
FINDINGS AND RECOMMENDATION
OFFICE OF PLANNING AND ZONING

ANNE ARUNDEL COUNTY, MARYLAND

APPLICANT: Baltimore Gas and Electric Company ASSESSMENT DISTRICT: 3rd

CASE NUMBER: 2024-0146-S COUNCILMANIC DISTRICT: 3rd

HEARING DATE: October 22, 2024 PREPARED BY: Donnie Dyott Jr.
Planner

REQUEST

The applicant is requesting a special exception to modify a previously approved special exception
to allow a public utility use in an R2 - Residential District on property located at 4884 Mountain
Road in Pasadena.

LOCATION AND DESCRIPTION OF SITE

The subject site consists of 40,075 square feet and is identified as Lots 55 & 56 of Parcel 28 in
Block 5 on Tax Map 25 in the Green Gables subdivision. The property is zoned R2 - Residential
District, is located outside of the Critical Area and is currently improved with an existing BGE
electrical substation.

APPLICANT’S PROPOSAL

The applicant seeks to rebuild an existing electrical substation. The site is developed with a
transformer, ban supports, switch gear, and some smaller equipment. The existing transformer and
its related equipment will be removed while a new transformer and related equipment will be
constructed slightly to the west of the existing transformer. In addition, the substation contains a
one story control house, a 50 foot lightning mast, and a 106 foot communications monopole. The
control house, lightning mast, and monopole will remain on the property. There is presently an 80
foot WAN tower that was formerly used for BGE communications that is slated to be removed as
part of the 2019 building permit that authorized the monopole. Electrical feeder lines also enter
and leave the substation from Mountain Road and access is provided by a short driveway off
Mountain Road.

SPECIAL EXCEPTION STANDARDS

§18-11-144 of the Anne Arundel County Zoning Ordinance sets forth the specific special
exception requirements for public utility uses. Additionally, all special exceptions are subject to
the general standards contained in §18-16-304 of the Zoning Ordinance.

FINDINGS

The site was the subject of a previous special exception and variance under case numbers
1975-0095-S and 1975-0096-V which approved the utility use and lightning mast.
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The Applicant outlines that the proposed rebuilt substation will be roughly the same size as the
existing substation and will be offset slightly to the western portion of the fenced area as the
existing substation is offset slightly to the eastern portion of the fenced area. The new substation
will utilize the latest technology and equipment which will increase efficiency and reliability while
being able to handle increased loads in the future. Rebuilding the substation is necessary to
prepare for future demands for electricity, especially relating to increased use of electric vehicles.

The Health Department commented that it has no objection to the request.

The Development Division (Residential Team) did not take a position on the request but offered
the following comments should the request be approved.

1. Per Article 17, Title 4, a Preliminary Plan (PP) and Site Development Plan (SDP) application
must be submitted and approved. However, if the applicant feels that they can meet the criteria in
Article 17-4-101(3) then they can submit an Administrative Decision application to waive the
Preliminary Plan and Site Development Plan requirement.

2. As per Section 17-2-107(c), in the six-month period before the initial submission of a
subdivision or preliminary plan that falls within the scope of this section, the developer shall hold
a community meeting. Additionally, within 45 days after the submission of a site development
plan that falls within the scope of this section, the developer shall hold a community meeting.

3. The proposed development will be subject to the grading and building permit review and
approval process.

4. The existing landscaping will be evaluated against the requirements of the Anne Arundel
County Landscape Manual for adequacy. If the existing landscaping does not meet the current
requirements then supplemental plantings will be required.

5. The proposed development will be subject to Forest Conservation regulations. However, as per
17-6-301(c), this project may be able to be exempted by clearing less than 20,000 sq. ft. of forest,
If so, a declaration of intent must be submitted.

The Long Range Planning Division commented that the proposal is generally consistent with the
goals, policies and strategies of Plan2040 and is consistent with the 2022 Water and Sewer Master
Plan.

The Office of the Fire Marshall commented any approval of this application does not take the
place of any permitting requirements issued through the Inspections and Permits Office and any
Fire Marshall code requirements and inspections that will be required during the normal process of
construction and adding or changing business uses.

