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BILL SYNOPSIS 

 

Committee:  Economic and Community Development 

 

Bill: 23-0433 

 

Title: Planned Unit Development – Amendment – North Charles Village 

 

Sponsor:   Councilmember Ramos 

Introduced:   October 2, 2023 

 

Purpose: FOR the purpose of approving certain amendments to the Development Plan of the 

North Charles Village Planned Unit Development. 

 

BY authority of 

Article - Zoning 

Section 5-201(a) and Title 13, Subtitles 3 and 4 

Baltimore City Revised Code 

(Edition 2000) 

 

Effective: On the 30th day after enactment 

Agency Reports 

City Solicitor Approve for form & legal sufficiency 

BMZA No report or comment 

Fire Department  

Housing & Community Development Favorable 

Public Works  Favorable with Amendments 

Planning Commission Favorable with Amendments 

Equity & Civil Rights  

Dept of Transportation  

Baltimore Development Corporation  

Parking Authority Does not oppose 

 

Anthony.Leva
Typewritten text
No Objection

Anthony.Leva
Typewritten text
Favorable

Anthony.Leva
Typewritten text
No Objection

Anthony.Leva
Typewritten text
Favorable
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Analysis 
 

Background 

City Law 

Under 5-201 (a) The City Council has authority to introduce legislation to amend Planned Unit 

Developments (PUD). 

 

Planned Unit Developments are authorized under Title 13 of the Zoning Code (Article 32).   

 

Subtitle 3 describes the procedures for a PUD plan approval.  It lists a 4-step process: 

1. Preliminary consultation with the Director of Planning to discuss location, uses, public & 

private improvements, exceptions to district requirements, and any other relevant 

information. 

2. Concept plan submitted to the Planning Commission to include land uses and structures, 

natural features of the site, approximate locations of roadways and access drives in the 

PUD, & location of all adjacent public streets, thoroughfares, and public utilities. 

3. PUD master plan – a highly detailed plan for the PUD to serve as the legislatively 

approved plan. 

4. Final development plan which includes actual and final proposed conditions which must 

substantially comply with the master plan. 

 

Subtitle 4 describes modifications to approved final development plans for PUDs.  It authorizes 

the Director of Planning to make engineering corrections to the plan.  The subtitle authorizes the 

Planning Commission to make minor changes to the plan such as an increase of less than 10% in 

the approved number of dwelling units. 

 

In the cases of both engineering corrections and minor changes both the Director and 

Commission are required to substantially comply with the PUD master plan and city regulations 

and cannot change: 

1. underlying zoning,  

2. approved exceptions, 

3. a condition of approval attached to the PUD (with the exception of modifications to the 

planned unit development’s phasing schedule in the case of minor changes) 

4. a provision of the ordinance that approved or amended the planned unit development. 

 

Major changes require an ordinance to approve an amendment to a PUD & PUD master plan 

these changes include: 

1. a 10% increase or 25% decrease in the approved number of dwelling units. 
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2. a 10% increase or a 25% decrease in the maximum building heights in the approved 

planned unit development. 

3. a change in the type, location, or arrangement of land use within the development, as 

shown on the previously approved final development plan. 

4. a change in the boundaries of the planned unit development. 

5. a decrease in open space that had been included as a public benefit or amenity under § 

13-204 {“Exceptions from district regulations”} of this title; and 

6. any change: 

(i) that fails to substantially comply with the PUD master plan or City regulations; 

or 

(ii) that violates: 

(A) the underlying zoning. 

(B) an approved exception. 

(C) a condition of approval attached to the planned unit development, with 

the exception of modifications to the planned unit development’s phasing 

schedule. 

(D) a provision of the ordinance that approved or amended the planned unit 

development. 

 

Bill Analysis 

 

This bill if enacted would allow the developer MCB Charles Village LLC to modify the height of a 

structure in the PUD.  The applicant is seeking to allow for the redevelopment of two parcels 

known as 3115-3119 and 3121 Saint Paul Street including an increase in the allowed height of 

the properties to 90 feet from the current 68 fee approved by the C-1 zoning designation of the 

properties. 

 

Proposed Amendments 

 

The Department of Planning staff are proposing with the approval of the Planning Commission 3 

technical & corrective amendments meant to clarify and correct technical errors in the bill. 

Additional Information 
 

Fiscal Note:  Not Available 

 

Information Source(s):  Agency Reports, 23-0433 1st reader, Baltimore City Building Code, 

 

Analysis by: Anthony Leva  Direct Inquiries to: 410-396-1091 

Analysis Date: March 29, 2024 



EXPLANATION: CAPITALS indicate matter added to existing law.
[Brackets] indicate matter deleted from existing law.

CITY OF BALTIMORE

COUNCIL BILL 23-0433 

(First Reader)
                                                                                                                                                            
Introduced by: Councilmember Ramos
At the request of: MCB Charles Village LLC
  Address: c/o Caroline L. Hecker, Esq.

Rosenberg Martin Greenberg, LLP
25 S. Charles St., Suite 21st Fl., Baltimore, Maryland 21201 

  Telephone: (410) 727-6600 
Introduced and read first time: October 2, 2023
Assigned to: Economic and Community Development Committee                                                         
REFERRED TO THE FOLLOWING AGENCIES: City Solicitor, Department of Housing and Community
Development, Planning Commission, Board of Municipal and Zoning Appeals, Baltimore
Development Corporation, Department of Transportation, Office of Equity and Civil Rights, Fire
Department, Parking Authority of Baltimore City, Department of Public Works                             
 

A BILL ENTITLED

1 AN ORDINANCE concerning

2  Planned Unit Development – Amendment – North Charles Village 

3 FOR the purpose of approving certain amendments to the Development Plan of the North Charles
4 Village Planned Unit Development.

5 BY authority of

6 Article - Zoning
7 Section 5-201(a) and Title 13, Subtitles 3 and 4
8 Baltimore City Revised Code
9 (Edition 2000)

10 Recitals

11 By Ordinance 96-35, as amended by Ordinances 03-639 and 07-629, the Mayor and City
12 Council (i) approved the application of the owners of certain properties located generally within
13 the area bounded by 33rd Street on the north, Hargrove Alley on the east, 30th Street on the
14 sounth, and Charles Street on the west, consisting of 12 acres, more or less, designated as a
15 Residential Planned Unit Development and (ii) approved the Development Plan submitted by the
16 applicant.

