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REQUEST
The Department of Planning has received Maleha Bahich’s Board of Municipal and Zoning

Appeals (BMZA) application to use the portion of the premises known as 4113 Reisterstown
Road as a dance hall and voice studio. The Zoning Administrator has determined that these
are prohibited uses in a R-6 District. We understand that this appeal is scheduled for hearing
on January 12, 2016.

SITE
4101-4121 Reisterstown Road is located on the northeast comer of the intersection with

Oswego Avenue. This L-shaped property measures approximately 250’ along Reisterstown
Road and 238°3” at its deepest and is currently improved with an L-shaped assembly of one-
story commercial buildings measuring approximately 150’ along Reisterstown Road with a
rear “leg” measuring approximately 40” wide by 230° deep. These variously-addressed
structures and their lots were consolidated in 1954. The central portion of the premises
addressed by the applicant as 4113 Reisterstown Road is not recognized as a separate address
on the official Baltimore City block plat map. This site is zoned R-6 and is located within the
Park Heights Urban Renewal Plan area.

ANALYSIS
Use: In this zoning district, dance halls and voice studios are not listed as permitted or

conditional uses, and so are not allowed (§4-901 to §4-904). In this case, the property was
last authorized for use as automobile repair garages for vehicles not over 1% tons capacity,
with limited automobile sales, which is a nonconforming use in this R-6 General Residence
District (per the Board’s approval of appeal no. 2014-5 heard on February 11, 2014).

Change in Nonconforming Use: In accordance with Subtitle 7 {“Modifications and
Continuances by Board”} of this title, the Board may authorize a Class III nonconforming use

in a Residence or Office-Residence District to be changed to a use permitted in a B-1 District
(§13-405.b). A dance hall and a voice studio are not listed as a permitted use in the B-1
District (§6-206), and so these proposed uses are not eligible for a change of nonconforming

use.

Urban Renewal Plan: This property is located in the Park Heights Urban Renewal Area,
where the Urban Renewal Plan does not prohibit or further restrict the existing automobile
repair garage use as a continuing nonconforming use, nor prevent a change of nonconforming
use that is consistent with the provisions of the Zoning Code.
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Land Use and Urban Design: This property includes an open area approximately 100’ by
238’ that is currently used as a common parking, storage, and access area for vehicles. The
proposed uses have not been assigned specific portions of the open area for purposes of staff
and patron parking separate from parking, staging, and storing of vehicles awaiting repair.
The proposed new nonconforming uses (dance hall and voice studio) would need to have an
area designated for their patrons and their staff to park personal vehicles. The applicant
should be required to prepare an approvable site plan and accompanying floor plan for the
entire property, showing the division of the existing structure among the various uses and
division of the open area among those uses and common access drives. Because the rear of
this open area is separated by a 10’ wide alley from the residential neighborhood behind it,
this open area is also in need of proper buffering and landscaping where it borders both
Reisterstown Road and this rear alley.

TransForm Baltimore: This property would remain part of the R-6 District (Proposed Zoning
Map Area 2-C) in which Neighborhood Commercial Establishments would be conditional
uses, while motor vehicle service and repair, and motor vehicle dealerships, would remain
prohibited uses (Table 9-301). Nonconforming uses would be allowed to continue, subject to
certain requirements (§18-301 ff).

RECOMMENDATION

The Department of Planning recommends disapproval of this appeal, because these uses are
not permitted in a B-1 District, and authorizing any of these at this location would require
creation of a new nonconforming use, which the Zoning Code does not authorize. The
Department has no objection to continuation of current nonconforming use of the property for
automobile repair garages, provided that the applicant installs landscaping and other buffering
at the front and rear of the property. The Board should affirm that continued use of the
premises for automobile repairs is subject to these conditions:

There will be no parking, staging, or storing of vehicles on public rights-of-way;

There will be no parking or storage of unlicensed vehicles on the property;

All work must be performed indoors;

All materials, parts and equipment related to this use will be stored indoors;

The area used for temporary storing of vehicles will be adequately screened by an opaque
fence or wall; and,

e If a dumpster is used to collect waste and trash related to this use, the dumpster will be
placed either inside the existing building or within a masonry enclosure having a solid
lockable wooden gate.
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cc: Maleha Bahich, Appellant
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