
Conditional Use Petition 

Conditional Use Request

Conditional Use Category:   Athletic Facilities, Outdoor

Conditional Use Section Number(s):     131.0.N.6

Proposed Use:    Go Kart Track

Petitioner Information
Name:  Charles Siperko
Trading As:  
Address:  6717 Mink Hollow Road, Highland, MD, 20777
Phone:  4109640300
Email:  krs750@gmail.com
Petitioner's Interest in the Property:  Joint Owner

Representative Information
Name:  Sang Oh
Address:  5100 Dorsey Hall Drive, Ellicott City, MD, 21042
Phone:  4109640300
Email:  soh@talkin-oh.com
Profession:  Attorney

Property  Information
Property Address:  6717 Mink Hollow Road, Highland, MD, 2077
Total Site Area:  11.01 acres     Use Area (if different):  11.01   Tax Map:  34    Grid:  21 
 Parcel:  287     
County Council District:  5       Zoning District: RR-DEO 
Subdivision Name:      SDP #:

BA-24-022C
8/18/24

General Standards Required for Approval
The Hearing Authority shall have the power to permit Conditional Uses, provided the 
following general standards are met. Please explain how the proposed use complies with 
these criteria.



1. The proposed Conditional Use plan will be in harmony with the land uses and 
policies in the Howard County General Plan which can be related to the proposed use.

Chapter 9 of the General Plan emphasizes the importance of expanding recreation 
facilities. Specifically, #7 of the implementing actions for INF-5 policy statement 
encourages consideration of allowing the use of large parcels for outdoor athletic 
facilities throughout the County.

2. The nature and intensity of the use, the size of the site in relation to the use, and the 
location of the site with respect to streets giving access to the site are such that the 
overall intensity and scale of the uses are appropriate for the site.

With the use of EV go karts and no proposals for outdoor lighting, the proposed use 
will not generate physical conditions such as noise, dust, fumes, odors, intensity of 
lighting, vibrations, hazards or other physical conditions that would be discernible 
from abutting and vicinal properties.  Additionally, the accompanying conditional use 
plan shows the use will be well screened from adjoining properties by existing and 
proposed landscape buffers. 

The proposed Conditional Use will not generate any adverse impacts greater at the 
Property than elsewhere in the zone or applicable other zones. 

3.  The impact of adverse effects such as, but not limited to, noise, dust, fumes, odors, 
intensity of lighting, vibrations, hazards or other physical conditions will be greater at 
the proposed site than it would generally be elsewhere in the same zoning district or 
other similar zoning districts.

As stated above, the proposed Conditional Use will not generate any adverse impacts 
greater at the Property than elsewhere in the zone or applicable other zones. 

4. The location, nature and height of structures, walls or fences, and the nature and 
extent of the existing and/or proposed landscaping on the site are such that the use will 
not hinder or discourage the development and/or use of adjacent land and structures 
more at the subject site than it would generally elsewhere in the same zoning district or 
other similar zoning districts.

The proposed Conditional Use will not hinder or discourage the development and use 
of adjacent land and structures more at the subject site than it would generally 
elsewhere in the same zoning district or other similar zoning districts. As stated above, 
the proposed use will not generate any adverse impacts greater than elsewhere in the 
zone or applicable other zones.



5. The number of parking spaces will be appropriate to serve the particular use. 
Parking areas, loading areas, driveways and refuse areas will be appropriately located 
and buffered or screened from public roads and residential uses to minimize adverse 
impacts on adjacent properties.

The proposed use being restricted to the residents of the subject Property and 1 or 2 
guests, additional parking for the use will not be needed.

6. The ingress and egress drives will provide safe access with adequate sight distance, 
based on actual conditions, and with adequate acceleration and deceleration lanes 
where appropriate. For proposed Conditional Use sites which have driveway access 
that is shared with other residential properties, the proposed Conditional Use will not 
adversely impact the convenience or safety of shared use of the driveway.

The property entrance is located on Mink Hollow Road, an intermediate arterial road, 
which provides safe ingress and egress with adequate sight distance. The Conditional 
Use will not increase traffic to and from the site and will not adversely impact the 
convenience or safety of shared use of the driveway.

7. The proposed use will not have a greater potential for adversely impacting 
environmentally sensitive areas in the vicinity than elsewhere.

