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Baltimore City Department of Planning 3

Zoning Overview
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Zoning Overview: What is zoning and what is its purpose?

• Zoning is a tool local governments use to 

regulate the use of land and buildings.

• A Zoning Code is a law passed by a local 

government regulating the size, type, 

structure, nature and use of land or buildings.

• Zoning also regulates such things as off-street 

parking, and signage.

• Zoning’s purpose, as stated in the Zoning 

Code, includes:  protect public health, 

welfare, and quality of life (see 2-101).    

4Baltimore City Department of Planning
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Zoning 101: How does Zoning Affect Me?

• The Zoning Code is 

Article 32 of the City 

Code. It was created by 

ordinance. 

• Article 32 includes a 

zoning map and text.

• The zoning map 

designates which areas 

of the city relate to a 

zoning district that is 

defined and regulated in 

the text.

5Baltimore City Department of Planning
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Zoning Overview: How does Zoning affect Me?

• Applying zoning regulations is the first step in 

determining what is allowed to be built on a 

property, or how its use could be changed.  

• Zoning determines what uses are permitted within 

your (or any) area by zoning districts, and the process 

by which they are allowed, as well as the size and 

types of buildings, or building additions, that could 

be built in the future.

• Zoning controls “the use, not the user” … zoning 

“runs with the land”.  

6Baltimore City Department of Planning
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Baltimore City Department of Planning 7

• Title 1. General Provisions (Rules of Interpretation, Definitions)

• Title 2. Purpose; Applicability; Short Title

• Title 3. Outline of Code Administration

• Title 4. Development Reviews (SPRC, Design Review, 

Environmental/Landscape)

• Title 5. Applications and Authorizations (Variances, Conditional 

Uses, Legislative Authorities, Notices, Use Permits)

• Title 6. Zoning Districts; Maps and Profiles

• Title 7. Open-Space and Environmental Districts (OS, Floodplain, 

Critical Area)

Zoning Overview: Code Structure

Code Structure (Title Summary)
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Baltimore City Department of Planning 8

• Title 8. Detached and Semi-Detached Residential Districts (R-1A  

through R-4)

• Title 9. Rowhouse and Multi-Family Residential Districts (R-5 

through R-10)

• Title 10. Commercial Districts (C-1 through C-5s)

• Title 11. Industrial Districts (Industrial, IMUs, Maritime, Office 

Industrial, Bio-science))

• Title 12. Special Purpose Districts ( R, TOD, Educational, Hospital, 

Transportation Districts, Waterfront Overlay, R-MU, D-MU, Adult Use 

Overlay and Port Covington Districts)

Zoning Overview: Code Structure

Code Structure cont’d.
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Baltimore City Department of Planning 9

• Title 14. Use Standards

• Title 15. Site Development Standards (Measurement Methodology, 

Exceptions, Accessory Structures and Uses, Permitted 

Encroachments, Performance Standards)

• Title 16. Off-Street Parking and Loading

• Title 17. Signs

• Title 18. Nonconformities (Nonconforming Uses, Structures, Lots & 

Signs, Mandatory Termination of Certain Uses)

• Title 19. Prohibited Conduct; Enforcement

• Tables 

Zoning Overview: Code Structure

Code Structure cont’d.
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Zoning Overview: What is zoning and what is its purpose?

Zoning District Details Fit their Character and Purpose

• Zoning is intended to create stability within zoning 
districts by allowing a reasonable range of compatible 
uses and building types.

• A Zoning Code is intended to define size, type, 
structure, nature and use of land or buildings so as to 
prevent or minimize negative effects of one building 
or land use on other lots, buildings, or uses, 
especially those nearest to the new building or land 
use.

• Zoning Districts are usually mapped with their 
boundaries being streets or alleys.

10Baltimore City Department of Planning
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Zoning Overview: Reading & Interpreting the Zoning Code

• The Zoning Code lists 

allowable uses for 

land in zoning 

districts in use 

tables. 