17 MCB Charles Village LLC (the “Applicant”), developer of the properties known as
18 3115-3119 Saint Paul Street and 3121 Saint Paul Street (collectively, the “Property”), wishes to
19 amend the Development Plan, as previously approved by the Mayor and City Council, to modify
20 the allowable height of a certain structure within the Planned Unit.

dlr23-1348(1)~1st/03Oct23
pudamdts/23-0433~1st Reader/bg:hn



Council Bill 23-0433

1 On March 23, 2022, representatives of the Applicant met with the Department of Planning
2 for a preliminary conference to explain the scope and nature of the proposed amendments to the
3 Development Plan.

4 The representatives of the Applicant have now applied to the Baltimore City Council for
5 approval of the amendment, and they have submitted an amendment to the Development Plan
6 intended to satisfy the requirements of Section 5-201(a) and Title 13, Subtitles 3 and 4 of the
7 Baltimore City Zoning Code.

8 SECTION 1.  BE IT ORDAINED BY THE MAYOR AND CITY COUNCIL OF BALTIMORE, That the
9 Mayor and City Council approves the amendment to the Development Plan submitted by the

10 Applicant, as attached to and made part of this Ordinance, including Sheet 3, “Illustrative
11 Preliminary Build-Out Plan” dated October 2023, which shall supersede any previous version of
12 Sheet 3, “Illustrative Preliminary Build-Out-Plan”, which was referenced in Section 1 of
13 Ordinance 03-639.

14 SECTION 2.  AND BE IT FURTHER ORDAINED, That all plans for the construction of permanent
15 improvements on the property are subject to final design approval by the Planning Commission
16 to insure that the plans are consistent with the Development Plan and this Ordinance.

17 SECTION 3.  AND BE IT FURTHER ORDAINED, That as evidence of the authenticity of the
18 accompanying amended Development Plan and in order to give notice to the agencies that
19 administer the City Zoning Ordinance: (i) when the City Council passes this Ordinance, the
20 President of the City Council shall sign the amended Development Plan; (ii) when the Mayor
21 approves this Ordinance, the Mayor shall sign the amended Development Plan; and (iii) the
22 Director of Finance then shall transmit a copy of this Ordinance and the amended Development
23 Plan to the Board of Municipal and Zoning Appeals, the Planning Commission, the
24 Commissioner of Housing and Community Development, the Supervisor of Assessments for
25 Baltimore City, and the Zoning Administrator.

26 SECTION 4.  AND BE IT FURTHER ORDAINED, That this Ordinance takes effect on the 30th day
27 after the date it is enacted.

dlr23-1348(1)~1st/03Oct23
pudamdts/23-0433~1st Reader/bg:hn - 2 -
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The Honorable President and      DATE: March 21, 2024 

Members of the City Council  

City Hall, Room 400    

Baltimore, MD  21202 

 

OECR Position: Favorable 

 

SUMMARY OF POSITION  

 

Council Bill 23-0433 seeks to make certain amendments to the existing Development Plan of the 

North Charles Village Planned Unit Development (the “PUD”). The amendments would be 

within the authority conferred by the Zoning Article of the Baltimore City Code. Thus, they are a 

proper exercise of the City Council’s authority. 

 

The specific properties that would be impacted by the PUD amendment are located at 3115 to 

3119 Saint Paul Street, and 3121 Saint Paul Street. These locations fall within one of the 

commercial sections within the PUD. 

 

The Office of Equity and Civil Rights (“OECR”) has reviewed the bill through an equity lens. 

OECR discerns no inequity in the intent and purpose of bill.  Accordingly, OECR recommends 

favorable consideration by the City Council. 

TO The Honorable President and Members of the Baltimore City Council 

FROM 

Dana Petersen Moore  

Director of the Office of Equity and Civil Rights 

Baltimore City Chief Equity Officer 

DATE March 21, 2024 

SUBJECT 

OECR Report on Council Bill 23-0433  

Entitled Planned Unit Development – Amendment – North Charles 

Village 



F  

R  

O  

M  

NAME & TITLE  Corren Johnson, Director          CITY of  

  

AGENCY NAME & 

ADDRESS  

Department of Transportation (DOT)  

417 E Fayette Street, Room 527  
BALTIMORE  

SUBJECT  Council Bill 23-0433 M E M O  

  

DATE: 3/27/2024  

  

TO: Mayor Brandon Scott  

TO: Economic and Community Development Committee  

FROM: Department of Transportation   

POSITION: No Objection  

SUBJECT: Council Bill 23-0433 

 

INTRODUCTION – PUD Amendment-North Charles Village 

 

PURPOSE/PLANS – For the purpose of approving certain amendments to the Development 

Plan of the North Charles Village Planned Unit Development (PUD).  

 

COMMENTS – Council Bill 23-0433 seeks to amend the Planned Unit Development in North 

Charles Village. The North Charles Village PUD was established in the 1996. The amendments 

proposed in Council Bill 23-0433 would allow further development of two parcels known as 

3115-3119 and 3121 Saint Paul Street. Any future development of the identified properties 

would require a traffic impact analysis and traffic mitigation plan.   

 

AGENCY/DEPARTMENT POSTION – Baltimore City Department of Transportation 

foresees no direct operational or fiscal impact resulting from the legislation and has no objection 

towards the advancement of Council Bill 23-0433.  

  

If you have any questions, please do not hesitate to contact Liam Davis at 

Liam.Davis@baltimorecity.gov or at 410-545-3207  

  

Sincerely,  

  

  

Corren Johnson,  

Director  

 

mailto:Liam.Davis@baltimorecity.gov


 
 
 

 

MEMORANDUM 

DATE:  March 28, 2024 
TO:  Economic and Community Development Committee 
FROM:  Colin Tarbert, President and CEO    
POSITION: Favorable 
SUBJECT: Council Bill 23-0433 Planned Unit Development – Amendment – North Charles 

Village 

 

INTRODUCTION 
The Baltimore Development Corporation (BDC) is reporting on City Council Bill 23-0433 
introduced by Councilmember Ramos.  
 
PURPOSE  
This bill provides an amendment to the development plan of the North Charles Village Planned 
Unit Development (PUD). The amendment increases the height limit for development from the 
current 68 feet to a proposed 90 feet. 
 
BRIEF HISTORY 

The North Charles Village Planned Unit Development (PUD), established in 1996 and expanded 
in 2003, is located generally within the area bounded by 33rd Street on the north, Hargrove 
Alley on the east, 30th Street on the south, and Charles Street on the west. This amendment 
will increase the maximum height allowed within the PUD to facilitate a planned mixed-use 
redevelopment on the 3100 block of St. Paul Street. This development is slated to bring 
additional residential density and new businesses to the neighborhood’s main commercial 
corridor, and it would complement similar redevelopment that occurred across the street in 
recent years. 
 
FISCAL IMPACT [to BDC] 

None.  
 
