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CITY OF WESTMINSTER 
BOARD OF ZONING APPEALS 

AGENDA 
 

Tuesday, January 7, 2020, at 6 PM 
City Hall, 1838 Emerald Hill Lane 
Westminster, Maryland 21157 

 
 

I. Call to Order  
 

II.  Approval of Minutes  
 

September 3, 2019 - Closed Meeting 
December 3, 2019 

 
III.  Public Hearings  
 

CASE NO: 20-01 
 

An application by Jack Whisted, Two Farms, Inc and property owner 
Corporate Center Leasing, LLC, requesting approval of the following 
variances from Article XII P-I Planned Industrial Zone, Section 164-69 
Dimensional Requirements, of the City Code: 
 
1. Variance from the required minimum landscaping of two-and-one-half-

inch caliper trees at a minimum of 30 feet on center. The applicant 
proposes to provide alternative landscaping along Littlestown Pike. 
 

2. Variance from the required minimum landscaping of a similarly 
landscaped earth mound at least three feet high between the parking 
area and any adjacent residential district or public right-of-way.  The 
applicant proposes to provide a 0-foot earth mound along Littlestown 
Pike and provide alternative landscaping. 



 
 

Posted December 13, 2019 Updated on 12-16-19 to include 9-3-19 - Closed Meeting… 

The applicant is also requesting approval of the following variance from 
Article XII: P-I: Planned Industrial Zone, Section 164-70 Off-street parking, 
of the City Code: 
 
3. Variance from the required off-street parking requirements of when the 

lot on which parking spaces are located abuts the rear or side lot line of 
or is across the street from any land in a residential zone other than 
publicly owned land, a wall, fence or evergreen planting shall be 
maintained so as to screen substantially the parking lot from view from 
the nearest property in the residential zone… The applicant proposes a 
landscaping buffer in lieu thereof along Littlestown Pike. 
 

These variances are for property located at 7 Corporate Center Court, in 
Westminster, Maryland. 
 

IV.  Other Business  
 
 
V. Adjournment 

 

 

 

 

 

 

 

  

 

 

 

 

 

 

   



CLARK R. SHAFFER 
CLARK@SHAFFERANDSHAfFERI.LP.COM 

KELL y SHAFFER MILLER 
KELL Y@SHAFFERANDSHAfFERllP.COM 

Sr ACY P. SHAFFER 
ST ACY@SHAFFERANDSHAFFERllP .COM 

Mr. Andrew Gray 
Winchester West 
56 West Main Street 
Westminster, Maryland 21157 

SHAFFER AND SHAFFER. LLP 
ATTORNEYS AT LAW 

73 EAST MAIN STREET 
WESTMINSTER, MARYLAND 21157 

410/ 848-37 37 

410/ 876-0100 

FAX: 410/ 848-3977 

December 2, 2019 

RE: Royal Farms BZA Application 

Dear Mr. Gray: 

BY EMAIL & HAND DELIVERY 
(on 1212>l \q) 

Enclosed for filing on behalf of my client, Royal Farms, please find an application to the 
Board of Zoning Appeals for multiple variances from the requirement in Sections 164-57, 164-69 
and 164-71 of the City Code. Also enclosed please find a check in the amount of One Thousand 
Dollars ($1,000.00) for the filing fee. 

Thank you in advance for your prompt attention to this matter. Please do not hesitate to 
contact our office with any questions or concerns. 

Enclosures 

Cc: File Copy 
Royal Farms c/o Jeff Bainbridge (by email only) 
Kimley-Hom c/o Jennifer Leonard (by email only) 
Corporate Center Leasing c/o Robe11 Rosen (by email only) 

Ci: \11(!1·.1/, F1N ,\•f.";:::Ol9-L'-·O:: Citv 0111gorng .. Ji/.•/ C,m:r Ltr.doct 



Application Fees ~ Case No.: 20- 0I 
See fees below, plus City legal 
fees and court reporter fees, 

payable to City of Westminster 

5 Form Received:~ 

Fee Paid: /:L-J-/1 
~ DCPD Reviewed: __ 

CITY OF WESTMINSTER 
56 WEST MAIN STREET 

WESTMINSTER, MD 21157 

~ ,._ Appeal Received: __ 

tS: Court Review: __ _ 

APPLICATION FOR PUBLIC HEARING BEFORE THE BOARD OF ZONING APPEALS 

In accordance with the Charter and Code of the City of Westminster, an application is made to the Board as follows: 