• Uses may be: 

• permitted, 

conditional or 

not allowed.

11Baltimore City Department of Planning
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Zoning Overview: Reading & Interpreting the Zoning Code

• The Zoning Code lists 

allowable uses for 

land in zoning 

districts in use 

tables. 

• Uses may be: 

• permitted, 

conditional or 

not allowed.

12Baltimore City Department of Planning
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Zoning Overview: Reading & Interpreting the Zoning Code

• The Zoning Code controls 

placement and size of a 

building though what are 

called bulk regulations. 

• Bulk regulations govern:

• maximum height, 

• maximum lot coverage, 

• minimum lot area, 

• minimum size of yards, 

and 

• maximum floor area 

ratios.  

• Different zoning districts 

can have different bulk 

limits.

13Baltimore City Department of Planning
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Zoning Overview: Reading & Interpreting the Zoning Code

• The Zoning Code controls 

placement and size of a 

building though what are 

called bulk regulations. 

• Bulk regulations govern:

• maximum height, 

• maximum lot coverage, 

• minimum lot area, 

• minimum size of yards, 

and 

• maximum floor area 

ratios.  

• Different zoning districts 

can have different bulk 

limits.
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Zoning Overview: Reading & Interpreting the Zoning Code

• Each zoning district may have minimum front, side, 

and rear yard setbacks.

• Yard setbacks provide for the circulation of light and 

air, permit access around buildings for emergency 

personnel, and provide a fire break between 

structures.

15Baltimore City Department of Planning
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Zoning Overview: Reading & Interpreting the Zoning Code

16Baltimore City Department of Planning

Density: How big can my building be?
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Baltimore City Department of Planning 17

CCB #21-0113/ Zoning Code Modifications

Bill Summary
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Baltimore City Department of Planning 18

• Adding the ability to have small size digital signs in 

residential districts, conditionally to the BMZA. This includes:

➢Adding CB as a process to the code for signs the table

➢Changes to Title 4 for design review

➢Changes to Title 5 to align conditional use language to 

condition signs, such as findings of fact and enforcement, 

revocation, etc. 

• Clarifying the definition of a block face to mean the full 

block between two streets excluding alleys and sidewalks.

• Adding definition of Frontage, as one has never existed.  (Not 

to be confused with Tenant Frontage for Title 17 sign 

purposes.)

CCB #21-0113/ Zoning Code Modifications (Bill Summary)

Bill Summary
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Baltimore City Department of Planning 19

• Adding Farmers’ Markets as a use, rather than just an event, 

and permitting them in most zones, but conditional in 

residential zones. (Table edit)

• Changing the title of Gas stations to Fueling stations, and 

expressly permitting charging stations.

• Expressly adding recreation centers to the list of inclusions in 

Government facility.

• Clarifying the definition of Kennels to include nonprofit 

shelters as opposed to just business entities.

• Add micro-blading to the inclusions in Personal services 

establishment along with beauty shops.

CCB #21-0113/ Zoning Code Modifications (Bill Summary)

Bill Summary
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Baltimore City Department of Planning 20

CCB #21-0113/ Zoning Code Modifications (Bill Summary)

This amendment is intended to make clear that for uses that were previously granted as 

Conditional or reclassified to conditional, that the BMZA is the body to approve an 

addition, expansion etc. 

The last sentence remains which makes clear that it is still subject to requirements 

such as specific conditions that may have been established. In the event that a change 

proposed was specifically controlled in the establishing bill, then it would need to go 

back to the City Council (i.e. it takes a bill to modify a bill). Otherwise, the BMZA 

provided a public review for changes to the use.

However, there was never an intent that minor changes unrelated to the use need to go 

back through a public hearing (legislative or otherwise), but the wording in our current 

code implies that’s the requirement.

Continued
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Baltimore City Department of Planning 21

• To give the BMZA the authority to approve new accessory uses 

that are not otherwise listed as long as they meet the standard of 

accessory, which is incidental and subordinate to primary use. 