All environmental buffers will be adhered to.  Any current incursion into 
environmental setbacks or buffers is proposed to be eliminated and ameliorated.  The 
use will not have a greater potential for adversely impacting environmentally sensitive 
areas in the vicinity than elsewhere.

8. The proposed use will not have a greater potential for diminishing the character and 
significance of historic sites in the vicinity than elsewhere.

There are several historic sites within the vicinity of the subject property - none of 
which are visible from the Property. The closest historic site is HO-435, Gerald 
Hopkins House (M. Burke Sullivan House, Hickory Ridge), which is located 
approximately 0.19 miles from the subject property. Another nearby historic site is 
HO-434, Sandstone Farm (The Cissel House, Hammond and Gist), which is located 
approximately 0.77 miles from the subject property. Another nearby historic site is 
HO-20, Hickory Ridge, which is located approximately 0.73 miles from the subject 
property. However, given that the proposed use has extensive existing and proposed 
landscape buffers, as shown on the accompanying conditional use plan, the proposed 
use does not have the potential to diminish the character and significance of any of the 
nearby historical sites.



Signatures

The undersigned hereby affirms that all of the statements and information contained in, or 
filed with this petition, are true and correct. 

Petitioner's Signature ___________________________________ Date _________ 

Property Owner's Signature ________________________________ Date _________

Process information and submittal requirements can be found on the ProjectDox website

Specific Criteria
Please upload a narrative explaining how the proposed use complies with each of the 
Religious Facilities, Structures and Land Used Primarily for Religious Activities 
Specific Conditional Use Criteria.
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IN RE:     *  BEFORE THE  

      * 

SIPERKO/TROXEL PROPERTY  *  HOWARD COUNTY 

      *   

REQUEST FOR    *   HEARING EXAMINER 

      *   

CONDITIONAL USE   *   Case No: _____________ 

         

    ***** *** ******* *** ***** 

 

NARRATIVE SUPPLEMENT TO 

CONDITIONAL USE PETITION 

 

Summary of Request 

 

Details of the proposed use, including, where applicable: types of indoor and 

outdoor activities; hours of operation; number of employees, occupants, 

and/or customers; quantity and types of vehicles or equipment used; outdoor 

lighting to be used; quantities and capacities of materials stored; etc. 

  

This petition seeks conditional use approval for an outdoor athletic facility (the 

“Facility”) consisting of an existing paved go kart track as shown on the accompanying 

conditional use plan.  

 

Go karting is a pathway to professional race car driving.  The proposed go kart 

track is a training facility for the applicant’s son, who is an aspiring professional race 

car driver.  The Facility is being proposed to allow development of the necessary mental 

and physical skills as detailed in the attached “Karting – The Pathway to Professional 

Racing.” 

 

The Facility will be utilized by 2 or 3 electric go karts for personal use by the 

property owners and their child, coach and friends. The Facility will not be open for 

public use. 

 

The proposed days and hours of use are Mondays through Saturdays from 

approximately 12:00 p.m. to dusk.  On-site activity will be relatively minimal; the 

Facility will be used for no more than 3 consecutive hours per day, not to exceed 18 

hours per week. Additionally, no more than approximately 2 to 3 people will use the 

Facility at one time. Facility use is typically higher in the summer months, which is the 

peak season, and lower in the winter months, which is the slow season. There will be no 

employees since this Facility is for personal use of the property owners. 

  

There will be no outdoor lighting throughout the Facility. Additionally, the 

existing and proposed landscape buffers, as shown on the accompanying conditional use 

plan, will effectively screen the use from neighboring properties mitigating any possible 

adverse effects associated with the proposed use.   
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Any additional information which will be useful in the evaluation of whether 

the conditional use complies with the specific criteria for the conditional use 

category within Section 131.0.N. 

 

Under Section 131.0.N.6 (Athletic Facilities, Outdoor) of the Howard County 

Zoning Regulations (the “Regulations”), a Conditional use for an outdoor athletic 

facility may be granted for property located in the RC or RR districts, on properties that 

are not ALPP purchased or dedicated easement properties. The subject property is not 

subject to an ALPP purchased or other dedicated easement. Petitioner’s proposed use 

complies with the specific criteria for an outdoor athletic facility as detailed below.   