AGENCY POSITION  
The Baltimore Development Corporation respectfully submits a favorable on City Council Bill 
23-0433. If you have any questions, please contact Kim Clark at 410-837-9305 or 
KClark@baltimoredevelopment.com.  
 
 
cc: Nina Themelis, Mayor’s Office of Government Relations 
 
[LC] 
 

mailto:KClark@baltimoredevelopment.com


CHRIS RYER, DIRECTOR 
 
DEPARTMENT OF PLANNING 
8TH FLOOR, 417 EAST FAYETTE STREET 
 
CITY COUNCIL BILL #23-0433 / PLANNED UNIT 
DEVELOPMENT – AMENDMETN – NORTH 
CHARLES VILLAGE 
 
The Honorable President and  December 26, 2023 
Members of the City Council 
City Hall, Room 400 
100 North Holliday Street 
 
 
At its regular meeting of December 21, 2023, the Planning Commission considered City 
Council Bill #23-0433, for the purpose of approving certain amendments to the Development 
Plan of the North Charles Village Planned Unit Development.  
 
 
In its consideration of this Bill, the Planning Commission reviewed the attached staff report, 
which recommended amendment and approval of City Council Bill #23-0433 and adopted the 
following resolutions, with eight members being present (seven in favor, one opposed): 
 

RESOLVED, That the Planning Commission concurs with the recommendation of its 
departmental staff, adopts the findings and equity analysis outlined in the staff report, with 
consideration for testimony and facts presented in the meeting, and recommends that City 
Council Bill #23-0433 be amended and approved by the City Council. 

 
If you have any questions, please contact Mr. Eric Tiso, Division Chief, Land Use and Urban 
Design Division at 410-396-8358. 
 
CR/ewt 
 
attachment 
 
cc: Ms. Nina Themelis, Mayor’s Office 

The Honorable Eric Costello, Council Rep. to Planning Commission 
Mr. Colin Tarbert, BDC 
Ms. Rebecca Witt, BMZA 
Mr. Geoffrey Veale, Zoning Administration 
Ms. Stephanie Murdock, DHCD 
Ms. Elena DiPietro, Law Dept. 
Mr. Francis Burnszynski, PABC 
Mr. Liam Davis, DOT 
Ms. Natawna Austin, Council Services 
Ms. Caroline Hecker, Rosenberg Martin Greenberg 



                                                                                                                                                                              

 

 

PLANNING COMMISSION 

 
Sean D. Davis, Chairman, Eric Stephenson, Vice Chair 

   

STAFF REPORT 

 
 

CCB #23-0433 / Planned Unit Development - Amendment - North Charles Village 1 

Chris Ryer 

Director 

Brandon M. Scott 

Mayor 

December 21, 2023 

 

 

REQUEST:  City Council Bill #23-0433/ Planned Unit Development – Amendment – North 

Charles Village:  

For the purpose of approving certain amendments to the Development Plan of the North Charles 

Village Planned Unit Development.  

 

RECOMMENDATION:  Amendment and Approval, with the following amendments: 

• That the spelling error on page 1, line 14, from “sounth” is corrected to read “south”. 

• That the development plan Sheet 3 of 4 “Preliminary Build-Out Plan” attached to the bill 

is replaced with an updated Sheet 3 of 4 showing only the increased height of the parcels 

located at 3115-3119 Saint Paul Street and 3121 Saint Paul Street and the original 

Planned Unit Development boundary (removing the proposed updated boundary from 

Sheet 3 of 4).   

• That the date on page 2, line 11, is corrected to reflect the date of the updated sheet 3 of 4 

“Preliminary Build-Out Plan” submitted to Planning on December 14, 2023.   

 

STAFF:  Renata Southard 

 

PETITIONER: MCB Charles Village LLC c/o Caroline. L. Hecker, Rosenberg Martin 

Greenberg, LLP. 

 

OWNER:  MCB Charles Village LLC 

 

SITE/GENERAL AREA 

Site Conditions: The North Charles Village Planned Unit Development (PUD) #91 is located 

generally within the area bounded by 33rd Street on the north, Hargrove Alley on the east, 30th 

Street on the south, and Charles Street on the west, consisting of 12 acres, more or less, 

designated as a Residential Planned Unit Development. Properties located within the boundaries 

of the PUD are zoned R-10 and C-1. Many structures within the PUD are multi-family buildings. 

On Saint Paul Street, recently constructed buildings typically include ground floor commercial / 

retail uses with housing above, and older historic buildings are typically purely residential multi-

family use. The southeastern half of the 3100 block of Saint Paul Street is improved with a stick 

of rowhouse-type buildings on six individual parcels. These rowhouse-type buildings are three-

stories and have ground floor commercial / retail uses and residential housing above. The parcel 

known as 3121 is improved with a two-story structure designed for commercial / retail use. The 

parcel known as 3115-3119 Saint Paul Street is improved with a one-story structure, formerly the 

Eddie’s Grocery, and currently occupied by Streets Market. Buildings along North Charles Street 
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are historic, some with ground floor commercial / retail and multi-family housing above and 

others with post-secondary uses (currently programmed by Johns Hopkins University). 

   

General Area: Properties within this PUD are located in the Charles Village Neighborhood. 

Union Memorial Hospital is to the north and east of the PUD boundary, and the Johns Hopkins 

University Homewood Campus is to the west of the PUD boundary. West 29th and 28th Streets to 

the south of the PUD boundary are a pair of one-way Principal Arterials connecting to I-83, 

which is several blocks west of the PUD boundary. Roughly one block north of the PUD 

boundary, University Parkway divides the Charles Village Neighborhood from the Okenshawe 

Neighborhood on a northwest – southeast angle, resulting in a triangularly-shaped wedge 

condition at the east edge of the neighborhood.  

 

HISTORY 

• The North Charles Village Planned Unit Development was originally established on June 14, 

1996, by Ordinance 96-35, affecting 30+ properties within the Charles Village 

Neighborhood.  

• A major amendment was approved by Ordinance 03-639 on December 22, 2003. This 

amendment expanded the original PUD boundaries to include properties known as 3001, 

3103, 3105, 3211, 3213, 3301, 3339, and 3401 North Charles Street, 10 East 33rd Street, and 

3301 and 3330 Saint Paul Street, owned by Johns Hopkins University. This amendment also 

included an updated build-out plan for the properties at 3301 North Charles Street, 10 East 

33rd Street, and 3330 Saint Paul Street. 

• Major amendment 2 was approved by Ordinance 07-629 on December 3, 2007. This 

amendment was requested to revise the development plan and “modify the allowable height 

of a certain structure within the Planned Unit Development area, to make technical 

corrections to the Illustrative Preliminary Build-Out Plan, and to make any other 

amendments and modifications as necessary to accommodate the proposed conditions of the 

property.”  

