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BMZA / 1715 South Clinton Street

Mr. David Tanner, Executive Director October 3, 2014
Board of Municipal and Zoning Appeals
417 East Fayette Street, 14" Floor

REQUEST

The Department of Planning has received Joseph Woolman’s Board of Municipal and Zoning
Appeals (BMZA) application, on behalf of 3311 Eastbourne LLC, to construct a one-story
animal hospital. The Zoning Administrator has determined that this is a conditional use in a
M-3 Zoning District. We understand that this appeal is scheduled for hearing on October 7,
2014,

SITE

1715 South Clinton Street is located on the east side of the street, approximately 129’ south of
the intersection with Eastbourne Avenue. This property measures approximately 58’ by 95°
and is currently unimproved. This site is zoned M-3 and is located within the Canton
Industrial Area Urban Renewal Plan area.

ANALYSIS

Conditional Use: In this zoning district, animal hospitals are a conditional use, requiring
approval by the Board (§7-407). This property is also within the Maritime Industrial Zone
Overlay District (MIZOD) created by Ordinance 04-804 in 2004 and extended through 2024
by Ordinance 09-154. As stated in §8-402 of the Zoning Code, the MIZOD is an area where
“maritime shipping can be conducted without intrusion of non-industrial uses and where
investment in maritime infrastructure is encouraged”. §8-407 of the Zoning Code, which
provides use regulations for the MIZOD, acts to prohibit the proposed use: “(b) Prohibited
uses. Notwithstanding any other provision of this article, the following uses are prohibited
within the Overlay District: ... (6) Any other use that is not expressly allowed by this article
for an Industrial District”. An animal hospital is not a use customarily associated with
maritime shipping or maritime industry. The Department of Planning considers the proposed
use an intrusion in the MIZOD in the context of §8-402. As such, the Department urges the
Board to review this application for consistency with §14-205 of the Zoning Code,
particularly subsections (a)(2), (a)(3), (a)(9) and (a)(10) thereof.

Urban Renewal Plan: This property is located in the Canton Industrial Area Urban Renewal
Area, where the Urban Renewal Plan does not explicitly prohibit or further restrict the
proposed use in this district. However, the proposed use is inconsistent with objectives and
goals of the Plan, including:

A.2.a. To maintain the Canton Industrial Area as an industrial and port-related
employment area and to protect it from the influence of speculation and incompatible
uses.

A.2.c. To encourage the redevelopment of unused or underutilized parcels for
intensive industrial uses that provide job and tax benefits.
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Re: 1715 South Clinton Street

Land Use and Urban Design: The architectural site plan included with this application shows
that this property is owned in common with properties known as 3311 Eastbourne Avenue
and 1723 South Clinton Street, and that the proposed animal hospital structure and its
accessory parking area would together cover both 1715 and 1723 South Clinton Street and the
southwestern panhandle portion of 3311 Eastbourne Avenue that extends to Clinton Street.
3311 Eastbourne Avenue was recently (April 25, 2013) disapproved by the Board for use as
“a veterinary medical facility and animal boarding and day care”. The same ownership is
now proposing to use a property also owned by it for essentially the same use, as these
collectively describe an animal hospital. Absent consolidation of lots, the proposed site plan
is unapprovable in its present form.

Off-Street Parking: ... 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). The amount of off-street parking required for other business or commercial
establishments — not otherwise provided for in this section, is one parking space per 400
square feet of office area in excess of 1,000 square feet (§10-405.17.ii.). The proposed
“commercial building” of 3,280 square feet would necessitate provision of six spaces. These
are provided on the architectural site plan referenced above, but two of these spaces are not
located on 1715 South Clinton Street. Given the volume of heavy industrial trucking traffic
on this portion of Clinton Street, this site plan should be reviewed by the Site Plan Review
Committee. The hours of operation of the proposed animal hospital are not stated in the
application; these hours should be planned to minimize potential conflict between patrons
dropping off or picking up animals, and trucking operations that serve the port and related
industries.

TransForm Baltimore: This property would become part of a MI (Maritime Industrial)
District (Proposed Zoning Map Area 12-A) in which Animal Clinics and Kennels would be
prohibited uses (Table 11-301). “Animal clinic” means “an establishment used by a licensed
veterinarian (i) for the immunization, diagnosis, or treatment of animals or for surgery on
animals and (ii) for boarding animals during their treatment or convalescence” (§1-302 (R)).

RECOMMENDATION

The Department of Planning recommends disapproval of this appeal because the proposed use
is inconsistent with the provisions of the Maritime Industrial Zone Overlay District and
objectives of the Canton Industrial Area Urban Renewal Plan, both pertaining to retention and
encouragement of maritime shipping and maritime industry.

TIS/wya/mf

cc: Joseph Woolman, Appellant
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