 

COMAR Sec. 26.02.03.02(B)(5) provides that “[a] person may not operate or 

permit to be operated an off-road internal combustion engine powered recreational 

vehicle, including, but not limited to, a dirt bike, an all terrain vehicle, a go cart, a 

snowmobile, or a similar vehicle, on private property closer than 300 feet to a 

neighboring residence or the associated curtilage, without the written permission of the 

affected resident, unless it can be demonstrated to the Department [of the 

Environment] that the vehicle can be operated within the noise limits specified in Table 

1 under §B(1) of this regulation [65 dBA].”  This section of COMAR clearly provides 

standards applicable to go karts on residential properties.  The proposed use will not 

utilize internal combustion engines and will always be compliant with the 65 dBA 

standard.  Nonetheless, the use also complies with the 300’ setback to any neighboring 

residence and its associated curtilage except as to one residence of James P. and Linda 

L. Wholey (Tax Map 34, Parcel 170).  Applicant asserts that because of its less than 65 

dBA noise level, the proposed use is compliant with applicable State law, which clearly 

envisions a go kart track (public or, in this case, private) on residential properties. 

 

Section 131.0.N.6.  Athletic Facilities, Outdoor  

 

A. A Conditional Use shall not be required for facilities which are reserved 

for use by residents of a community and their guests, and which are 

located within neighborhoods or communities where all properties are 

included within recorded covenants and liens which provide for the 

operation and maintenance of the facilities. 

 

The Facility is not reserved by residents of a community and their guests and is 

not located within a neighborhood or community where all properties are subject to 

recorded covenants and liens that provide for the operation and maintenance of the 

facilities.  As such, this criterion does not apply.  

  

 

B. Other athletic or recreational uses accessory to these principal uses are 

permitted if approved by the Hearing Authority. 

 

The Petitioner does not intend to pursue other athletic or recreational uses 
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accessory to the principal use. 

 

 

C. Buildings, parking areas, and outdoor activity areas will be at least 100 

feet from adjoining residentially-zoned properties other than public road 

right-of-ways. This buffer area shall not be available for athletic or 

recreational activities. 

 

There will be no buildings, parking areas or outdoor activity areas within 100 

feet of adjoining residentially-zoned properties.  Any existing improvements in these 

areas will be removed and re-located to be compliant with the 100’ setback.  The 

applicant is working with the Maryland Department of the Environment to ensure any 

areas with that currently have such improvements will be restored to a buffer condition 

in accordance with applicable regulations.   

 

 

D. Adequate landscaping or other acceptable forms of buffering will be 

provided to screen outdoor uses from residential properties. 

 

Additional landscape buffering to screen the outdoor use from residential 

properties is being proposed as shown on the conditional use plan. 

 

 

E. Reasonable standards for hours of operation and a detailed lighting plan 

in strict compliance with Section 134.0 shall be proposed by the petitioner 

and established by the Hearing Authority for each use. Based upon the 

scale of the facility, the Hearing Authority may also require a traffic 

study, a septic study, and/or a noise study. 

 

The proposed hours of operation are indicated above, which Petitioner believes 

are reasonable.  Additionally, outdoor lighting will not be used. The scale of the use will 

be small being limited to 2 or 3 individuals. 

 

 

F. Outdoor sound amplification will be permitted only if the source of the 

sound is a minimum 200 feet from adjoining residential property lines and 

it will not constitute a nuisance for residential properties in the vicinity. 

The petition must indicate the purposes of proposed amplification (such as 

announcing sports events, safety announcements, or entertainment), 

hours of use and the maximum anticipated noise level at the property 

lines. 

 

Outdoor sound amplification will not be used, therefore this criterion does not 

apply. 
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Karting 
The Pathway To Professional Racing 
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Karting 
The Pathway To Professional Racing 

Karting is regarded as the foundational stage of motorsports careers and 
has a significant role in shaping the skills and competencies of professional race 
drivers. Many successful Formula 1 drivers, such as Lewis Hamilton, Sebastian 
Vettel and Max Verstappen began their careers in karting. The correlation 
between long-term practice in karting and success in higher levels of 
motorsport draws on various factors that contribute to this relationship. 

The global Motorsport market size was valued at USD 56 billion in 2022 
and is expected to expand at a CAGR of 13.94% during the forecast period, 
reaching USD 122 billion by 2028. 

Professional go-kart racers' earnings differ based on their expertise, the 
tournaments they participate in, and their sponsorship agreements. Earnings 
for top drivers can reach six figures. Professional race drivers average 
earnings for developmental drivers are in the $50,000 annual range, $150,000 
for GTD Pros, into the millions for the Formula series drivers.  