1. Purpose of Hearing: Applicable Fees: 

D Request for special exception $1,500, unless owner-occupied or day care $300 

[7] Request for variance $1,000, unless owner occupied $200 

D Appeal of ad min decision $600 

□ Nonconforming uses No fee 

2 Applicant Information: ,.,:f" q" . 
Name: Jack Whisted ._;{Wt7 fttiJl-l(S;,,/-J'ftiddress: 3611 RolandAve,Baltimore,MD21211 

T I h . ( 410) 889-0200 F . E-M .1.jwhisted@royalfarms.com e ep one. _ ______ ax. _______ "--'=a'-"1'-'-. __________ _ 

3. Property Owner Information: (if Different) 

N 
Corporate Center Leasing, LLC 8601 Lasalle Rd, Suite 204, Towson, MD 21286 ame: _____________ Address: ______________ _ 

Telephone: (410) 823-0282 Fax:_____ E-Mail: mkimos@lee-associates.com 

4. Attorney Information: (if Applicable) 

Name: 
Kell yshaffer Miller, Shaffer and Shaffer, LLPAddress: 73 E Main St #1, Westminster, MD 21157 

Telephone: (410) 848-3737 Fax: 410-848-3977 E-Mail: kelly@shafferandshafferllp.com 

5. Address of Subject Property: 7 Corporate Center Court , Westminster, MD 21158 

6. Request Description: Variances from the following provisions: 

1) two-and-one-half-inch caliper trees at a minimum of 30' on center [§164-69 8. (3)] [164-57]* 

2) Landscaped earth mound at least 3' high between the parking area and any adjacent public ROW (§164-69 8 . (3)] [164-57]* 

3) Wall/fence or evergreen buffer required because property is across the street from residentially zoned properties (§164-71] • 

• All as shown and explained on attached Plan. 

Please note that applications for public hearings must comply with the provisions and 
requirements in Chapter 164, Zoning & Subdivision of Land, City of Westminster Code. 
All applicants are advised to review the Rules of Order and Procedure before applying. 
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Application for Public Hearing before the Board of Zoning Appeals (Continued - Page 2) 

Subject Property- Owner's Address: 8601 Lasalle Rd, Suite 204, Towson, MD 21286 

Using SDAT, provide names and addresses of owners of all adjacent properties -
including names and addresses of owners of properties on opposite sides of streets or alleys. 

CORPORATE CENTER LEASING LLC- PARC-LITTLESTOWN PIKE WESTMINSTER 21158 Property 1: __________________________ _ 

CORPORATE CENTER LEASING LLC-CORPORATE CENTER CT WESTMINSTER 21157 CONDO UNIT: 1 Property 2: __________________________ _ 

CORPORATE CENTER LEASING Ll.C - 715 CORPORATE CENTER CT WESTMINSTER 21158 CONDO UNIT: 2 
Property 3: __________________________ _ 

CORPORATE CENTER LEASING LLC - CORPORATE CENTER CT WESTMINSTER 21158 CONDO UNIT: 6 Property 4: __________________________ _ 

NEW LIFE FOR GIRLS INC - 806 LITTLESTOWN PIKE WESTMINSTER 21157 
Property 5: __________________________ _ 

BAUGHER NATHAN A - 810 LITTLESTOWN PIKE WESTMINSTER 21157 Property 6: __________________________ _ 

WHALEY KOREEN K - 814 LITTLESTOWN PIKE WESTMINSTER 21157 
Property 7: __________________________ _ 

SULLIVAN MICHAEL J SULLIVAN JOLENE G - 818 LITTLESTOWN PIKE WESTMINSTER 21157 Property 8: __________________________ _ 

P 
ECKARD LISA R - 820 LITTLESTOWN PIKE WESTMINSTER 21157 roperty 9: __________________________ _ 

DIMARTINO ANNA MARIE - 824 LITTLESTOWN PIKE WESTMINSTER 21157 Property 10: _________________________ _ 

Property 11: _________________________ _ 

Property 12: _________________________ _ 

CERTIFICATION 

I CERTIFY THAT THE FOREGOING INFORMATION AND THE LIST OF ADJOINING PROPERTY 

OWNERS IS TRUE AND ACCURATE. I AGREE TO ABIDE BY THE RULES OF ORDER AND 

PROCEDURE FOR THE BOARD OF ZONING APPEALS AND ALL APPLICABLE LAWS. 