With regard to the specific special exception requirements, this Office submits the following
findings:
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1. The architectural scale, design, and landscaping treatment of the use shall be compatible

with other development in the area and shall be fully or partially enclosed as may be
necessary to provide compatibility.

The applicant contends that the proposed substation rebuild will continue the scale, design,
and landscaping in place at the existing substation. The existing substation has been in
place for nearly 55 years and has proven to be compatible with land uses and development
in the area. BGE will be adding landscaping to increase buffering and visual appeal and the
existing wooded portion of the property to the east will remain wooded. A portion of the
equipment is in an enclosed control house but most equipment is outside and will continue
to be outside which is typical of substations in suburban and rural locations. The proposal
appears to meet this requirement.

2. The use shall be necessary for public convenience at the designated location.

The applicant contends that the combination of the age of the existing transformer and the
growth in the Pasadena area of the last 55 years have created a public need for a modern
electrical substation. Rebuilding the existing substation on the site of the existing
substation represents the ideal location for meeting this public need and entails fewer
potential impacts than developing a new substation on a nearby property. The proposal
appears to meet this requirement.

3. Utility corridors shall be used to the extent practical.

The substation is located along the Mountain Road utility corridor and appears to meet this
requirement.

4. The alignment shall follow the topography to minimize any effects to the terrain.

The topography of the site and vicinity is relatively flat. The new transformer and
associated equipment will be constructed within the existing fence line resulting in no
significant change to the topography. The proposal appears to meet this requirement.

5. There shall be selective vegetative clearance for the right-of-way for soil erosion control.

The applicant contends that while the new substation is not part of the right-of-way, all
new construction will be limited to the area within the existing security fence which is
cleared and stone covered. There will be no vegetative clearing and the proposal minimizes
the possibility of soil erosion within the fenced area. The proposal appears to meet this
requirement.

6. Structures, such as antennas and lightning masts, may exceed the maximum height
limitations of the zoning district in which the use is located if the excess height is the
minimum necessary to accomplish the purpose of the structure and minimum setbacks are
increased by one foot for each excess foot in height.
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The proposed improvements do not include a new antenna or lightning mast. The property
has an approved 50 foot lightning mast under the 1975 special exception and variance case
which is still in place and will remain in place. The County issued a building permit for the
existing communications monopole in 2019. The existing WAN tower on the property is to
be removed. The proposal appears to meet this requirement.

Concerning the general special exception standards of § 18-16-304, it is the opinion of this Office
that the proposed use will not be detrimental to the public health, safety, or welfare; and, the
facility will be compatible with the appropriate and orderly development of the R2 - Residential
District. The proposed use would be no more objectionable with regard to noise, fumes, vibration,
or light to nearby properties than operations in other uses allowed in the R2 District. The use at the
location proposed will not have any adverse effects above and beyond those inherently associated
with the use irrespective of its location within the zoning district. There is no evidence to indicate
that the proposed use will conflict with an existing or programmed public facility, public service,
school, or road. The proposed use is generally consistent with the goals, policies, and strategies of
the County General Development Plan. The facility has existed on the site for 55 years without
any reported negative impacts and public need has been demonstrated by the applicant. BGE
monitors the age and functionality of existing infrastructure and the new substitution is needed to
meet electrification goals including demand related to electric vehicles. The applicant has
indicated that they will work with the Office of Planning and Zoning to supplement existing
landscaping if deemed necessary.

RECOMMENDATION

Based upon the standards set forth under § 18-16-304 and § 18-11-140 of the Code under which a
special exception may be granted, this Office recommends approval of a special exception to
allow the proposed public utility use in an R2 - Residential District as shown on the site plan.