• To give the BMZA the authority to deny applications for properties 

with outstanding violations or unpaid fees or fines.

• To add outdoor dining as a use to NCEs & clarify that outdoor 

seating for a Neighborhood commercial establishment must be on 

the street side of the property and not in the rear yard or on a 

roof deck.

• Delete “(principal use)” from Parking garages (principal use), so 

standards apply to all garages.

CCB #21-0113/ Zoning Code Modifications (Bill Summary)

Continued
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Baltimore City Department of Planning 22

• To add a clarification on measuring heights of buildings when they are set 

back from the street more then 30 feet.  This becomes an issue when the 

site has significant topography.  The amendment provides for measuring 

from the ground adjoining the wall as opposed to from the average 

between curb and wall of building, when a building is set back more than 

30 feet.

CCB #21-0113/ Zoning Code Modifications (Bill Summary)

Continued
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Baltimore City Department of Planning 23

• Provide for Carriage houses without requiring them to be 

subdivided from main property. Must contain at least 750sf instead 

of 1750 sf.

• Provide for expansion of non-conforming structures if they don’t 

increase the degree of existing non-conformity.  In other words, If 

a building exists as 38 feet high in a zone that is limited to 35 feet 

but they have a large rear yard, they wouldn’t be prohibited from 

adding a rear addition

• Remove exception from IMU districts that allow for buildings 

within 300 feet of a residential zone to not have to comply with 

the floor area requirement of 60% of the total ground-floor area 

must be a use other than residential and parking. 

CCB #21-0113/ Zoning Code Modifications (Bill Summary)

Continued
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Baltimore City Department of Planning 24

CCB #21-0113/ Zoning Code Modifications (Bill Summary)

Parking
• Making clear that one-way parking must follow 16-402 or reviewed and 

approved by SPRC and the Director of Planning

• Provide for a 3,000 sf parking exemption for gross floor area for 

commercial uses in C-2; multi-tenant buildings are not eligible.

• Parking exemptions on historic structures don’t apply if you need other 

variances or the premise is part of an application for conversion.

• Changes to bicycle parking size to align with current DOT standard of 1.5 x 

6 ft. and bike lockers can be shorter than dimensions outlined. 

• Where more than 9 long term bike spaces- 10% to cargo, family or adaptive 

bikes.

• Affordable Housing parking reduction (rewrite of existing section)

➢ no more than .5 parking spaces needed for DUs 500 sf or smaller

➢ 1 space for every 4 units for housing for the elderly in public housing 

or government assisted DUs.
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Baltimore City Department of Planning 25

CCB #21-0113/ Zoning Code Modifications (Bill Summary)

Table edits include the following;

• Provide for Farmer’s markets (CB in residential) ;

• Permit accessory parking in Open Space zones (will be amended 

out);

• Provide for Commercial or vocational educational programs in 

C-1 districts, CB – This is to assist with driving schools and 

similar training;

• Make Arts Studio: Industrial, and Food Processing: Light 

permitted in all commercial zones;

• Correct a missing phrase, that is “per dwelling unit” in Table 10-

401; and

• Permit gazebos in side and rear yards.

Continued
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Baltimore City Department of Planning 26

CCB #21-0113/ Zoning Code Modifications (Bill Summary)

Signage
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Baltimore City Department of Planning

Why did we rewrite so soon after new code?

• Conform the Zoning Code to a 2015 Supreme Court case, known as 

Reed v. Town of Gilbert.

• Jurisdictions may not use content as a factor in their code or have 

temporary signs.

➢ Proposed title governs signs by form, size and placement.

➢ In other words, signs can be described by district and type but not 

by what is on them.  

Practical Effect
➢ First and only jurisdiction, that we know of, to completely rewrite.

➢ Every sign MUST be permitted as a permanent sign.

➢ Had to figure out a new way to regulate. New approach: Our zoning 

districts are a combination of use and form, so our sign title ties to the use 

tables to regulate.