....J,,1,,, If/ KMtlP 
APPLICANT'S PRINTED N~ ME 

/'ff 'I,,c, 

J)./ 2.,,. I j 
/ DATE PROPE~TY OWNER'S SIGr:iATURE / DATE 

(1--~Btes- f._~~ 

(lb~ 1;,,hfr 
APPLICANT'S ATTORNEY SIGNATURE / DA{{ 

Please email signed and dated applications with all required submittals to planning@westgov.com 
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CI.ARK R. SHAFFER 
CLARK@SHAFFERANDSHAFFERllJ>.COM 

KELLY SHAFFER MILLER 
KEil. Y@SHAFFERANDSHAFFERllJ>.COM 

STACY P. SHAFFER 
STACY@SHAFFERANDSHAFFERilJ>.COM 

Mr. Andrew Gray 
Comprehensive Planner 
Winchester West 
56 West Main Street 
Westminster, Maryland 21157 
BY EMAIL & HAND DELIVERY 

SHAFFER AND SHAFFER, LLP 
ATTORNEYS AT LAW 

73 EAST MAIN STREET 
WESTMINSTER, MARYLAND 21157 

RE: Two Farms, Inc. BZA Pre-Hearing Statement 

Dear Mr. Gray: 

4I0/848-3737 

410/876-Q IO 0 

FAX: 410/848-3977 

December 23, 2019 

Enclosed for filing on behalf of my client, Two Fam1s, Inc., please find a Pre-Hearing 
Statement in anticipation of the upcoming BZA Hearing, along with attachments/exhibits. 

Plans were submitted with the initial application, which we intend on using at the Hearing. 

Thank you in advance for your prompt attention to this matter. Please do not hesitate to 
contact our office with any questions or concerns. 

Enclosures 

Cc: File 
Kimley-Horn C/O Jennifer Leonard and John Neff 

Very truly you~ 

G: i/?() rA L FA NMS\2 () 19 Dec Ci1v r)( /Fes1111inster BZA App/ication\20 I 9-12--.;3 Citv ourgoi11g - preheoring storenient cl.doc.\' 



Request for a variance from the landscaping requirements 
At 7 Corporate Center Comi, Westminster, MD 21158 

PREHEARING STATEMENT 

Applicant Information: 

Applicant: 

Counsel: 

Two Fam1s, Inc. c/o Jack Whisted 
3611 Roland Avenue, Baltimore, MD 21211 
( 410) 889-0200 
Kelly Shaffer Miller 
73 E. Main Street, Westminster, MD 21157 
(410) 848-3737 (T); (410) 848-3977 (Fax) 
kell y@shaff erandshaffer llp .com 

Property Information: 

Premises Address: 7 Corporate Center Court 
Westminster, MD 21158 

Property Owner: Corporate Center Leasing, LLC 
c/o Lee Chesapeake Property Management 
8601 Lasalle Road, Suite 204 
Towson, MD 21286 

Parcel Identification: Tax Map 114, Grid 24, Parcel 4966, UN 7 (as shown on a Plat 
recorded in the Carroll County Land Records at Plat Book 52, Page 
144 & etc.) 

Zoning District: P-I Planned Industrial Zone 

Compliance: 

The proposed convenience store with gasoline pumps is located and designed in 
accordance with the requirements of Article XII, § 164-3, and all other requirements of Chapter 
164, Zoning & Subdivision of Land, City of Westminster Code, and the Comprehensive Plan. 

Exhibits:* 
1. Statement of Purpose and Justification 
2. Copies of Reports, Studies, Photographs and Plans to be submitted at Hearing 
3. Summary of Expert Testimony and Credentials 
4. List of all witnesses who will testify 
5. Estimated time for presentation 

* Applicant reserves the right to supplement with related documents prior to the BZA Hearing. 



2019 - Two Farms, Inc. BZA Application 
Prehearing Statement Exhibit 1 

Statement of Purpose and Justification: 

The Applicant, Two Farms, Inc. , is the lessee of the property described in the application 
and shown on the plans attached to the application. Two Farms, Inc. is an entity controlled by 
Royal Farms. Royal Farms has a long standing history of operating at numerous locations across 
the Country. This will be the applicant' s first project within the corporate boundaries for the City 
of Westminster and its third project within Carroll County. 

The subject property is zoned P-I Planned Industrial and is subject to a previously 
approved development plan in accordance with the rule and regulations set forth in § 164-75. As 
such, the use of a convenience store with gasoline pumps is permitted on this property. The 
Applicant comes before this Board to request variances from the specified portions of the zoning 
code relating specifically to landscaping. 

The Applicant is substantively through the development review process for its site 
development plan and finds that the landscaping requirements in the City's Code pose an 
unreasonable hardship to the use and development of the site. 