However the more important than professional earnings to kart drivers 
are the opportunities presented to top drivers. Karting serves as a proving 
ground and funnel in to the much more lucrative arena of professional car 
racing. 

Karting serves as a stepping stone, offering a clear pathway to higher 
levels of motorsport. Top drivers in the IAME, ROK, SKUSA and IPK tours are 
scouted by teams and progress to junior formulas, touring cars, or even 
Formula 1, benefiting from the solid foundation built through years of karting 
practice. 

Current Formula 1 drivers that began their careers in karting include: 

• Lewis Hamilton- began karting at 8. At age 13, after winning multiple 
karting championships, he was noticed by the Mclaren team and signed up 
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for the Mclaren Driver Development Programme. Now with driving with 
Mercedes. 

• Michael Schumacher- began karting at 4, by age 20, Michael signed 
with a Formula 3 team. Drove Formula One for Jordan, Benetton, Ferrari, 
and Mercedes. 

• Max Verstappen- started karting at age 4, won the Dutch Minimax 
competition in 2007 at age 10. Switched to cars in 2013 and in 2014 he 
raced in the Formula 3 European championship and a year later became the 
youngest-ever Formula 1 driver. Now drives for Red Bull. 

• Sebastian Vettel, began karting at 3, at 11 joined the Red Bull Junior 
Team, drove F1 for BMW Sauber, Toro Rosso, Red Bull, Ferrari and Aston 
Martin. 

Also on this list are Ayrton Senna,  George Ross, Charles LeClarc, Carlos 
Sainz Jr., Fernando Alanzo, Lando Norris, and Danny Ricardo, to name a few. 

The majority of these successful professional drivers began their training 
at a very young age and had the distinct advantage of a parent that was 
involved in the racing world which provided them with ample access to a track 
facility upon which to practice, practice, practice.  

While all of these young men no doubt displayed natural talent, by far the 
most important measure of success in professional driving, as well as in any 
professional sport is devotion to practice and skill development. In the case of 
kart driving this skill development is composed of: 

Driving Technique: long term practice in karting helps drivers develop 
essential driving techniques including car control, which is the mastery of 
throttle, brake and steering inputs. Racecraft, the understanding of racing 
lines, overtaking maneuvers, and defensive driving. As well as reflexes and 
reaction time, that is the ability to make split second decisions and adapt to 
changing race conditions as they arise. 

Mental Toughness: prolonged exposure to competitive karting builds 
mental resilience. Drivers learn to handle pressure, maintain focus, and develop 
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winning mindset, all of which are crucial for success in higher levels of 
motorsport. 

Technical Knowledge: karting provides a practical understanding of vehicle 
dynamics, including traction, weight transfer, and aerodynamics. This 
knowledge is transferable to more advanced racing categories where vehicle 
setup and adjustments play a significant role in performance. 

Mechanical Sympathy: long-term karting experience fosters a sense of 
mechanical sympathy, where drivers learn to understand and feel the 
mechanical limits of their vehicles, leading to fewer mechanical failures and 
better overall performance. 

Competitive Experience: years of karting experience allow drivers to 
develop sophisticated race strategies, including tire management, fuel 
conservation, and pit stop timing. These strategies are essential for success in 
endurance racing and other motorsport disciplines. 

Exposure to Competition: karting provides early exposure to competitive 
environments, allowing drivers to hone their skills against a variety of 
opponents. This experience is invaluable when transitioning to higher levels of 
competition where the stakes and pressure are significantly higher. 

Networking and Opportunities: long-term participation in karting circuits 
allows young drivers to be noticed by talent scouts, team managers, and 
sponsors. This exposure can lead to opportunities in higher racing categories, 
including scholarships, sponsorships, and invitations to join professional racing 
teams. 

Coordination and Precision: consistent karting practice enhances hand-
eye coordination and precision, critical for maneuvering high-speed vehicles 
and executing complex driving techniques under race conditions. 

Endurance and Stamina: karting is physically demanding, requiring 
considerable upper body strength and cardiovascular fitness. Long-term 
practice ensures that drivers build the necessary endurance and stamina to 
withstand the physical rigors of longer and more intense races. 
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Physical Conditioning: furthermore experience, skill level, and training are 
thought to be positively related to injury avoidance [1]. Drivers are subjected to 
extreme g-forces during straight-line acceleration, deceleration and cornering 
more so than in any other motorsport. These g-forces can reach 5-6G. 
Comparatively modern fighter planes are rated at between 9 and 10G. To 
endure these forces, drivers need stamina and muscle strength in their necks, 
core and legs. This stamina and physical conditioning must be developed over a 
long period of time and in the actual practice of driving.  