CCB #21-0113/ Zoning Code Modifications (Bill Summary)

27

Example: Old code allowed content signage (i.e. Business Identification signs).  To comply with Reed we cannot have 

content based sign types, but can have based on form. The challenge… the City’s zoning code uses overlap with 

building forms. (i.e. our C-2 zoning district allows both private homes and business in the same building form,  

rowhouse building).  Regulating signage based on use and not building form allows us to permit (and enforce) 

signage for commercial uses or large multi-family only, without the worry that a person has the right to hang the 

same signs on their personal single family homes in that zoning district.  
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Baltimore City Department of Planning 28

Signage Amendments Specific Areas of Focus

• Conditional Signs to BMZA

• Electronic Signs for institutions and historic structures

• In local Historic Districts or on Local Historic Landmarks, to allow 

canopies with or without electronic signs if they had historically 

existed.

• Measurement Methodology for Quantity

• 2 square feet area exemption for signs required for life safety

• Special Rules for certain size uses and properties with more than 

one principal building and in-line retail, including max area 

bonuses.

• Signage and PUDs

• Painted Signs

• Definition Clarification for Ground Floor/ Above Ground Floor 

and Roof Signs/Wall Signs

• Table edits including increases in some Max Areas on Tables 17-

201 and 17-306, inclusion of Conditional to the Board signs, new 

painted signs.

CCB #21-0113/ Zoning Code Modifications (Bill Summary)
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CCB #21-0113/ Zoning Code Modifications (Bill Summary)
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New and Changes To Definitions: 

1. Above Ground Floor &Above Ground Floor

•Above Ground Floor – the occupiable space in a building above the ground floor.

➢ Does not include any exterior or interior spaces created from or defined by 

the structural or architectural items outlined in 15-301(b);

➢ Does not include interior loft space or mezzanine spaces within the volume 

of the ground floor.

•Ground Floor - does not include basements

2. Clarifying Roof and Wall Signs- if 30% or more of a sign extends above 

the roofline or parapet it is considered a roof sign.

3. Painted and Mural Sign (New Sign Type)

A sign applied directly to the wall of a building or other permanent structure 

element on a lot through paint, other medium or glue application without the 

use of fasteners, frames, or other support structures. 
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CCB #21-0113/ Zoning Code Modifications (Bill Summary)

Baltimore City Department of Planning 30

Painted & Mural Signs

•Placement Restrictions- if seeks to cover any window, door, or 

prominent architectural feature, must have design review approval 

and if covering a window must follow transparency requirements for 

Window Signs.

•Measurement Methodology- does not include what is determined to 

be art; if incorporated with non-signage on the same elevation, the 

area is calculated as the combined portions considered to be 

signage.



E
C
D

 C
O

M
M

IT
T
E
E

H
E
A
R
IN

G
-

M
A
R
C
H

1
, 2

0
2
2

CCB #21-0113/ Zoning Code Modifications (Bill Summary)
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Conditional Signs to Board of Municipal and Zoning 

Appeals

• Not a new concept, but was removed.

• These amendments would reintroduce the concept to the 

signage regulations and modify several Titles to define, 

place in the text for findings of fact and evaluation 

procedures.

• Would also allow for the introduction of “CB” into Table 

17-201 to denote a sign type is conditional to the Board.
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CCB #21-0113/ Zoning Code Modifications (Bill Summary)

Baltimore City Department of Planning 32

Electronic Signs

• Allow Category I (max 15 sqft) electronic signs to 

institutional uses in the residential zoning districts. 

• Allow electronic signs on canopies for historic theater 

buildings that have had historic/existing canopy structures.

➢ Modifications will be made to the Awning/Canopy Signs 

and Electronic Signs in Subtitle 4.
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CCB #21-0113/ Zoning Code Modifications (Bill Summary)
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Sign Dimension Measurement Methodology

Clarifies: 

• The maximum quantity is the total number of a signs per type in 

Table 17-201.