• A minor amendment was approved by the Planning Commission on October 18, 2012, to 

allow a temporary parking lot at 3200 Saint Paul Street. 

• A minor amendment and final design approval was granted on December 19, 2014, for the 

building at 3200 Saint Paul Street (known as 9 East 33rd Street).  

• Additional minor amendments and final design approvals were also granted for very minor 

changes to an existing building and to approve the design of a courtyard.  

• The project team contacted Planning in December 2021 to request a meeting for the proposed 

change to the PUD and Development Plan. Staff met with the development team on 

December 21, 2021, and outlined a process for development reviews, beginning with Design 

Review.  

• Master Plan review at the Urban Design and Architecture Advisory Panel (UDAAP) 

occurred on February 24, 2022, for revisions to the North Charles Village PUD. During that 

review it was noted that an additional review was required for the building proposed for 

parcels known as 3115-3119 and 3121 Saint Paul Street.  
• On March 23, 2022, representatives of the Applicant met with the Department of Planning 

for a preliminary conference to explain the scope and nature of the proposed amendments to 

the Development Plan. 



CCB #23-0433 / Planned Unit Development - Amendment - North Charles Village 3 

 

• The representatives of the Applicant have now applied to the Baltimore City Council for 

approval of the amendment, and they have submitted an amendment to the Development Plan 

intended to satisfy the requirements of Section 5-201(a) and Title 13, Subtitles 3 and 4 of the 

Baltimore City Zoning Code. 

• Schematic Design Review at for the building proposed for the parcels known as 3115-3119 

and 3121 Saint Paul Street occurred on October 26, 2023.  

 

ZONING REQUIREMENTS 

Planning Commission may amend a PUD under the authority of §5-201(a)(8) of Article 32 – 

Zoning for proposed map amendments. This requires a legislative action and has been referred to 

the Planning Commission for comment.  

 

Below are the standards under Subtitle 2, Authorization, §13-201 (b) of Article 32 – Zoning:      

 
§ 13-201. Authorization. 

(b) Requirements of underlying district. 

 
Unless otherwise specifically provided by the ordinance establishing or amending the planned 

unit development, all requirements of the underlying zoning district apply. 

… 

 

 

Below are the standards under Subtitle 3, Procedures for Plan Approval, §13-303(a) of Article 32 

– Zoning for Concept plan:      

 
§ 13-303. Concept plan. 

(a) Submission to Commission. 

After the preliminary consultation, the applicant must file a concept plan with the Planning Director for the 

purpose of obtaining information and guidance from the Planning Commission before the applicant enters into 

binding commitments or incurs substantial expense. 

… 

 

Below are the standards under Subtitle 4, Modifications to Approved Final Development Plans, 

§13-403(a) of Article 32 – Zoning for Concept plan:      

 
§ 13-403. Major changes. 

(a) Scope of section. This section applies to the following major changes: 

1) a 10% increase or 25% decrease in the approved number of dwelling units; 

2) a 10% increase or a 25% decrease in the maximum building heights in the approved planned unit 

development; 

3) a change in the type, location, or arrangement of land use within the development, as shown on the 

previously approved final development plan;  

4) a change in the boundaries of the planned unit development;  

5) a decrease in open space that had been included as a public benefit or amenity under § 13- 204 

{“Exceptions from district regulations”} of this title; and  

6) any change:  

i. that fails to substantially comply with the PUD master plan or City regulations; or  

ii. that violates:  
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A. the underlying zoning;  

B. an approved exception;  

C. a condition of approval attached to the planned unit development, with the 

exception of modifications to the planned unit development’s phasing schedule; 

or  

D. a provision of the ordinance that approved or amended the planned unit 

development.  

(b) Major change requires ordinance. A major change requires introduction and enactment of an ordinance to 

approve an amendment to the planned unit development and PUD master plan. 

 

ANALYSIS 

Per Article 32 – Zoning, § 13-101. Purpose, the purpose of a planned unit development is to 

encourage flexibility in the development of land and in the design of structures; encourage a 

creative approach to the use of land that results in better development and design than might 

otherwise be accomplished under the strict application of the code on a lot-by-lot basis; provide 

for the efficient use of land to facilitate a more effective arrangement of land uses, buildings, 

circulation systems, and utilities; encourage the construction of appropriate aesthetic amenities 

that will enhance the character of the site promote quality development that is commensurate 

with other development within the community and compatible with the character of the 

surrounding area and adjacent properties… 

 

The North Charles Village PUD, originally introduced by a partnership of Greater Homewood 

Community Corporation and Johns Hopkins University, was intended to encourage a vibrant 

commercial corridor on Saint Paul Street with select commercial uses and density of housing to 

serve the needs of the growing neighborhood. Replacement of the North Charles Village PUD 

Sheet 3 of 4 “Preliminary Build-Out Plan” is intended to allow for redevelopment of two parcels 

known as 3115-3119 and 3121 Saint Paul Street that appear to be underutilized, given the 

surrounding context and demand for development over the past 20 or so years. An aerial view of 

the neighborhood from 2003 shows a mix of rowhouses and historic multi-family buildings (fig. 

1, below). In 2005, construction of 3301 N. Charles Street was underway (fig. 2). In 2006, with 

3301 N. Charles well underway, 3201 Saint Paul began construction (fig. 3). In 2009, with 3301 

N. Charles and 3201 Saint Paul substantially complete, the site known as 9 E. 33rd Street was 

cleared of rowhouses (fig. 4). By 2015, 9 E. 33rd was under construction (fig. 5) and the 

condition and character of the neighborhood within the PUD boundary has remained largely 

unchanged since 2016 (fig. 6). 

 

The North Charles Village PUD includes a community-based design review process. The 

Applicant has followed the community-based design review process required for development 

plans within the PUD, as well as satisfied the Design Review requirements set forth by Article 

32 - Zoning, Subtitle 4, Design Review.  

 

The updated Development Plan is intended to satisfy the requirements of Section 5-201(a) and 

Title 13, Subtitles 3 and 4 of the Baltimore City Zoning Code. The exhibit included with the 

introduction of CCB #23-0433, Sheet 3 of 4 “Preliminary Build-Out Plan” shows redevelopment 

of two parcels known as 3115-3119 and 3121 Saint Paul Street. These two parcels were not 

shown as development parcels on previous versions of Sheet 3 of 4 “Preliminary Build-Out 
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Plan”. The replacement Sheet 3 of 4 “Preliminary Build-Out Plan” included with CCB #23-0433 

has been updated with a diagrammatic section of the site showing 90 feet of allowable height on 

the two parcels known as 3115-3119 and 3121 Saint Paul Street.  

