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REQUESTS:

= City Council Bill #11-0717/Rezoning — 2315-17 Cecil Avenue
For the purpose of changing to zoning for the property known as 2315-17 Cecil Avenue
from the M-1-2 Zoning District to the B-3-2 Zoning District

= City Council Bill #11-0745/East Baltimore Midway Urban Renewal Plan Amendment
For the purpose of amending the Urban Renewal Plan for East Baltimore Midway to
revise Exhibits 1 and 4 to reflect the change in zoning, upon approval by separate
ordinance, for 2315 Cecil Avenue

RECOMMENDATION:
= City Council Bill #11-0717 (Rezoning): Approval
= City Council Bill #11-0745 (URP Amendment): Approval

STAFF: Natasha Becker
PETITIONER: Calhoun-Laurens, Inc. c/o Mr. Jonathan Melnick
OWNER: Same

SITE/GENERAL AREA

Site Conditions: 2315 Cecil Avenue is an approximately 26,000 square foot site improved with
two warehouse type structures. The site is on the east side of Cecil Avenue, which intersects 25"
Street between Greenmount Avenue and Harford Road. Abutting uses include a commercial
property on 25" Street (zoned B-3-2) and rowhomes (zoned R-7) on Bonaparte and Garrett
Avenues. The site is separated from these residential areas by 15’ alleys on its southern and
eastern edge.

General Area: The East Baltimore Midway Urban Renewal Plan area is comprised of a mix of
land uses including residential (primarily zoned R-7 and R-8), commercial (primarily zoned B-3-
2 and located along Greenmount Avenue, 25™ Street, Harford Road, and North Avenue), as well
as light industrial (primarily zoned M-1-2 and clustered centrally within the plan area).

HISTORY

There have been no previous Planning Commission actions relating to the subject site. The East
Baltimore Midway Urban Renewal Plan was originally approved by the Mayor and City Council
of Baltimore by Ordinance No. 1076, dated June 20, 1979 and was last amended by Ordinance
No. 334, dated June 2, 1994.



CONFORMITY TO PLANS
The requested rezoning meets the required standards for a rezoning found in the Annotated Code
of Maryland and the Baltimore City Zoning Code.

ANALYSIS

Rezoning Request

City Council Bill #11-0717 seeks to rezone the property known as 2315-17 Cecil Avenue (Lot
38 of Block 4010-N) from its current M-1-2 zoning designation to the B-3-2 category. This
represents a change from industrial to commercial zoning. The applicant has no immediate plans
for the site, though one of the buildings is vacant and has been for some time. The applicant
claims to be seeking the rezoning to the B-3-2 zoning category in order to improve his chances
for securing a tenant. The requested B-3-2 zoning category is the same category found on the
adjacent property and along the 25™ Street corridor in this area.

Staff has determined this request to be a permissible rezoning, given that the request for a zoning
change meets the standards of Article 66B of the Maryland Annotated Code, and those of the
Baltimore City Zoning Code. Detailed analysis is as follows:

Article 66B

The Mayor and City Council may periodically amend or reclassify the zoning of a particular
property after making specific findings of fact; determining that there has either been a
change in the character of the neighborhood where the property is located or a mistake in the
existing zoning classification; and studying the proposed changes in relation to the plan, the
needs of Baltimore City, and the needs of the particular neighborhood in the vicinity of the
proposed changes.

Detailed Findings of Fact are as follows:

1. Population changes
There have been no significant changes in population in this area.

2. The availability of public facilities
Adequate public facilities are available for a variety of uses.

3. Present and future transportation patterns
There are no anticipated changes or additional demands on transportation in this area.
There is a CSX rail line north of the subject area, but this property does not abut it
and does not have rail access.