The site is located in an industrial commercial area (it is part of the development plan for 
what is known as the Carroll County Commerce Center) and landscape screening from 
Littlestown Pike/MD Route 97 can be adequately provided on an area and amount that will 
satisfy the intent of the landscaping provisions of the Code. To the extent the Landscaping 
Manual has these same requirements, relief must be requested as part of the site development 
plan process from the City' s Planning and Zoning Commission in addition to this Board. 
Because of the Storm Water Management requirements, existing Verizon easement and regional 
Verizon facility on site, this property would be rendered vi1iually unusable if subject to the 
provisions of the Code from which relief is requested. Additionally, it is an industry standard, 
spurred by preservation of customer safety and security, for convenience stores with gasoline 
pumps to have some visibility to an adjoining public right-of-way. The landscaping as strictly 
required would not best protect the safety of citizens. 

This project is in keeping with the Comprehensive Master Plan for the City of 
Westminster, which envisioned improvements to Route 97, resulting in the development and 
utilization of industrial land outside of "downtown." This proposed development represents a 
step towards the vision of the Comprehensive Plan in the sense that it represents infill 
development with the Growth Area Boundary for the City. Likewise, it illustrates the economic 
growth that was planned for and desired in the Comprehensive Plan. An approval at the proposed 
site would also satisfy the economic development goal of attracting and retaining business as 
expressed within the Comprehensive Plan. Furthermore, a use of this nature would also provide 
additional employment opportunities within the City. 



2019 - Two Farms, Inc. BZA Application 
Exhibit 2 

Please see attached plans. 
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2019 - Two Farms, Inc. BZA Application 
Prehearing Statement Exhibit 3 

Summary of Expert Testimony and Credentials: 

Mrs. Jennifer Leonard will testify on behalf of the Applicant as an expert in the field of 
land use design and planning. Mrs. Leonard is a Professional Landscape Architect (PLA) and is a 
LEED Accredited Professional (LEED AP). Mrs. Leonard is currently employed as a Practice 
Leader at Kimley-Horn and has over twenty (20) years of experience in all design phases of 
project development and coordination. She has been accepted as an expert in her field and 
testified in front of the State of Maryland and Planning/Zoning Boards in the following 
jurisdictions: Baltimore County, Baltimore City, Carroll County, Frederick County, the City of 
Frederick, New Market, Princes George's County, Montgomery County, Harford County, the 
City of Bel Air, the City of Aberdeen, the City of Havre de Grace, Cecil County, the City of Port 
Deposit.. She will testify to the specific characteristics related to the requested variance, the 
characteristics of the site, the surrounding land use, and the conformity with the City Code and 
Comprehensive Plan. 



2019 - Two Farms, Inc. BZA Application 
Prehearing Statement Exhibit 4 

List of All Witnesses Who Will Testify: 

• Jennifer Leonard 
• Jeffrey Bainbridge 



2019 - Two Farms, Inc. BZA Application 
Prehearing Statement Exhibit 5 

Estimated Time for Presentation: 

Approximately forty five ( 45) minutes for our presentation. 
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       BZA Case No. 20-01 

 
 
 

 
 

To: City of Westminster Board of Zoning Appeals 
 
From:  Andrew R. Gray, Comprehensive Planner 
 
cc:   Barbara B. Matthews, City Administrator 
 Mark A. Depo, Director of Community Planning and Development  

Andrea Gerhard, Comprehensive Planner 
 
Date:  December 31, 2019 
 
Re: BZA Case No. 20-01  
 
 
Title of BZA Case #20-01 
 
An application by Jack Whisted, Two Farms, Inc and property owner Corporate Center Leasing, 
LLC, requesting approval of the following variances from Article XII P-I Planned Industrial Zone, 
Section 164-69 Dimensional Requirements, of the City Code: 
 
1. Variance from the required minimum landscaping of two-and-one-half-inch caliper trees at a 

minimum of 30 feet on center. The applicant proposes to provide alternative landscaping 
along Littlestown Pike. 

 
2. Variance from the required minimum landscaping of a similarly landscaped earth mound at 

least three feet high between the parking area and any adjacent residential district or public 
right-of-way. The applicant proposes to provide a 0-foot earth mound along Littlestown Pike 
and provide alternative landscaping. 
 

The applicant is also requesting approval of the following variance from Article XII: P-I: Planned 
Industrial Zone, Section 164-70 Off-street parking, of the City Code: 
 
3. Variance from the required off-street parking requirements of when the lot on which parking 

spaces are located abuts the rear or side lot line of or is across the street from any land in a 
residential zone other than publicly owned land, a wall, fence or evergreen planting shall be 
maintained so as to screen substantially the parking lot from view from the nearest property 
in the residential zone… The applicant proposes a landscaping buffer in lieu thereof along 
Littlestown Pike. 
 