This recommendation does not constitute a building permit. In order for the applicant(s) to construct the structure(s) as proposed,
the applicant(s) shall apply for and obtain the necessary building permits and obtain any other approvals required to perform the
work described herein. This includes but is not limited to verifying the legal status of the lot, resolving adequacy of public
facilities, and demonstrating compliance with environmental site design criteria.
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Jenny B. Dempsey 
Planning and Zoning Officer 
 

MEMORANDUM 
 
TO:  File 
 
FROM: Adam Knubel, Development Division, Residential Team, OPZ   
 
SUBJECT: Baltimore Gas and Electric Company, 2024-0146-S 
  4884 Mountain Road, Pasadena, MD 21122 
 
DATE:   August 12, 2024 
   
 
In response to your request for comments regarding a Special Exception to allow for an electrical 
substation (Public Utility Uses) in an R-2 District, we defer to the Zoning Division on whether 
the applicant meets the Special Exception standards.  Should the Special Exception be approved, 
the following comments are offered. 
 

1. Per Article 17, Title 4, a Preliminary Plan (PP) and Site Development Plan (SDP) 
application must be submitted and approved.  However, if the applicant feels that they 
can meet the criteria in Article 17-4-101(3) then they can submit an Administrative 
Decision application to waive the Preliminary Plan and Site Development Plan 
requirement. 

2. As per Section 17-2-107(c), in the six-month period before the initial submission of a 
subdivision or preliminary plan that falls within the scope of this section, the developer 
shall hold a community meeting.  Additionally, within 45 days after the submission of a 
site development plan that falls within the scope of this section, the developer shall hold 
a community meeting. 

3. The proposed development will be subject to the grading and building permit review and 
approval process. 

4. The existing landscaping will be evaluated against the requirements of the Anne Arundel 
County Landscape Manual for adequacy.  If the existing landscaping does not meet the 
current requirements then supplemental plantings will be required.  

5. The proposed development will be subject to Forest Conservation regulations.  However, 
as per 17-6-301(c), this project may be able to be exempted by clearing less than 20,000 
sq. ft. of forest,  If so, a declaration of intent must be submitted.   
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Jenny B. Dempsey 

Planning and Zoning Officer 

 

MEMORANDUM 
 

TO:  Zoning Division  

 

FROM:  Jessica Levy, Long Range Planner 

 

THROUGH: Cindy Carrier, Planning Administrator, Long Range Planning 

 

SUBJECT: Long Range Planning Comments 

   

DATE:     August 5 2024 

                                                                                                                                                                                                                                                                

Name of Project:   Baltimore Gas and Electric, 4884 Mountain Rd 

Case#:  2024-0146-S 

Location:  4884 Mountain Rd, Pasadena 

  Tax Map 25, Grid 5, Parcel 0028 

Region Planning Area:  Region 4 

Community:  Pasadena 

 

Summary:  The applicant requests a Special Exception to rebuild the Pinehurst Baltimore Gas and 

Electric substation in the R2 zoning district. The site has an existing special exception and variance (S-95-

75 and V-96-75) and is developed with a transformer, control building, lightning mast, and 

communications monopole. The request is to develop a new transformer and supporting equipment 

adjacent to the existing transformer, and the existing transformer will be demolished once the new 

transformer is operational, all other structures are to remain.  

 

The approximately 0.92-acre site is located in the Plan2040 Peninsula Policy Area and the Low Density 

Residential Planned Land Use category.  Surrounding properties are in the Low Density Residential, 

Rural, and Parks and Open Space Planned Land Use category. Zoning for the site is R2 and surrounding 

properties are zoned R2, R1, and OS. The site is not located within the Priority Funding Area nor is it 

within the Green Infrastructure Network. 

 

Findings: 

Plan2040 General Development Plan:  Plan2040 does not have recommendations that are specific to this 

site and the proposal is generally consistent with the goals, policies and strategies of Plan2040. This 

proposal is within Region Planning Area 4. The Region 4 Plan was adopted in July 2024. No applications 

were submitted during the 2011 Comprehensive Rezoning process or the Region Plans Comprehensive 

Zoning Process.  