4. Compatibility with existing and proposed development for the area
The subject site is zoned M-1-2, while all of the surrounding properties are zoned
either B-3-2 or R-7. There has been a historical tendency in areas with heavy
commercial or industrial uses near residential neighborhoods to use M-1 zoning as a
buffer to provide a transition between these areas. The stated purpose of the M-1
Districts in Baltimore City’s Zoning Code is to provide areas suitable for industrial
and related activities that require, deserve, and promote a relatively nuisance-free
environment compatible with and not detrimental to an adjoining Business or
Residence District (87-201). However, when one views the zoning map in the East
Baltimore Midway Urban Renewal Plan, it is clear that using this site to create a
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buffer was not the intent, since several blocks of row homes nearby directly abut B-3-
2 zones on 25™ Street and Harford Road. It appears as if the M-1-2 zoning for 2315
Cecil Avenue was left in place simply to accommodate an existing use rather than
creating a nonconformity. Furthermore, the site is not ideally suited for continued
industrial use, being under an acre in size with less than ideal access and buildings
that are not particularly competitive (old and no truck docks, for example). Lastly,
there are land use restrictions in place in the East Baltimore Midway Urban Renewal
Plan that would apply to 2315-17 Cecil Avenue should it be rezoned to B-3-2. These
restrictions would have the same effect of promoting a relatively nuisance-free
environment compatible with and not detrimental to the adjoining residences.

5. The recommendations of the Planning Commission and the Board of Municipal
and Zoning Appeals
To be determined, though Department of Planning staff recommends approval of the
rezoning request.

6. The relation of the proposed amendment to the City's plan
There are no elements of Baltimore City’s Comprehensive Master Plan that speak to
the specific question of a rezoning of the subject property. However, the subject site
is located within the East Baltimore Midway Urban Renewal Plan Area, which is
proceeding through a companion amendment. The amendment would alter the Land
Use Plan (Exhibit 1) and Zoning Districts (Exhibit 4). Such a change would provide
the necessary authority for rezoning.

Change/Mistake

Informed by the findings of fact, the City Council may grant a rezoning based on the finding
that there has been a substantial change in the character of the neighborhood where the
property is located or that there was a mistake in the original classification. Certainly market
conditions favor larger size industrial lots with highway or rail access. There is a
concentration of industrial uses comprising several acres nearby. However, this isolated
industrial site has been vacant for some time, indicating that there has been a change favoring
another land use.

Other Considerations

1. ThePlan
As stated previously, there is nothing in the comprehensive plan that calls for
rezoning for this parcel. The proposed Urban Renewal Plan amendment is the
required legislation that provides the authority for the rezoning.

2. The needs of Baltimore City
The City needs large, contiguous industrial parcels in order to be competitive for
industrial development. This is an isolated pocket of industrial zoning, left to
accommodate an existing user at the time, but which is now largely vacant.

3. The needs of the particular neighborhood
Additional commercial zoning on one parcel just over % an acre in size will not have
a significant impact on the community — either to its benefit or its detriment — but is
consistent with adjacent zoning on East 25™ Street.
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Section 16-305 of the Baltimore City Zoning Code

The Planning Commission must first find the change to be in the public interest and not
solely for the interest of the applicant. In this case, the request will benefit the property
owner, but not to the detriment of the surrounding community.

Additionally, the Commission must consider:

1. Existing uses of property within the general area of the property in question
There is a predominance of residential row homes surrounding the site to its south
and east, with commercial and civic uses (a fire house) to its north and west.

2. The zoning classification of other property within the general area of the
property in question
B-3-2 is the most typical commercial zoning category in place and can be found along
25" Street, Harford Road, and a portion of Greenmount Avenue. Industrial zoning
exists (M-1-2) and is focused on either side of Curtain Avenue. The residential areas
are zoned either R-7, R-8, or R-9.

3. The suitability of the property in question for the uses permitted under its
existing zoning classification
While the properties are single-story warehouse type structures suited for light
industrial use, they have no unique features and would be more attractive if they had
truck loading docks and better highway or rail access.

4. The trend of development, if any, in the general area of the property in question,
including changes, if any, that have taken place since the property in question
was placed in its present zoning classification
Since enactment of the 1971 zoning code, the adaptive reuse of formerly industrial
sites has become common.

Urban Renewal Plan Amendment

City Council Bill #11-0745 proposes two changes to the East Baltimore Midway Urban Renewal
Plan. The first would amend the Land Use Plan (Exhibit 1) and would designate 2315-17 Cecil
Avenue as “Community Commercial A”. This land use category permits B-3 uses generally, but
excludes a specific list of prohibited uses. The second change would amend the Zoning Districts
map (Exhibit 4) to reflect a change in zoning on the subject site from M-1-2 to B-3-2. The
proposed Urban Renewal Plan amendment is the required legislation that provides the authority
for the rezoning.

The Greater Greenmount Community Association and 25™ Street Business Association have
been notified of the rezoning request for 801 W. 33" Street.

Thomas J. Stosur
Director
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