


415 FALLOWFIELD ROAD, SUITE 301


CAMP HILL, PA 17011


CONTACT: JASON MITCHELL


TEL: (717) 761-7801


PARCEL 16A

MIT MONTEVIDEO, LLC


8850 COLUMBIA PARKWAY


COLUMBIA, MD 21045


CONTACT: MARK LEVY


TEL: (410) 579-2442


PARCEL: 16A 

1ST ELECTION DISTRICT, HOWARD COUNTY, MARYLAND


ZB REF.: 1096m SITE AREA: 4.039 AC


DPZ REF.: SDP-15-069


GENERAL NOTE:


IT IS THE RESPONSIBILITY OF THE CONTRACTOR TO REVIEW ALL OF THE DRAWINGS AND SPECIFICATIONS ASSOCIATED WITH THIS PROJECT


WORK SCOPE PRIOR TO THE INITIATION OF CONSTRUCTION. SHOULD THE CONTRACTOR FIND A CONFLICT WITH THE DOCUMENTS RELATIVE TO


THE SPECIFICATIONS OR APPLICABLE CODES, IT IS THE CONTRACTOR'S RESPONSIBILITY TO NOTIFY THE PROJECT ENGINEER OF RECORD IN


WRITING PRIOR TO THE START OF CONSTRUCTION. FAILURE BY THE CONTRACTOR TO NOTIFY THE PROJECT ENGINEER SHALL CONSTITUTE


ACCEPTANCE OF FULL RESPONSIBILITY BY THE CONTRACTOR TO COMPLETE THE SCOPE OF THE WORK AS DEFINED BY THE DRAWINGS AND IN


FULL CONFORMANCE WITH LOCAL REGULATIONS AND CODES.


APPROVED

PLANNING BOARD OF HOWARD COUNTY


SUBDIVISION NAME: CVS PHARMACY


SECTION/AREA: SECTION 4


PLAT # 20994

WATER CODE: N/A


SEWER CODE: N/A


I, DAVID M. KUKLISH, P.E., HEREBY CERTIFY THAT THESE


DOCUMENTS WERE PREPARED OR APPROVED BY ME, AND


THAT I AM A DULY LICENSED PROFESSIONAL ENGINEER


UNDER THE LAWS OF THE STATE OF MARYLAND,


LICENSE NO. 36224, EXPIRATION DATE: 8/19/2016


PROFESSIONAL CERTIFICATION


DATE