 

Background: Staff understands that the two parcels known as 3115-3119 and 3121 Saint Paul 

Street are proposed to be consolidated for redevelopment, which is an administrative action 

requiring no Planning Commission approval. The parcels are currently zoned C-1 and are 

proposed to remain within the C-1 zoning district, which would allow a height of 68 feet by 

right. The height shown on final submission of Design Review drawings received by Planning 

staff on November 21, 2023, show a height of approximately 78 feet for the proposed building 

that would be allowed per the revised Sheet 3 of 4 “Preliminary Build-Out Plan”. Per § 13-201. 

Authorization. (a) Requirements of underlying district. Unless otherwise specifically provided by 

the ordinance establishing or amending the planned unit development, all requirements of the 

underlying zoning district apply. The revised Sheet 3 of 4 “Preliminary Build-Out Plan” 

establishes a height of 90 feet, and the approved drawings show a proposed building that is 

approximately 12 feet below the maximum building height allowed per the revised Sheet 3 of 4 

“Preliminary Build-Out Plan” dated October 2023 accompany CCB # 23-0433.  

 

To align with the amendments proposed by this staff report, the Applicant submitted a revised 

Sheet 3 of 4 “Preliminary Build-Out Plan” dated December 2023 to Planning, showing an 

updated height of 80 feet which is in keeping with the approved design of the proposed building. 

The revised Sheet 3 of 4 “Preliminary Build-Out Plan” dated December 2023 was received on 

December 12, 2023, and a clip of that plan is included below (see fig. 9).  

 

The North Charles Village PUD has had similar amendments approved to allow for larger 

developments based on rising demand. Major amendment 2, approved by Ordinance 07-629 on 

December 3, 2007, was requested to revise the development plan and “modify the allowable 

height of a certain structure within the Planned Unit Development area”, similar to the 

amendment, CCB # 23-0433, currently under consideration. A summary of the changes is 

attached below.   

 

Equity:  

• Impact:   

o How might the proposal impact the surrounding community in the short or long 

term? The proposed increase in density will provide additional housing, an 

improved space for the existing grocery tenant, and increased activity in the 

neighborhood. The project would likely also create increases in traffic, noise, and 

trash for the neighborhood. Parking demand was studied and adjusted to reflect 

the current parking demand of similar neighboring buildings. The current parking 

count is far less than the bed count for the building, and per Article 32 – Zoning, 

C-1 districts are exempt from minimum parking requirements.  

 

Neighbors voiced concerns about noise and parties on the outdoor amenity space. 

The outdoor amenity space was initially designed to be located at the Hargrove 

Alley side of the building on the second floor, very close to the rowhouses on 

Calvert Street to the east of the site. This amenity space was moved to the Saint 
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Paul Street side and to the top floor of the building to mitigate the impacts of 

noise and disturbance to neighboring rowhouses. The development team has 

stated they will manage trash and noise impacts; however, it should be noted that 

Planning Commission action remains with the land, not the promised actions of a 

development team.  

 

Additional concerns raised by neighbors related to shadows cast by the taller 

building on the lower scale properties to the east of the site. The Applicant has 

proposed to reduce the height of the building by one story and the Design Review 

requirement has been satisfied for the reduced height proposal; however, revised 

Sheet 3 of 4 “Preliminary Build-Out Plan” dated October 2023 accompanying 

CCB # 23-0433 shows the maximum height of 90 feet and if approved would 

allow the height of 90 feet. The Applicant has submitted a revised Sheet 3 of 4 

“Preliminary Build-Out Plan” dated December 2023 to Planning, showing an 

updated height of 80 feet which is in keeping with the approved design of the 

proposed building.  

 

o How would this proposal impact existing patterns of inequity that persist in 

Baltimore? The existing buildings on the two parcels known as 3115-3119 and 

3121 Saint Paul Street are unremarkable in their architectural character and have 

not been historically designated. It could be stated they do not currently contribute 

in a meaningful way to the character of the neighborhood, so proposing 

demolition and replacement does not continue a pattern of inequity in this case. 

The added housing is intended to serve university students, which may reduce 

demand of other nearby rental properties. Additionally, the improved space for 

the returning grocery tenant may improve access to fresh food within the Charles 

Village Neighborhood. The temporary closure of the grocer will likely produce 

hardship for some residents.  

 

• Engagement:    

Has the community been meaningfully engaged in discussing this proposal? The 

Applicant and Councilperson began meeting with community members in spring 

of 2022. Planning staff has attended many of the meetings and has heard a range 

of input about the proposed building height. The development team worked to 

reduce the height of the building by one full story from the original proposal 

based on this community input. It should be noted that revised Sheet 3 of 4 

“Preliminary Build-Out Plan” accompanying CCB # 23-0433 shows the 

maximum height of 90’ and if approved would allow the 90’ height. At the 

request of Planning, Applicant has submitted a revised Sheet 3 of 4 “Preliminary 

Build-Out Plan” dated December 2023, showing an updated height of 80 feet 

which is in keeping with the approved design of the proposed building.  

 

o How are residents who have been historically excluded from planning processes 

being authentically included in the planning of the proposed policy or project? 

The number of meetings and variety of in person or online options for attending 

meetings gave ample opportunity for the community to be involved. The Charles 
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Villager newsletter produced by the Charles Village Civic Association included 

information about the meetings. Members of the development team also met 

individually with neighbors to discuss the project and respond to concerns.  

 

• Internal Operations:   

o This may include staff commentary regarding impact on staff time or resources 

devoted to a project. This project and report have had a disproportionally large 

demand on Planning staff, compared to other Planned Unit Development projects. 

Changes to the PUD were first requested in December 2021; staff has met with 

the project team, councilperson, and residents on a regular basis over the past two 

years to resolve questions and concerns. Planning staff has also met internally for 

coordination purposes.  

 

Notification: The Charles Village Civic Association has been notified of this action. 

Additionally, on December 12, 2023, Planning staff sent notification to 675 individuals in the 

Northern Planning District, 233 of which are residents and elected or generally interested parties. 

 

 
 

Chris Ryer 

Director 
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Aerial images of the North Charles Village PUD Area, from 2003 – 2016: 

 

 
 

Figure 1: Aerial photograph from 2003, showing the conditions of the North Charles Village 

PUD area, with the two parcels known as 3115-3119 and 3121 Saint Paul Street outlined in red.  

 

 

 
 

Figure 2: Aerial photograph from 2005, showing the conditions of the North Charles Village 

PUD area, with the two parcels known as 3115-3119 and 3121 Saint Paul Street outlined in red. 

3301 North Charles (left side) is being constructed.  
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Figure 3: Aerial photograph from 2006, showing the conditions of the North Charles Village 

PUD area, with the two parcels known as 3115-3119 and 3121 Saint Paul Street outlined in red. 