 

2022 Water and Sewer Master Plan: The site is in the No Public Service category in the Rural Sewer 

Service Area and the No Public Service category in the Rural Water Pressure Zone. The proposal is 

consistent with the 2022 Water and Sewer Master Plan.  
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IN THE OFFICE OF ZONING HEARINGS

CASE NUMBER S-95-75
and

CASE NUMBER V-96-75

IN RE: THE BALTIMORE GAS AND ELECTRIC COMPANY
3rd Assessment District

Date Heard: November 6, 1975

OPINION BY: BORDEN, ZONING HEARING OFFICER

Date Filed: November ^ <~j , 1975



|j The Baltimore Gas and Electric Company (hereinafter

jl referred to as the Petitioner) has filed an application for a
!

jj Special Exception pursuant to Title 13, Subtitle 3, Article IX,

^Section 13-343. 21, Alternate Zoning Regulations, Anne Arundel
JCounty Code, (1967 edition, as amended) to permit the erection of

^ia lightning mast with VHP antenna thereon. Concomitantly the
j! Petitioner has filed an application for a Variance to Section '
ti
jil3-305. 6. Code, supra, to permit an increase in structure height
IJby 27 feet for said mast and antenna. The site is known as the
[Green Gables/Pinehurst Substation, comprising an area of . 92 acres.;

I fronting for a distance of 200 feet on the north side of Mountain :

I Road in the Third Assessment District, and is zoned in the R2

iResidential classification.

jj Mr. Bayard Koch, associate engineer with the corporate
Petitioner, in the communications and locations division, first
Jtestified for the Petitioner. He described the lot, the existing :
[building thereon and the function of the substation as a converter :

I for power from high voltage to lower levels suitable for consumer .
f ~ - (

jj use. He said that the purpose of the higher mast and antenna
[would be to convert the equipment to radio signal control in order

[jto regulate capacitators which in turn control voltage at customer

jlevel. He then described in some detail, which is not necessary !
jto repeat here, the operation of the VHP controls, and the role ;

I] this particular one plays in the distribution system of which it
jis an integral part. He concluded his testimony by emphasizing

JJ the safety factors built into the mast and the construction rig |
jand assurances that it would not succumb to high winds short of ,
jextreme hurricane force. ;

1

Maurice C. Ogle, real estate appraiser and consultant, ]
j[ after qualifying as an expert in his field, next testified for the .

jjPetitioner. He also described the location of the site, the



[neighborhood in which its located and confirmed Mr. Koch's testi- j
i

jjmony in respect to the building and its grounds. He rendered the
tf

Ijprofessional opinion that the mast and antenna would not adversely
^affect land values of surrounding properties, nor would it other- ,

jwise be detrimental to the general neighborhood. ;
1

Steve Callahan, associate planner with the Office of
jJP lanning and Zoning, submitted the following findings and recom-

[mendation on behalf of that Office:

1: The. Off ice of Planning and Zoning finds that
the petitioners are requesting under two applications
L^??:?l_^^ception for utility structure/a-lightn-"

^mast with antenna, and a Variance to the oro- :
visions of Section 13-305. 6, a 27 foot increase in
height permitted - 25 feet to 52 feet for"inast~and
antenna.

I

2'. The. Property known as the Green Gables/Pinehurst
substation comprises an area of . 92 acres~frenting"~ :
for 200 feet on the north side of Mountain'RoadT'i;

i!
3: The property is zoned in the R2 Residential
classification and is improved with a substation
facility of the Baltimore Gas and Electric Company.

4. That Section 13-343. 21 sets forth the minimum
standards for public utilities.

5^That Section 13-339 sets forth the criteria by
which a Variance may be authorized. ------ -^ ,

6. That the application has been reviewed in
accordance with these Code provisions and~the
provisions of Section 13-341. 1 and Section 13-344
and sit® Plan review approval has been granted
subject to the recommendations contained in
correspondence of September 18, 1975.

7. That this Office finds that exceptional circum-
stances exist with reference to the height variance;
namelyr the necessity of height for the"proposed'
antenna mast and the existing pole lines^adjacent
to the facility.