These variances are for property located at 7 Corporate Center Court, in Westminster, Maryland. 
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I. History and Facts 

On December 2, 2019, an application was electronically submitted to the Board of Zoning Appeals (BZA).   
On December 3, 2019, an application was hand delivered to the BZA for the following variances: 
 

1. Variance from the required minimum landscaping of two-and-one-half-inch caliper trees at a 
minimum of 30 feet on center. The applicant proposes to provide alternative landscaping along 
Littlestown Pike. 

 
2. Variance from the required minimum landscaping of a similarly landscaped earth mound at least 

three feet high between the parking area and any adjacent residential district or public right-of-
way. The applicant proposes to provide a 0-foot earth mound along Littlestown Pike and provide 
alternative landscaping. 

 
3. Variance from the required off-street parking requirements of when the lot on which parking 

spaces are located abuts the rear or side lot line of or is across the street from any land in a 
residential zone other than publicly owned land, a wall, fence or evergreen planting shall be 
maintained so as to screen substantially the parking lot from view from the nearest property in 
the residential zone… The applicant proposes a landscaping buffer in lieu thereof along 
Littlestown Pike. 

 
These variances are for the property located at 7 Corporate Center Court in Westminster Maryland, with 
property Tax Account No. 07-157274.  The property is zoned P-I: Planned Industrial. The Maryland State 
Department of Assessments and Taxation online records indicate the property is owned by Corporate 
Center Leasing LLC. Please note that § 164-69 B. (3) of the City Code references § 164-57, the Landscaping 
requirements contained in the I-R Restricted Industrial Zone.   
 
According to § 164-66 G., …motor inns, motels, restaurants and service stations are a permitted use in the 
Planned Industrial Zone. Additionally, convenience stores with or without gasoline pumps is listed as one 
of the retail and commercial uses allowed… under § 164-75 D. (5) (a). 
 

 II. Required Notice 
On December 13, 2019, a copy of the agenda was posted on the City’s website. On December 15, 2019, a 
Notice of Hearing appeared in the Carroll County Times.  On December 18, 2019, a Notice of Hearing was 
sent via certified mail to the property owner and adjoining property owners. On December 19, 2019, the 
property was posted with a Zoning Notice sign. On December 22, 2019, a second Notice of Hearing 
appeared in the Carroll County Times. These notices were provided to meet the notification requirements 
set forth in §164-166 of the City Code and the Maryland Open Meeting Act.  
 
As of the date of this staff report, the City has not received a written request for inspection of the property, 
pursuant to § 164-166 E.   
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III.BZA Powers and Duties   

Pursuant to § 164-161 A. (3), the BZA is empowered “To authorize upon appeal in specific cases such 
variances from the terms of this chapter as are necessary to avoid arbitrariness and so that the spirit of 
this chapter shall be observed and substantial justice done.” Pursuant to § 164-161 A. (3) (a) “Such 
variances shall be authorized by the Board only upon a finding by the Board that:” 

(1) There are exceptional or extraordinary circumstances or conditions applying to the property in 
question or to the intended use of the property that do not apply generally to other properties or 
classes of uses in the same zone; 

 
The applicant will need to provide evidence and testimony regarding exceptional or extraordinary 
circumstances or conditions applying to this property that do not apply generally to other 
properties or classes of uses in the same zone.  

 
The three requested variances are seeking relief from two sections of the City Code that require 
a buffer from uses located in the Planned Industrial zone. The Board should determine if a 
hardship exists and, if so, whether that hardship warrants the granting of such variances for this 
permitted use. The Board may wish to consider if the Code-required buffer would pose a visibility 
related hardship for the proposed convenience store and service station use. 
 
Please note that there is a lease line south of the proposed convenience store and service station 
use. According to the cover page of the site plan for 7 Corporate Center Court, Royal Farms #323, 
the total parcel area is 3.898 acres and the proposed lease area is 2.729 acres (attached). 
Testimony should include why a variance to the required landscaping buffer is required while 
there is 1.169 acres of unleased space on the property.  
 
The Board should also determine if the existing Verizon easement, which consists of several utility 
boxes, yellow poles, and what appears to include a primitive driveway, would be sufficient to 
include as part of the required minimum landscape buffer area. This easement area is currently 
included as part of the 30-foot-wide minimum landscape edge, however, no landscaping is 
proposed for this area. There are shrubs located outside this 30-foot-wide minimum landscape 
edge. Please see the attached landscape plan for more information. 
 