3301 North Charles Street (left side) is being constructed and 3201 Saint Paul Street (to the 

immediate left of the red outline) has been cleared.  

 

 

 
 

Figure 4: Aerial photograph from 2009, showing the conditions of the North Charles Village 

PUD area, with the two parcels known as 3115-3119 and 3121 Saint Paul Street outlined in red. 

3301 North Charles Street (left side) and 3201 Saint Paul Street (to the immediate left of the red 

outline) are substantially complete. 3200 Saint Paul Street, known as 9 E. 33rd Street (to the 

bottom left of the red outline), is cleared of rowhouses.  
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Figure 5: Aerial photograph from 2015, showing the conditions of the North Charles Village 

PUD area, with the two parcels known as 3115-3119 and 3121 Saint Paul Street outlined in red. 

3301 North Charles Street (left side) and 3201 Saint Paul Street (to the immediate left of the red 

outline) are complete. 3200 Saint Paul Street, known as 9 E. 33rd Street (to the bottom left of the 

red outline) is being constructed. 

 

 

 
 

Figure 6: Aerial photograph from 2016, showing the conditions of the North Charles Village 

PUD area, with the two parcels known as 3115-3119 and 3121 Saint Paul Street outlined in red. 

3301 North Charles Street, 3201 Saint Paul Street, and 3200 Saint Paul Street, known as 9 E. 33rd 

Street, are complete. This image is reflective of the current condition of the neighborhood, as of 

December 2023.  
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Revisions to North Charles Village PUD Sheet 3 of 4, “Preliminary Built-out Plan”: 

 

 
 

Figure 7: Clip of the North Charles Village PUD Sheet 3 of 4, “Preliminary Built-out Plan”, 

revised October 2007. 
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Figure 8: Clip of the North Charles Village PUD Sheet 3 of 4, “Preliminary Built-out Plan”, 

proposed revision, October 2023. Note the section C – C has been added and the PUD boundary 

has changed.  
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Figure 9: Clip of the North Charles Village PUD Sheet 3 of 4, “Preliminary Built-out Plan”, 

proposed revision, December 2023. Note the section C – C has been added, the height changed 

from 90’ to 80’ and the PUD boundary remains the same as in the currently approved Sheet 3 of 

4, “Preliminary Built-out Plan” dated October 2007.  

 



        CITY OF BALTIMORE 

 

BRANDON M. SCOTT 

Mayor 

 

 

DEPARTMENT OF LAW 

EBONY THOMPSON 

ACTING CITY SOLICITOR 

100 N. HOLLIDAY STREET  

SUITE 101, CITY HALL 

BALTIMORE, MD 21202 

 

January 10, 2024 

 

The Honorable President and Members 

  of the Baltimore City Council 

Attn: Executive Secretary 

Room 409, City Hall 

100 N. Holliday Street 

Baltimore, Maryland 21202 

 

Re: City Council Bill 23-0433 – Planned Unit Development – Amendment – 

North Charles Village 

 

Dear President and City Council Members: 

 

The Law Department has reviewed City Council Bill 23-0433 for form and legal 

sufficiency. The Bill would approve an amendment to the Development Plan of the North Charles 

Village Planned Unit Development (“PUD”). Specifically, the bill would approve an amendment 

to the Development Plan to modify the allowable height of a certain structure within the PUD.  

 

Amendments to previously approved PUDs are categorized as either engineering 

corrections, minor changes, or major changes in accordance with Subtitle 4 of Title 13 of Article 

32 of the City Code and must follow the corresponding approval procedure. City Code, Art. 32 § 

13-102(b). This amendment seeks changes that would be characterized as major and therefore an 

ordinance is needed to approve them. Art. 32, § 13-403(b). Section 5-201 of Article 32 authorizes 

a member of the City Council to introduce a proposed ordinance to expressly approve, authorize, 

or amend a PUD. Art. 32, § 5-201(a)(8).  

 

The general approval standards applicable to new PUDs are also applicable to PUD 

amendments. See Art. 32 § 13-203 (explaining that the conditional use standards of §§ 5-405(a) 

and 5-406 apply when reviewing a PUD, setting forth a number of additional factors that must be 

considered, and detailing required findings). Generally, the City Council may approve the 

amendment to the PUD if the change is compatible with the Master Plan, conforms to district 

regulations, and potential detrimental effects are examined with regard to adjacent property and 

uses. Id. See also Maryland Overpak Corp. v. Mayor and City Council of Baltimore, 395 Md. 16, 

30-31 (2006).  

 

The Planning Commission staff report does not appear to contain an analysis of the factors 

or the findings required by Art. 32, Section 13-203. Accordingly, such analysis and findings should 

be established by the Council during the hearing in order for this amendment to be lawful.  
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Additionally, procedural requirements apply. Any bill that authorizes a change in a PUD 

is a “legislative authorization,” which requires that certain procedures be followed in the bill’s 

passage, including a public hearing. Art. 32, §§ 5-501(2)(vii), 5-507, 5-601(a). Certain notice 

requirements also apply to the bill. Art. 32, § 5-601(b). Moreover, the bill must be referred to 

certain City agencies, which are obligated to review the Bill in a specified manner. Art. 32, §§ 5-

504, 5-506. Also, certain limitations on the City Council’s ability to amend the Bill apply. Art. 32, 

§ 5-507(c). 

 

Assuming the procedural requirements and approval standards in Art. 32, Section 13-203 

are met as discussed above, the Law Department can approve the bill for form and legal sufficiency 

with the amendments proposed by the Planning Commission. 

 

                                                           Very truly yours, 

                                                             

                                                              
Jeffrey Hochstetler 

Chief Solicitor 

 

cc:   Ebony Thompson, Acting City Solicitor 

Nina Themelis, Mayor’s Office of Government Relations 

 Elena DiPietro, Chief Solicitor, General Counsel Division 

 Hilary Ruley, Chief Solicitor 

Ashlea Brown, Chief Solicitor 

Michelle Toth, Assistant Solicitor 

Teresa Cummings, Assistant Solicitor  



 

417 E. Fayette Street, Suite 922, Baltimore, Maryland 21202 * 410-396-4301 * bmza@baltimorecity.gov 

 

 

CITY OF BALTIMORE 
 

Brandon M. Scott, Mayor 

 

BOARD OF MUNICIPAL AND 

ZONING APPEALS 
 

Rebecca Lundberg Witt, Executive Director
 
 
 
 

October 3, 2023 
The Honorable President and  

Members of the City Council  

City Hall 

100 N. Holliday Street  

Baltimore, MD 21202 

 

Re: CC Bill #23-0433- Planned Unit Development- Amendment- North Charles 

Village  

 

 

Ladies and Gentlemen: 

 

City Council Bill No. 23-0433 has been referred by your Honorable Body to the Board of 

Municipal and Zoning Appeals for study and report.  

