
Page 1 of 3 

 

 

 

 

CONCEPT SITE PLAN REPORT 

to the 

Carroll County Planning and Zoning Commission 

August 19, 2025 

 

Prepared by 

David Becraft, Bureau of Development Review 

 

SUBJECT:  S-24-0018 – Carroll Highlands Self-Storage 

LOCATION:  South side of MD Route 26, east of Carroll Highlands; C.D. 5  

OWNER: Toth Investments LLC & Pirone Investments LLC, 3201 Rogers Ave, 

Suite 302, Ellicott City, MD 21043 

DEVELOPER:  SCOCO Investments, LLC, 622 Bayshore Drive, Osprey, Florida 

34229 

ENGINEER:  Development Design Consultants, Inc., 184 East Main Street, 

Westminster, MD 21157 

ZONING:  C-2 – Commercial Medium / R-20,000 

ACREAGE:  3.24 acres   

WATERSHED:    Liberty Reservoir 

FIRE DISTRICT: Sykesville 

MASTER PLAN: Commercial-Medium / Residential-Medium – 2018 Freedom 

Community Comprehensive Plan 

PRIORITY  

FUNDING AREA:   Freedom 

DESIGNATED  

GROWTH AREA:   Freedom 

SEWER/ WATER   

DISTRICT:  Freedom 

❖ Action Required: 

The plan is before the Planning and Zoning Commission per Chapter 155 of the Code of 

Public Local Laws and Ordinances of Carroll County for review of a concept site plan. No 

action is required. 

The Planning Commission may consider delegating approval of the final site plan to the 

Planning Commission Chair. 

❖ Existing Conditions: 

The subject property is 3.24 acres± and is comprised of four parcels, including lots 19, 20, 

and 21 of the Carroll Highlands subdivision (plat attached). Of the four parcels, two are 

improved with structures, with the other two parcels being unimproved wooded lots. The 
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three westernmost properties lies within the C-2 zoning district, with the easternmost parcel 

being split zoned with R-20,000. There are no streams or FEMA 100-year floodplain 

designations on site.  

The adjoining properties to the north (across Liberty Road), south, and east of the subject 

property are zoned R-20,000 and host private residences. The property to the west (across 

Carroll Highlands Road) is zoned C-2 and hosts a commercial office. All adjoining properties 

are served by public water and sewer. The subject property, as well as the adjoining 

properties, lie in the Freedom Priority Funding Area and a Growth Area.   

❖   Plan Review: 

On September 16, 2024, an initial site development plan for the subject property was 

submitted to the Bureau of Development Review and distributed to technical review agencies. 

The developer proposes the construction of a 30,000 square-foot, 3-story self-storage facility 

and associated parking area. An amended plat will be required to consolidate the lots.  

Access into the site will be from Liberty Road (MD 26) with the parking area proposed 

between the new structure and Liberty Road. A retaining wall is shown on the west side of the 

parking area and SWM features are shown to the east. A portion of the site is also crossed by 

the Planned Major Street, Ridenour Way, which is shown spanning from Panorama Drive to 

Carroll Highlands Road. Sheet 8 demonstrates an alignment and feasibility of construction of 

the roadway which is unimpeded by the proposed development. An area of dedication for the 

roadway will be provided to the County.    

The proposed self-storage facility will be comprised of 650 units. Per Chapter 158.063 of 

County Code, self-storage facilities (without driveway access) are required to have 1 space for 

every 10 storage bays, plus 2 for employee parking and 3 for customer parking located at the 

business office. Per this calculation, the proposed development would require 70 parking 

spaces. An administrative adjustment request for the reduction of the required number of 

parking spaces from 70 to 9 was submitted to the Zoning Administrator. The request was 

heard within case ZA-2189 and approved (decision attached). The Zoning Administrator 

granted concept approval of the site plan.  

Building elevations for the proposed structure are included in the plan on sheet 3. The plan 

delineates the building to be constructed with brick veneer and exterior insulation and finish 

systems (EIFS). The color scheme of the structure is shown as white/off-white with charcoal 

accents.   

A sign detail is included on sheet 5 for the proposed freestanding pylon sign. The sign has a 

height noted on the detail as 16'-7”. The pole structure is shown with a light gray color with 

the sign face being green with white lettering. Sheet 5 also illustrates the landscape plan. 

Landscaping is proposed throughout the site with more concentrated plantings residing along 

MD 26 and along the rear of the building. The landscape plan meets the concept requirements 

of the Landscape Manual.  

A photometric plan and light details are included in the plan on sheet 6. Proposed lighting 

includes 15’ high, pole-mounted lighting. Building-mounted lighting is also proposed and has 

a mounting height of 7’-5/8” above the finished floor. 
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On July 23, 2025, the Design and Architectural Review Committee (DARC), an advisory 

group, met to review the project.  Their comments are as follows: 

1. Maximum landscaping and screening is recommended to acknowledge the viewscape 

for passing motorists.  

The site development plan was subject to citizen involvement on November 27, 2023 during 

the Technical Review Committee meeting. During the meeting, six citizens signed in and 

relayed concerns of additional traffic and stormwater runoff.   

State Highway Administration is accepting of the proposed access to Liberty Road (MD 26) 

but will require additional information on the final plan. Engineering Review has granted 

concept approval of the plan. The requirements of the Forest Conservation Ordinance were 

adequate for concept approval but will require additional information during the final plan 

review. Forest Conservation is to be addressed via off-site forest banking. The Bureau of 

Utilities and the Office of Public Safety have granted concept approval of the plan. Floodplain 

Management and Water Resource Management have granted approval. 

Concept Stormwater Management approval has been granted. Stormwater Management 

requirements for the site are being addressed with micro-bio retention facilities.   

In their review, the Bureau of Comprehensive Planning determined that the proposed plan is 

consistent with the 2018 Freedom Community Comprehensive Plan land use designation of 

Commercial-Medium Intensity and with the Water and Sewer Master Plan. The plan shows a 

5’ sidewalk along Liberty Road (MD 26) which is consistent with the Bicycle-Pedestrian 

Master Plan,. 

The site plan will be tested and reviewed for adequacy of public facilities in accordance with 

Chapter 155 of the Code of Public Laws and Ordinances of Carroll County Maryland. 
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