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REQUEST

The Department of Planning has received Julie Tice’s Board of Municipal and Zoning
Appeals (BMZA) application, on behalf of Michael Wnght. et al., to consolidate lots and
construct a 3-story rear and side addition and use the premises as retail space on the first floor
and two dwelling units on the second and third floors, The Zoning Administrator has
determined that this is a conditional use conversion in a B-2 zoming district. and that variances
of setback and off-street parking standards are needed for approval. We understand that this
appeal 1s scheduled for heanng on February 23, 2016.

SITE

1511 Eastern Avenue is located on the south side of the street. approximately 33'2" west of
the intersection with Dallas Street. This property measures approximately 16710 by 70” and
is currently improved with a two-story-plus-attic attached building measuring approximately
16°10" by 28, 1513 Eastern Avenue s located on the south side of the street, approximately
572" west of the intersection with Dallas Street. This property measures approximately 18’
by 70" and is currently improved with a three-story attached building measuring
approximately 18 by 36°. This site is zoned B-2-2 and is located within the Fells Point
Historic District.

ANALYSIS

Use: In this zoning district, dwellings are a permitted use, and so are allowed (§6-306). In
this case, the property was last authorized for use as a contractor and construction shop, which
is & nonconforming use in this B-2 Commumty Business District. The proposed uses would
extinguish nonconforming use of this site.

Conversion of Dwellings: In all districts except the R-2, R-4, R-5, and R-6 Districts, the
Board may authorize, as a conditional use, the conversion of a building for use by more than
one family, as long as the number of families permitted conforms with the applicable bulk
regulations for the district in which the building is located (§3-305.b.1).

Lot Area: In this zoning district, multiple-family dwellings require 1,100 square feet of lot
area per dwelling umt (§6-311.c.). In this case, for two dwelling units, 2.200 square feet of lot
area is required. The consolidated lot would enclose over 3,400 square feet, and so would
meet this requirement.

Floor Area Ratio Vaniance: The Board may grant a variance to increase a basic floor area
ratio factor by no more than 75% of the applicable regulation (§15-204.b), In this case, the
proposed floor area ratio is 3.0 which exceeds the permitted ratio of 2.5 by 17%. As the
request is within the variable range the Board may apply. the appeal may be approved.
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Re: 1511 and 1513 Eastern Avenue

Rear Yard Reduction: (a) In general. For a lot that is less than 100 feet deep, the depth of a
rear yard required for a dwelling may be reduced 1% for each | foot that the lot is less than
100 feet deep. subject to the limitations and requirements of this section. (b) Maximum
reduction. A reduction under this section may not exceed the following: (1) in the case of an
existing detached or semidetached dwelling that is located in a business district, > of the
required depth: and (2) in all other cases, % of the required depth. (¢) Compliance with other
regulations. A reduction may only be taken under this section if all other bulk regulations are
complied with. (§3-208).

Required Yard: In this zoning district, a mimimum rear yard setback of 30° is required (§6-
312.¢.), subject to the reduction to 18.75° made by the above-cited provision of the Zoning
Code. In this case, the proposed structural addition will project to within 0" of the rear lot
line.

Yard Variance: The Board may grant a variance to authorize a vard or setback that is less
than that otherwise required by the applicable regulation (§15-203). Because the rear lot line
of the consolidated 1ot adjoins another private property and not a public alley, the Department
recommends that a minimum 3° setback remain at the rear of the addition, for safety
constderations and to enable maintenance of its exterior surfaces.

Off-Street Parking: ... if the intensity in use of a structure or premises is increased through the
addition of dwelling, efficiency, or rooming units, floor area, seating capacity, or other units
of measurement, off-street parking facilitics must be provided for that increased intensity, as
required by this title (§10-202.a).... whenever the existing use of a structure is changed to a
new use, off-street parking facilities must be provided, as required by this title, for that new
use (§10-203.a). If the structure was lawfully erected before April 20, 1971, additional off-
street parking facilities are mandatory only in the amount by which the requirements for the
new use exceed those for the existing use (§10-203.b). The existing nonconforming use was
not reguired to provide off-street parking. In this zoning district. multiple-family attached
dwellings require one off-street parking space per 2 dwelling units (§10-405, 1iv). Fortwo
dwelling units, one parking space is required; none are or can be provided due to the historic
development pattern of this part of Fells Point.

Off-Street Parking Variance: ... the Board may grant a variance to reduce by no more than
75% the number of off-street parking spaces otherwise required by the applicable regulation
(§15-208.b). In this case the reduction proposed is 75%, which is within the variable amount
the Board may authorize.

Historic District: The subject property is lacated within the Fells Point District. a locally and
nationally designated Baltimore City historic district. All exterior changes, including
additions, demolitions, and alterations are subject to review and approval by the Commuission
for Historical and Architectural Preservation (CHAP). It is recommended that the applicant
contact CHAP to determine the review process applicable to the project.

TransForm Baltimore: This property would become: part of the C-1 District (Proposed Zoning
Map Area 7-D) in which Retail Goods Establishments - No Alcohol Sales, would be
conditional uses, and multi-family dwellings would be conditional uses (Table 10-301).

Soinkran
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RECOMMENDATION

The Department of Planning recommends disapproval of the portion of this appeal relating to
a zero rear yard setback, because this would leave the owner of the proposed addition with no
way, other than imposition on the adjoining property located at 500-504 South Dallas Street,
to accomplish maintenance of the exterior of the addition. The Department has no objection
to the remainder of this application, provided that any approval for addition to the existing
structures to be consolidated is subject to the condition that construction of additions and
other exterior changes is completed in accordance with an Authorization To Proceed issued
by the Commission for Historical and Architectural Preservation.

TIS/wya/mf

cc:  Julie Tice, Appellant
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