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REQUEST

The Department of Planning has received Julie Tice’s Board of Municipal and Zoning
Appeals (BMZA) application to construct a second floor rear addition above the existing
storage building, and use the entire premises as three dwelling units. We understand that this
appeal is scheduled for hearing on August 17, 2010.

SITE

1511 South Hanover Street is located on the east side of the street, approximately 61’ south of
the intersection with Fort Avenue. This property measures approximately 16’ by 123’ and is
currently improved with a two-story attached building measuring approximately 16’ by 81’
and an accessory storage garage measuring approximately 16° by 42°. This site is zoned R-8.

ANALYSIS

Lot Area: In this zoning district, multiple-family dwellings require 750 square feet of lot area
per dwelling unit (84-1106.a). In this case, for three dwelling units, 1,875 square feet of lot
area is required. The lot encloses 1,968 square feet, and so does meet this requirement.

Off-Street Parking: In this zoning district, multiple-family attached dwellings require one off-
street parking space per dwelling unit (§10-405.1.iv). For three dwelling units, three parking
spaces are required; one can be provided by returning the existing storage building to garage
use. 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 (810-203.b). Accessory off-street parking facilities that existed on
April 20, 1971, and still serve a structure or use may not be reduced below — or if already
below, may not be further reduced below — the minimum requirements of this title for a
similar new structure or use (810-204). This application proposes retaining the existing
storage building, using it as an accessory garage, and constructing a dwelling unit above it.

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
(815-208.b). In this case the reduction proposed is 50%, which is within the variable amount
the Board may authorize.

Lot Coverage: The existing principal structure covers approximately 66% of the property. A
multiple-family dwelling structure may not have a Floor Area Ratio (FAR) exceeding twice
the lot area in this residential zoning district (84-1106.a). In this case, the proposed addition
would result in the structure having a FAR of approximately 1.53, which would comply with
this standard. The proposed conversion of the rear structure, which abuts the principal
structure but has heretofore functioned as a separate accessory structure, combined with the
construction of a dwelling unit above it, would result in the new principal structure covering
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nearly 100% of the property. However, there is no lot coverage limitation for multiple-family
dwellings in the R-8 zoning district, other than operation of the FAR (84-1106.a).

Required Yard: In this zoning district, a minimum rear yard setback of 25’ is required (84-
1107.a). In this case, the proposed building addition above the existing garage will project to
within 0’ of the rear lot line.

Yard Variance: The Board may grant a variance to authorize a yard or setback that is less
than that otherwise required by the applicable regulation (815-203).

Comprehensive Planning: The South Baltimore peninsula is densely developed with narrow
streets and alleys, and many properties were built decades ago when off-street parking was
not required. Presently, according to the Parking Authority of Baltimore City, the peninsula
has an estimated 1,250 on-street parking spaces and the City has issued almost 1,900 parking
permits for display in car windows. Adding to that 893 visitor parking passes currently
outstanding, the total of permits and passes (2,780) is more than double the number of
available on-street parking spaces. Residential Parking Permit Area 30, which contains this
property, has restricted parking during daytime and no parking without a permit or pass after
6:00 p.m., demonstrating the lack of adequate parking resources in this neighborhood. The
density of this block and lack of adequate parking in the immediate area make granting a
variance from the Zoning Code’s parking requirements a matter for careful consideration.

RECOMMENDATION

The Department of Planning has no objection to this appeal provided that the applicant can
demonstrate to the Board that the existing garage was constructed after April 20, 1971, and
thus is available for use by the future occupant of the proposed additional dwelling unit. If
the applicant can not so demonstrate, the Department considers a parking variance inadvisable
in an area where there are already more than two permitted vehicles for every available on-
street parking space. The Department also would have no objection to an additional dwelling
unit at this location if the applicant is able to identify off-street parking resources which could
accommodate the potential residents of the dwelling to be constructed.
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cc: Julie Tice, Appellant
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