8. That for the foregoing reasons, this Office
recommends both applications for approval but ~
suggests that the following conditions be considered
for inclusion in the Order"granting the applications:

1. ^That the proposed tower, if practical, be
relocated to be centrally located on the'site;and;

.I

2^. That the pole be painted to blend with the \
sky for less visual impact; and ~" '

3. That landscaping be provided as recruired ;
by the Code.

2 -



Mr. Carl dark, a nextdoor neighbor, protested. His '

jmain concern for complaint seemed to be what he considered a

jbreach of previous agreement by the Petitioner in respect to :.
R

jj screening between his property and the existing site. However, .

jja review of Petitioner's Exhibit Nuinber 1, an aerial photograph, :
Jjand a discussion between all witnesses who are knowledgeable of
jjthe site and the natural screening surrounding it, indicates that i

jjthere is indeed considerable screening in place. However, to '
jjinsure that all legal requirements in this respect will be met. ;
jPetitioner will be granted a conditional approval.

It is the opinion of the Hearing Officer that the

[necessity of the height for the proposed antenna and mast is 1

jnecessary in order to provide public service which Petitioner

jjdesires to do. This constitutes an exceptional circumstance for ;
[which the Variance should be granted in order to avoid practical
difficulties and unnecessary hardship. The granting of the

JjVariance will not alter the essential character of the neighborhood

Jjnor will it substantially impair the appropriate use or development
jjof adjacent properties, and will not be detrimental to the public ;
[jwelfare. It is the minimum Variance necessary to affor relief. !

jJAccordingly, it should be conditionally granted. '



CASE NUMBER S-95-75

Pursuant to the application of The Baltimore Gas and

jSElectric Company for a Special Exception to permit the erection

jtof a lightning mast with VHP antenna on the property described

[in the application, and pursuant to the advertising, posting of
jthe property, and a public hearing, all in accordance with the

jjprovisions of the law, it is this/^ ̂day of November, 1975,
1SORDERED by the Zoning Hearing Officer of Anne Arundel County that
JJthe application for a Special Exception to permit the erection
ii
po f a lightning mast with VHP antenna on the property described

jjin the application, be and the same is hereby granted, subject,
;!,

(however, to the following condition:

1. That Petitioner comply with screening

requirements put upon him by the Office

of Planning and Zoning.

f;

21-L!/. L^
L^PAUL F. BdRDEN,

Zoning Hearing Officer

4 -



CASE NUMBER V-96-75

Pursuant to the application of The Baltimore Gas and

]j Electric Company for a Variance to permit a lightning mast with

jj antenna to exceed structure height by 27 feet, on the property

described in the application, and pursuant to the advertising,
I posting of the property, and a public hearing, all in accordance

with the provisions of the law, it is this } ffV^h'day of November,

|1975, ORDERED by the Zoning Hearing Officer of Anne Arundel

jj County, that the application for a Variance to permit a lightning
j, mast with antenna to exceed structure height by 27 feet, on the

property described in the application, be and the same is hereby

11 granted, subject, however, to the following condition:

1. That Petitioner comply with screening

requirements put upon him by the Office

of Planning and Zoning.

''isl. r^
^UL F; BOTRDEN,

Zoning Hearing Officer

5 -



PLANNING AND ZONING RECOMMENDATION

FINDINGS:

RE: THE BALTIMORE GAS & ELECTRIC COMPANY
Cases S95 & V96-75 - 3rd District

The Office of^Planning and Zoning finds that the petitioners are reauestii
under-two aPPlications a Special Exception for utility-structure/a'llightnl ?i
^s^ with antenna, and a Variance to the provisions of Section~13-305^7a"

fo ot increase in height permitted - 25'feet to 5afeet~for"mast"and"'
arttenna.

- Se ̂ op!rty known. as the Green Gables/Pinehurst Substation comprises an area- 

of . 92 acres fronting for 200 feet on the north ~side"of~MountairR ^d.c

3 ?e,.^^perty is -zoned in the ^re sidential classification and is improved with

-/ a substation facility of the Baltimore Gas and Electric~Companyr

^ That Section 13-343. 21 sets forth the minimum standards for public utilities.

5 !ha^Jectio n 13~339 sets forth the criteria by which a Variance may be
..-».' aucnorized.