(2) Such variance is necessary for the preservation and enjoyment of substantial property rights 
possessed by other properties in the same zone and in the same vicinity; and 

 
For the purpose of the variance review, the vicinity is proposed as the immediately surrounding 
properties. These properties are zoned as follows: 

• North:  P-I: Planned Industrial    
• South:  P-I: Planned Industrial    
• East:  P-I: Planned Industrial    
• West:  R-10,000 Residence District Zoned by Carroll County Government  

The proposed variance is for property located in the P-I: Planned Industrial Zone  
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The property is located on the corner of Maryland State Route 97 (Littlestown Pike) and Corporate 
Center Court. Maryland State Route 97 North, according to the City of Westminster 
Comprehensive Plan is classified by the State Highway Administration as a principal arterial, the 
highest classification of State Highway that is discussed in the City of Westminster 2009 
Comprehensive Plan (Page #233-235 attached).  
 
The applicant will need to provide evidence and testimony regarding how granting the requested 
variance is necessary for the preservation and enjoyment of substantial property rights possessed 
by other properties in the same zone and in the same vicinity. 
 
The Board should consider how the removal of the buffer requirements along Maryland State 
Route 97 (Littlestown Pike) would affect the property rights of the adjacent neighbors in the 
adjacent Residential Zone.  
 

(3) The authorizing of such variance will not be of substantial detriment to adjacent properties and 
will not materially impair the purpose of this chapter or the public interest 

 
The applicant will need to provide evidence and testimony regarding how the requested variance 
will not be of substantial detriment to adjacent properties and will not materially impair the 
purpose of this chapter or the public interest. 
 
The requirements of § 164-57 Landscaping provide screening from properties located in the 
Planned Industrial zone, in relation to adjacent residential districts and right-of-ways.  The 
applicant’s request is to locate a convenience store and a service station use on property in the 
Planned Industrial Zone adjacent to the Maryland State Route 97 (Littlestown Pike) right-of-way 
and directly across this right-of-way from six adjacent, residentially zoned properties.  
 
Regarding elevation, the existing road surface of Maryland State Route 97 (Littlestown Pike) to 
the location adjacent to the dumpster area is 764 to 763, respectively. The difference in elevation 
from the road surface of Maryland State Route 97 to the parking space located just north of the 
freestanding sign is 768 to 764 respectively. The difference in elevation from the road surface at 
the intersection of Maryland State Route 97 and Corporate Center Court to the parking space 
adjacent to this corner is 768 to 765, respectively. Three feet in elevation deference is not 
provided in all locations along Maryland State Route 97 (Littlestown Pike).  Please see the grading 
plan attached for more information.  
 
It should be noted that there is a location on the east side of this property, along Corporate Center 
Court, that does not have two-and-one-half-inch caliper trees at a minimum of 30 feet on center.  
This location is near the parking lot peninsula between the nine proposed parking spaces. Also, to 
the north of the property, there are not two-and-one-half-inch caliper trees at a minimum of 30 
feet on center located along Corporate Center Court near the intersection of Maryland Route 97 
(Littlestown Pike). The applicant should also confirm the required minimum three-foot earth 
mound located along Corporate Center Court, which should be located between the proposed 
parking area and public right-of-way. 
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Please note that the proposed variances are only for the buffer adjacent to Maryland State Route 
97 (Littlestown Pike). The Board should consider if the removal of the buffer requirements along 
Littlestown Pike will be of substantial detriment to adjacent properties in the Residential Zone. 

 

Pursuant to §164-161 A. (3) (b) of the City Code, this subsection shall not be construed to permit the 
Board, under the guise of a variance, to change the use of land.  
 

IV.Criteria for determination 

Pursuant to § 164-169, the following general criteria are included for use by the Board. 

§ 164-169 Criteria for determination. 

In the exercise of its responsibilities under this chapter, the Board shall study the specific property involved, 
as well as the neighborhood, shall consider all testimony and data submitted and shall hear any person 
desiring to speak for or against the appeal or petition. 
A. In making its determination, the Board may consider whether the appeal or petition would adversely 

affect the public health, safety, security, morals or general welfare, would result in dangerous traffic 
conditions or would jeopardize the lives or property of people living in the neighborhood. 

B.  In deciding such matters, the Board may consider the following factors, together with other relevant 
factors: 

(1) The number of people residing or working in the immediate area concerned. 

(2) The orderly growth of a community. 

(3) Traffic conditions and facilities. 