 

Pursuant to Article 32, Section 5-507 (b) the BMZA shall provide reports on legislation submitted 

to the City Council Section per Section 5-501 (2) which includes the following: (i) a variance; (ii) 

a conditional use; (iii) a map amendment; (iv) an educational campus master plan; (v) a hospital 

general development plan; (vi) an area of special sign control; and (vii) a planned unit 

development. The BMZA, as a quasi-judicial agency, will not be providing a report or comment.  

 

Sincerely, 

 
 

Rebecca Lundberg Witt  

Executive Director 

 

 

CC: Mayor’s Office of Council Relations 

 City Council President 

 Legislative Reference  
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The Honorable President and        04/02/2024 

 Members of the City Council  

 City Hall, Room 400    

 

Position: Favorable   

 

Introduction 

The Department of Housing and Community Development (DHCD) has reviewed City Council 

Bill 23-0433 Planned Unit Development - Amendment - North Charles Village for the purpose 

of approving certain amendments to the Development Plan of the North Charles Village Planned 

Unit Development. 

If enacted, City Council Bill 23-0433 would approve an amendment to the Development Plan to 

modify the allowable height of a certain structure within the North Charles Village Planned Unit 

Development (PUD).  

DHCD Analysis 

At its regular meeting of December 21, 2023, the Planning Commission concurred with the 

recommendations of its departmental staff and recommended that City Council Bill 23-0433 be 

amended and approved by the City Council. DHCD supports the amendments suggested by the 

Planning Commission to correct a spelling error, replace and update the Preliminary Build-Out 

Development Plan and correct a date on the updated Plan Sheet.  

This Bill seeks to address concerns raised by neighbors related to the redevelopment of 3115-

3119 and 3121 Saint Paul Street and the potential for shadows cast by the proposed taller 

building on the smaller structures to the East of the site. This Bill would remove one-story from 

the Planned Unit Development reducing the height from 90 feet to 80 feet, which aligns with the 

approved design of the proposed building. 

TO The Honorable President and Members of the Baltimore City Council 

FROM Alice Kennedy, Housing Commissioner 

DATE April 2, 2024 

SUBJECT 
CCB 23-0433 Planned Unit Development - Amendment - North 

Charles Village 



 

 

 

This Bill does not have an operational or fiscal impact on DHCD and the changes to the Planned 

Unit Development would not endanger public health, safety or welfare. The property does not lie 

within any of DHCD’s Impact Investment Areas or Community Development Zones but is 

located within a Streamlined Code Enforcement Area. The proposed increase in density may 

yield additional housing and increased commercial and residential activity in the Charles Village 

neighborhood. 

 

Conclusion  
 

DHCD respectfully requests a favorable report on City Council Bill 23-0433.    
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NAME & 

TITLE Richard J. Luna, Interim Director  

CITY of  

BALTIMORE 
 

M E M O 

 

AGENCY 

NAME & 

ADDRESS 

Department of Public Works 

600 Abel Wolman Municipal Building 

SUBJECT City Council Bill 23-0433 

  

 

 

 

TO: 

 

 

March 6, 2024 

Economic and Community Development Committee 

 

 

I am herein reporting on City Council Resolution 23-0433 introduced by the Councilwoman 

Ramos on behalf of MCB Charles Village LLC.  The purpose of the Bill is to approve certain 

amendments to the Development Plan of the North Charles Village Planned Unit Development. 

Ordinance 96-35 established the North Charles Village Planned Unit Development (PUD) and 

was last amended by Ordinance 07-629.  The PUD is generally bounded on the north by 33rd 

Street, on the south by 30th Street, on the east by Hargrove Alley, and on the west by N. Charles 

Street.   

City Council Bill 23-0433, if approved, would amend the PUD and Development Plan by 

replacing Sheet 3 of 4 “Preliminary Build Out Plan” with a new sheet that identifies two parcels 

for redevelopment (known as 3115-3119 and 3121 Saint Paul Street) and for those parcels to 

have an allowable maximum height of 90 feet. Without this change, the underlying zoning of C-

1 would limit the redevelopment height of these two parcels to 68 feet.  The final submission of 

Design Review drawings of the parcels provided by the Applicant to the Department of Planning 

show a height of 78 feet, which is 12 feet below the proposed height change of 90 feet. 

The Planning Commission reviewed this bill and staff report on December 21, 2023, and 

approved the legislation with technical and corrective amendments.  This Department finds those 

amendments to be appropriate and necessary. 

The Department of Public Works supports passage of City Council Bill 23-0433 as proposed to 

be amended by the Planning Commission. 

 

 

Richard J. Luna       

Interim Director 

 

 

RJL:MMC 



 
TRANSMITTAL  MEMO 

 

 

 

TO:  

 

FROM: 

 

Date  

 

RE:  

 

 

Council President Nick J. Mosby  

 

Peter Little, Executive Director 

 

November 8, 2023 

 

City Council Bill 23-0433 
 

 

211 N. PACA STREET  BALTIMORE MD  21201  P:443.573.2800  F:410.685.1557 

I am herein reporting on City Council Bill 23-0433 introduced by Councilmember Ramos at the 

request of MCB Charles Village LLC, c/o Caroline L. Hecker, Esq., Rosenberg Martin 

Greenberg, LLP. 

The purpose of this bill is to approve certain amendments to the Development Plan of the North 

Charles Village Planned Unit Development (PUD). 

 

The Parking Authority of Baltimore City (PABC) has reviewed the proposed legislation. The 

legislation requests to amend the boundary of the PUD as outlined in the bill. The legislation 

does not reference parking. The site is located within an area where the PABC administers on-

street parking programs. Parking meters are located on the 3100 block of St Paul Street and 

Residential Permit Parking Area #12 is located to the North. The PUD boundary has areas of 

private off-street parking. When building plans and uses are submitted, PABC will be involved 

through the Site Plan Review Committee (SPRC) process to ensure that parking and loading 

demands are adequately addressed and that negative effects of parking and loading are mitigated. 

Based on the comments above, the PABC does not oppose the passage of City Council Bill 23-

0433. 

      

  

 



Economic and Community 

Development Commi�ee 

 

 

 

23-0433  

Planned Unit Development - Amendment - 

North Charles Village 

Public Tes$mony 



                        
Testimony 

23-0433 – Planned Unit Development- Amendment- North Charles Village 

Support with Amendments 

April 2, 2024 

 

Dear Chair Middleton and Distinguished Members of the Economic and Community Development 

Committee: 

 
Thank you for the opportunity to provide support for 23-0433 – Planned Unit Development- Amendment- North 

Charles Village with amendments. 