,'
1^

That. the aPPllcation has been reviewed in accordance with these Code
pr°Yislons^and the Provisions of Section 13-341. 1 and Section"13^344 and
s^^p^ revlew-appr°Yal has.been. g"nted_subject~to thrrec'ommendat^s
contained in correspondence of September 18, 1975^

Tha^tMS.. °"ice_finds that exceP.ti°"al circumstances exist with reference
^stth^^^^^^^eL^me^:. th^necess.ity. ofhelght"forthe"Pr;P:s:r:^enna
mast and the existing pole lines adjacent to'the facility.

!haLfo? ̂ he fore80ing. reasons'-thls office ̂ coDnnends both applications for
?ro^:a^u! sug8ests thatthe fo llowing conditions be consid^ed^or^cl^sion
in the Order granting the applications:'

1. That the proposed tower, if practical, be relocated to be
centrally located on the site; and

2. That the pole be painted to blend with the sky for less
visual impact; and

3. That landscaping be provided as required by the Code.

^EXHIBIT ^

[6^^



ANNE ARUNDEL COUNTY
ANNAPOLIS, MARYLAND

PETITION FOR VARIANCE

^^^
TO THE OFFICE OF PLANNING AND ZONING OF ANNE ARUNDEL COUNTS:

(^ -^-g)_Baltimore Gas and Electric Company

^?.o»?a7T_a<^"an<iiaI' contractual or Proprietary interest equal to or in excess of 10% (list all) of the property
situated in Anne Arundel County, which is described in the description and plat attached hereto'and made aTart
hereof, (I, We) hereby petition^for a variance to Section 13-305. 6 ^ ^ the Anne Arundel County Zoning
Ordinanc e toj)ermit a lightninR mast with antenna 7^ (?^o^^ ^^, 7"~:Y^'7^~^

tL^ ̂ o^^f-^^^^^i r^D^^^jjj_
To provide protection for existing installations and radio control
of the voltage.

for the following reason^;
't

^/^^^^-

District 3 T,^5 & ilock-
D

Subdivision or Community- . Pinnhuro'tr -

Title reference to latest deed, contract or este^ Liber M. S. H. No. 2172, folio 153

200 _ Side nf Mountain Road

/O^A£^l ^^^-^>^

Located on +.}ifi North
(Compass Direction) (Frontage in Feet)

200 feet West

(Compass Direction)

(Name of Road, Street, Lane, Etc.)

of Plnehurst Road
(Known Road Intersection)

None

(Frontage on side Street)

ThlaJ)PMCation-number. and date of aPPlication and action taken with dates on all known prior applications filed
within three years previously for the whole or any part of the land proposed"for"relcIa'ssi^aTion^speuaaTeoxcTpu
tion or variance.

.
awe) agreetopay exPensesof above variance including advertising and posting upon filing of this petitio

agree to be bound by the zoning laws and regulations for Anne Arundel County. """0 "' """ '"'""""'
^altimore Gas and Electric Company

<^"'J^^. --4App^fcnt)
c/o Harry C.x Blu^n-^iai, ~S^.

Address 1^2 Duke c)f Gloucester Street

Annapolis, Maryland 2l4o4

Phone Number_301-268-7707

Petition accepted by the Office of Planning and Zoning_

Case or Docket Number_^__Z^~ ^^?

same as applicant

(Legal owner (s) of property)

Address

Phone Numb

<^\ ^-^ ^/. /^^^
(date) /

, rZii^i^^. ^cA^1-^'^-
. Office of Pla^pift'g and Zoning of Anne Arundel County

p.etiti.OTLreferred to thezonine Hearing officer of Anne Arundel County, this_^^day nf ^^..
lw^\t^^auble c\m^r. olthi3^w^
^nlATSei?unti. and thattheJ)ublicheanng/be hal before the" ZonmgTean.rOfficeur7JnKnueTr^delICounty, in^oom^^-, Anne Arundel County^Court House, AnnapoIis7MaiyIand7eon^he^J^£
day of /'^r^fr^ -__, 1962Cat_^^_^^L__o'Clock.

Form # 07-01-14

AA Form 23

Submit In Triplicate

Zoning Hearing Officer of Anne Arundel County
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