The correlation between long-term practice in karting and success in 
higher levels of motorsport is evident through the development of essential 
driving skills, physical conditioning, technical knowledge, competitive 
experience, and networking opportunities. Karting not only serves as a training 
ground for aspiring racers but also shapes their careers by instilling the 
necessary attributes for success in the competitive world of motorsport. 
Aspiring racers who invest significant time and effort in karting are more likely 
to excel and achieve success in their racing careers. 

1. Gobbi A, Sansone V, Pedotti E. The incidence of moto‐cross injuries. 
Journal of Sports Traumatology and Related Research 199214241–248. 
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Siperko/Troxel Property 
6717 Mink Hollow Road 

Highland, MD 20777 
 

Notice of Second Community Meeting 
 

 In accordance with Section 131.0 of the Howard County Zoning Regulations, this is 
notice that Charles Siperko, Richard Troxel, Sarah Troxel, and Susan Troxel, Petitioners, 
submitted a Conditional Use Petition for outdoor athletic use of their property on August 19, 
2024. The subject property is currently zoned RR-DEO (Rural Residential-Density Exchange 
Option) and consists of approximately 11.01 acres, more or less, and is located at 6717 Mink 
Hollow Road, Highland, MD 20777 (Tax Map 34, Grid 21, Parcel 287) (see enclosed site 
location map).  
 
 You are invited to attend a subsequent community meeting where the Petitioners will 
provide a brief presentation of the Conditional Use Petition. You are invited to ask questions, 
make comments, and discuss this project. The community meeting will be held on Thursday, 
October 24, 2024, at 6:00 p.m. The meeting will be held in the Fellowship Hall at St. Mark’s 
Episcopal Church, located at 12700 Hall Shop Road, Highland, MD 20777. 
 
 As you may recall, the original pre-submission community meeting for this project was 
held on July 30, 2024. The purpose of this second meeting is to include the property owners so 
they may participate in community discussion and answer any outstanding questions from the 
community. The property owners have elected to facilitate this follow-up meeting as a 
gesture of goodwill towards the community. Please note that the project has not undergone 
any changes that would necessitate a second community meeting. 
 

General information regarding pre-submission community meetings can be found on the 
Department of Planning and Zoning websites: 
 
https://www.howardcountymd.gov/Departments/Planning-and-Zoning/Land-
Development/Development-Process-and-Procedures 
 
https://www.howardcountymd.gov/LinkClick.aspx?fileticket=n5kFuuMxZGI%3d&portalid=0 
 
 The proposed Conditional Use Plan must be formally submitted to the Department of 
Planning and Zoning within one year of the meeting date.  Once the plan is submitted, the 
information will be provided on the Department of Planning and Zoning “Search Development 
Plans and Public Meetings” web application: 
 
 http://data.howardcountymd.gov/Search_Plans/Search_Plans_Web.aspx 
 
 Meeting minutes will be emailed to meeting attendees.  If you are unable to attend the 
meeting, you may contact Gina Pagani or Jeff Bonny at (410) 964-0300 or via email at 
gpagani@talkin-oh.com or jbonny@talkin-oh.com to receive meeting minutes and follow-up 
correspondence.   

https://www.howardcountymd.gov/Departments/Planning-and-Zoning/Land-Development/Development-Process-and-Procedures
https://www.howardcountymd.gov/Departments/Planning-and-Zoning/Land-Development/Development-Process-and-Procedures
https://www.howardcountymd.gov/LinkClick.aspx?fileticket=n5kFuuMxZGI%3d&portalid=0
http://data.howardcountymd.gov/Search_Plans/Search_Plans_Web.aspx
mailto:gpagani@talkin-oh.com
mailto:jbonny@talkin-oh.com
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PROFESSIONAL CERTIFICATE

CONDITIONAL USE PLAN
MINK HOLLOW PROPERTY

1

OWNER/ PETITIONER

6717 MINK HOLLOW ROAD, HIGHLAND, MD 20777

3300 NORTH RIDGE ROAD, SUITE 110, ELLICOTT CITY, MD 21043
P: 410.461.7666   F: 410.461.8961   www.timmons.com

L. 16665 F. 00065
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