(4) The effect of such use upon the peaceful enjoyment of people in their homes. 

(5) The conservation of property values. 

(6) The effect of odors, dust, gas, smoke, fumes, vibrations, glare and noise upon the use of surrounding 
property values. 

(7) The most appropriate use of land and structure. 

(8) Prior decisions of the courts regarding such matters. 

(9) The purpose of the regulations as set forth in this chapter. 

(10) The type and kind of structures in the vicinity where public gatherings may be held, such as 
schools, churches and the like. 

(11) Facilities for sewers, water, schools, transportation and other services and the ability of the City 
to supply such services. 

(12) Limitations of fire-fighting equipment and the means of access for fire, police and health services. 

(13) The preservation of cultural and historical landmarks. 
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(14) Traffic conditions, including facilities for pedestrians, such as sidewalks, safety zones, parking 
facilities available and the safe access of cars to highways or roads. 

(15) The contribution, if any, that such proposed use, building or addition would make toward the 
deterioration of areas and neighborhoods. 

 

V. Recommendation 

City staff recommends that the Board of Zoning Appeals carefully consider the proposed variance from 
the requirements of § 164-69 Dimensional Requirements and § 164-70 Off-street parking of the City Code  
based on the evidence and testimony provided during the hearing, and determine if granting such a 
reduction to the required buffer would be based on a hardship for the property owner and would not 
impact the property rights or be of substantial detriment to the adjacent neighbors in the Residential 
Zone.  
 
Attachments 
• Map related to §164-161.A.(3) (a) [2] 
• Pages #233-235 of the 2009 Comprehensive Plan 
• Proposed Cover Sheet 
• Proposed Landscape Plan  
• Proposed Grading Plan 
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Part 1: Transportation 
Infrastructure  
 

 

Transportation is increasingly the most complex issue 

faced by State and local governments.  The movement of 

people, goods and services is crucial to the economic and 

social vitality of any community.  The transportation 

network in and around Westminster provides access for 

people and products to small local markets, as well as 

large metropolitan areas.  The Westminster 

transportation system affords its residents the 

opportunity to work in the larger employment centers, 

while residing in a community that has an established 

high quality of life.  As Westminster and Carroll County 

continue to grow, the pressures on the transportation 

network will continue to increase, and these increasing 

pressures will need to be addressed by the State, County 

and local governments.   

 

Section 1: Summary of the Existing Transportation Network 
 

The Westminster area features a variety of modes of transportation.  These include the road network, 

which encompasses State highway facilities, collector roads, and the local street system; pedestrian and 

bicycle facilities; railroads; the Carroll County Regional Airport; and transit and ridesharing 

opportunities.  All of these facilities are described in detail below.  In addition, information is provided 

regarding the traffic volumes and capacity of area roadways, as well as the level of service and 

functional classification. 

 
Section 2:  Functional Classification 
 

Functional classification is the assignment of streets and roadways into classes or systems, according to 

the type of service they are intended to provide based on its daily traffic volumes as well as its purpose, 

characteristics and location (Map 9.1). Individual streets do not function independently.  Rather, travel 

involves movement through a network of roadway systems.  The functional classification defines the 

role that any particular street should fulfill in order to facilitate logical and efficient travel patterns.  

Basically, local roadway classifications represent an emphasis on access to property, arterials represent 

a high level of mobility, and collectors represent a compromise between property access and mobility. 

(Source: Carroll County Functional Classification Criteria and Assignment, October 1995 (Revised in 

accordance with current SHA classification system, June 2004). 
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Roadway segments are designated as rural or urban based on context and roadway characteristics.  The 

roadway segments of the Westminster area are then further classified into one of the following 

categories: 

Principal Arterial 
 

Links large population or employment centers; can range from expressways to two-lane roadways; inter-

county or interstate oriented and indicative of long travel lengths; high in traffic volume and speeds; 

access should be limited to intersections with public streets and controlled by establishing distances 

between points of access, provision of service or parallel roads, connections between adjacent 

developments, prevention of private/individual driveway connections, as well as the reduction in the 

number of existing access points. 

Minor Arterial  
 

Provide a lower level of mobility while placing more of an emphasis on land access than the other 

arterial classifications; typically provide a link to the collector roadway system and connect small 

population centers to the overall arterial system; access should be controlled by establishing distances 

between points of access, connections between adjacent developments; and prevention of 

private/individual driveway connections. 

Collector  
 

Provide for both land access and movement within residential, commercial, industrial or agricultural 

areas; links from the land uses to the arterials; provide service to areas not on an arterial route and to 

other important traffic generators; access should be controlled by establishing distances between points 

of access, connections between adjacent developments; and prevention of private/individual driveway 

connections. 