• The Maximum Area Per Sign, is the maximum area allowed for 

each sign in the table. 

• Adds 2 sqft measurement “exemption” from maximum area for 

signs required by the Building Code and for life safety. 

• Defines how to measure building and tenant frontage. Crucial for 

use with “Above Ground” Wall Signage.
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CCB #21-0113/ Zoning Code Modifications (Bill Summary)
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Special Rules Section

• If more than 1 principal building on a lot, each building may have 

signage according to the Table 17-201 and aggregate signage may 

be combined and split.

• Freestanding signs and wall sign allotments may be aggregated 

and split in certain zones and with certain size lots 10,000 sf 

with more than 1 building and approved drive thru uses. (In C-2 

thru C-5, ECs, PCs, OS.)

• If aggregating cannot go to BMZA for more area, then split. 

• In these special conditions an automatic 15% max area bonus is 

given before splitting.

• In C-2 thru C-5 and PCs Ground Floor Tenants 15,000 sf or greater 

can use the above ground floor wall sign allotment. (For larger 

big box retailers in single story or multi-tenant or multi-story.)
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CCB #21-0113/ Zoning Code Modifications (Bill Summary)

Baltimore City Department of Planning 35

Special Rules Section cont’d

• Freestanding Monument signs may be installed on lots adjacent 

and contiguous with residential developments of 20 units or more 

if the units are in a singular building, part of a major subdivision 

or redevelopment of contiguous and adjoining lots.
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CCB #21-0113/ Zoning Code Modifications (Bill Summary)

Baltimore City Department of Planning 36

Signage in Planned Unit Development: 

• Clarifies rules for creating Signs in PUD:

• If no signage plan will follow the rules in current code per 

underlying zoning.

• “Business PUDs” established prior to 2017 with residential 

zoning follow C-2 signage rules unless specified in the PUD.

• An ASSC legislation may be incorporated into new PUD 

legislation (new or repeal/replace) and must follow the rules 

of the ASSC and have a designated ASSC section.

• If not in ASSC, may use combine the freestanding signage and 

spread across the property.

• Can have the 15% sign area bonus.
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CCB #21-0113/ Zoning Code Modifications (Bill Summary)

Baltimore City Department of Planning 37

Related Signage Table Amendments: 

• Add in Conditional to BMZA (CB) signs (electronic).

• Increase some wall size maximum area (based on feedback).

• Increase some maximum Cumulative Area amounts (based on 

feedback). Goal is to reduce need from some BMZA applications 

based on size within reason.

• Add Painted/Mural Signage to table since this is a new sign type.
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Baltimore City Department of Planning 38

CCB #21-0113/ Zoning Code Modifications (PC Amendments)

Planning Commission

Proposed Amendments
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Baltimore City Department of Planning 39

CCB #21-0113/ Zoning Code Modifications (PC Amendments)

Proposed Amendments
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Baltimore City Department of Planning 40

CCB #21-0113/ Zoning Code Modifications (PC Amendments)

Proposed Amendments
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Baltimore City Department of Planning 41

CCB #21-0113/ Zoning Code Modifications (PC Amendments)

Proposed Amendments
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Baltimore City Department of Planning 42

CCB #21-0113/ Zoning Code Modifications (PC Amendments)

Proposed Amendments

• Added by Planning Commission  November 2021: On Page 22 Line 29

of the bill change 50% to 25%
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CCB #21-0113/ Zoning Code Modifications (PC Amendments)

Proposed Amendments

New Table 16-701: 

Bicycle Parking 

Dimensions
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CCB #21-0113/ Zoning Code Modifications (PC Amendments)

Proposed Amendments
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CCB #21-0113/ Zoning Code Modifications (PC Amendments)

Proposed Amendments 



E
C
D

 C
O

M
M

IT
T
E
E

H
E
A
R
IN

G
-

M
A
R
C
H

1
, 2

0
2
2

Baltimore City Department of Planning 46

Thank You!!!

Questions/Discussion