Local System 
 

Provide for direct access to individual land uses; discourage through traffic and are typically low in traffic 

volumes and speed. 

 

Section 3: State Highway Facilities 
 

The City of Westminster and the surrounding area are served by seven Maryland State Highways: MD 

140 (Baltimore Boulevard and a segment of MD 97), MD 97 North (Littlestown Pike), MD 97 South 

(Washington Road), MD 27 (Westminster/Manchester Road, Railroad Avenue/Liberty Street and Ridge 

Road), MD 32 (Sykesville Road), MD 31 (New Windsor Road), Route 832 (Old Taneytown Road), Route 

852 North (Old Manchester Road), and Route 852 south (Old New Windsor Road).  Each of these 

facilities is briefly described below, beginning with the principal arterials and working down to the state 

highways, which are classified as local roads (Map 12.2). 
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Maryland MD 140 
 

Maryland MD 140 is classified as a principal arterial under the State Highway Administration (SHA) 

system of functional classification.  Eastbound MD 140 provides access from Westminster to Interstate 

795, which joins the Baltimore Beltway (I-695); to the west, MD 140 intersects with U.S. Route 15 in 

Emmitsburg.  This route serves commercial and commuter traffic between Carroll County, Pennsylvania, 

and the Baltimore area via I-795 and I-695.  East of the Westminster corporate limits, MD 140 is a four 

lane, divided highway, with twelve-foot wide travel lanes and ten to twelve foot shoulders.  The posted 

speed limit is 55 miles per hour to the east of the City.   

 

Within the Westminster area, the speed limit decreases to 45 miles per hour, while the roadway width 

increases to provide for right and left turn lanes at intersections.  West of MD 31, the width of MD 140 

decreases to between forty-four and forty-eight feet, providing two twelve foot travel lanes with ten to 

twelve foot paved shoulders.  The speed limit increases to 55 miles per hour in this area.  Signalized 

intersections include Market Street, Malcolm Drive/MD 97, Gorsuch Road, Ralph Street, Center Street, 

Englar Road, Sullivan Road, MD 31 (partial), and WMC Drive.  Interchanges with on- and off-ramps exist 

where MD Routes 27 and 97 North travel under MD 140. 

Maryland MD 97 North 
 

Maryland MD 97 North also classified by SHA as a principal arterial from MD 140 to Old Meadow Branch 

Road, connects MD 140 to Pennsylvania MD 97, serving Littlestown and Gettysburg and providing a 

connection to U.S. Route 15.  The width of MD 97 North is forty feet, which offers two twelve foot travel 

lanes with ten foot left turn and acceleration/deceleration lanes at major intersections. There are no 

shoulders along most of the road, except in the section just north of the MD 140 interchange, where 

eight foot wide shoulders are available along the west side of the road.   

 

Signalized intersections include Commerce Center Drive and Airport Drive/Magna Way. The City’s most 

significant industrial parks, as well as the Carroll County Airport, are located on MD 97 North.  

Considerable commuter and commercial traffic use this route to reach both local and regional 

employment and market centers.  Recently, SHA is constructed a new bridge at the intersection with MD 

97(N) and MD 140.  This replacement bridge did not add capacity.  However, it functions more efficiently 

as the ramps were slightly realigned for smoother transition of merging traffic. 

Maryland MD 97 South 
 

Maryland MD 97 South, between MD 140 and MD 32, is classified as a principal arterial.  This road 

continues south through Carroll County and into Howard and Montgomery Counties, intersecting with 

the Washington, D.C. beltway (I-495) and continuing into Washington, D.C.  In Westminster, at its 

intersection with MD 140, the width of MD 97 South is approximately fifty feet.  Northbound traffic is 

provided with two left turn lanes, a shared left and through lane, and one twelve foot, free flow right 

turn lane separated by an island.  A four foot raised median separates north and south bound traffic, 
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2. THE CONTRACTOR SHALL HAVE A CURRENT COPY OF THE CITY OF WESTMINSTER “STANDARD SPECIFICATIONS FOR
CONSTRUCTION OF PUBLIC UTILITY SYSTEMS, ROADS AND STORM DRAINS” AVAILABLE TO HIM AT ALL TIMES DURING
HIS OPERATIONS.

3. THE CONTRACTOR SHALL NOTIFY THE CITY OF WESTMINSTER “DEPARTMENT OF PUBLIC WORKS” AT 410-848-2592 AT
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