 

This bill makes one amendment to the Planned Unit Development for the Charles Village PUD. This amendment 

allows for a height variance for 3115-3119 Saint Paul Street and 3121 Saint Paul Street. These properties have been 

purchased and will be the expansion of the existing Street Market, additional retail, and apartments for students. 

 

Originally, the development team came to the community 18 months ago with an 8-story concept and terrible 

design. The community meeting was a complete disaster, and I advised the development team to start over if they 

wanted a variance. 

 

The development team has been working with residents since that time. The new design of 7 stories and a look that 

better fits the community has received more positive response. I received more positive than negative feedback 

after a July 2023 community meeting where the new design was presented, and decided to put in the height 

variance. By right, the building can be 68 feet. This request is for 7 stories (80 Feet) and such is allowed by 

ordinance since it is in a Planned Unit Development. 

 

The amendments correct a typo, and replace the current “Illustrative Preliminary Build-Out Plan” with a new one 

that reflects the corrected height.  

 

I humbly request your favorable report with these amendments. 

 

Should you have any questions, I can be reached on 443-801-8137 or odette.ramos@baltimorecity.gov. 

 

Sincerely, 

 
 

Odette Ramos 

Baltimore City Councilwoman, District 14 

 

Odette Ramos 
Baltimore City Councilwoman 

District 14 
(410) 396 - 4814  

odette.ramos@baltimorecity.gov 
100 N. Holliday Street, Room 506 

Baltimore MD 21202 

mailto:odette.ramos@baltimorecity.gov
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PLANNING I 02APRIL24 PLANNING I 02APRIL24

AMENDMENTS TO COUNCIL BILL 23-0433
(1st Reader Copy)

By: Department of Planning
{To be offered to the Economic and Community Development Committee}

Amendment No. 1

On page 1, in line 14, strike “sounth” and substitute “south”. 

Amendment No. 2

On page 2, in line 11, strike “October 2023” and substitute “December 2023”; and, strike the
accompanying “Sheet 3, ‘Illustrative Preliminary Build-Out Plan’ dated October 2023” in its
entirety and substitute with the attached “Sheet 3, ‘Illustrative Preliminary Build-Out Plan’
dated December 2023”.
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Caroline L. Hecker 
25 South Charles Street, 21st Floor 

Baltimore, Maryland 21201 
P: (410) 727-6600/F: (410) 727-1115 

checker@rosenbergmartin.com 
 

MEMORANDUM 
 

To: Baltimore City Council Committee on Economic and Community 
Development 

From: Caroline L. Hecker 
CC: 

Date: 
MCB Charles Village LLC  
April 2, 2024 

Re: City Council Bill #23-0433  
Planned Unit Development – Amendment – North Charles Village  

 
 
The Applicant, MCB Charles Village LLC, submits the following proposed findings of fact in 
connection with the proposed amendment to the North Charles Village Planned Unit 
Development (the “PUD”), originally enacted as City Council Ordinance No. 03-639 and 
amended by Ordinance 07-629. 
 
Pursuant to Art. 32, § 13-203(a)(1), in approving a PUD, the City Council must consider the 
conditional use standards of §§ 5-405 and 5-406, which provide that the City Council may not 
approve a conditional use unless it finds the following: 
 

1. The establishment, location, construction, maintenance or operation of the conditional 
use would not be detrimental to or endanger the public health, safety, or welfare; 
 
The proposed PUD amendment authorizes an increase in building height in one block of 
the PUD, which will permit the construction of a 7-story mixed-use building that will 
include a grocery store on the first floor and student housing above.  This amendment 
will be beneficial to public health, safety, and welfare because it will allow the 
neighborhood to retain a grocery store, facilitate the construction of a modern building 
with sustainable design features, and improve the public spaces surrounding the property 
with enhanced landscaping and pedestrian-scale amenities.  
 

2. The use would not be precluded by any other law, including an applicable Urban 
Renewal Plan; 
 
The proposed PUD amendment is not precluded by any other law, and the project is not 
located within an Urban Renewal Area.  
 

3. The authorization would not be contrary to the public interest; and 
 
The project enjoys support from local residents and community organizations including 
the Charles Village Civic Association. Exhibit 8.  
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4. The authorization would be in harmony with the purpose and intent of the Code. 
 
The proposed PUD amendment supports the stated purposes of the Code to “preserve and 
enhance the value of structures, communities, and neighborhoods,” and “to preserve, 
protect, and promote the City’s employment base.”  Art. 32, § 2-101.  The construction of 
a student housing building will create an opportunity for local university students to 
enjoy off-campus living without intruding into the local residential community, which 
will be beneficial both to the students and to residents of those communities.  In addition, 
the retention of a grocery store in Charles Village will retain jobs and preserve a 
neighborhood amenity. 

 
 In addition, the City Council is required to consider the following, where appropriate: 
 

1. The nature of the proposed site, including its size and shape and the proposed size, 
shape, and arrangement of structures; 
 
The proposed PUD amendment will increase the permitted height in one block of the 
PUD as shown on the revised Illustrative Preliminary Build-Out Plan in a manner that is 
consistent with existing development in the vicinity. Other buildings in the immediately 
surrounding blocks range from 5 to 12 stories.  Exhibit 2. 
 

2. The resulting traffic patterns and adequacy of proposed off-street parking and loading; 
 

The proposed PUD amendment will allow the redevelopment of the subject property in a 
manner that improves traffic circulation around the building and loading for the grocery 
store by widening the alley in the rear (Hargrove Street). Exhibit 3. 

 
3. The nature of the surrounding area and the extent to which the proposed use might 

impair its present or future development; 
 
The proposed redevelopment is consistent with existing uses in the area and will not 
impair present or future development. Additional student housing options and a grocery 
store are assets to the community, and the redevelopment of the subject parcel will not 
impede the development of any other property. See Exhibit 2. 
 

4. The proximity of dwellings, churches, schools, public structures, and other places of 
public gathering; 

 
The PUD currently includes hundreds if not thousands of residential dwelling units that 
will benefit from the retention of the grocery store.  In addition, the proposed 
improvements to the pedestrian experience along St. Paul Street and the new publicly 
accessible plaza adjacent to the building will be important amenities to increase the 
number of places for public gathering within the PUD.  Exhibit 4. 
 

5. Accessibility of the premises for emergency vehicles; 
 
By widening the alley in the rear of the property, the project will allow better access for 
emergency vehicles from what exists today.  See Exhibit 3. 
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6. Accessibility of light and air to the premises and to the property in the vicinity; 

 
The proposed structure has been modified significantly to reduce its height and pull back 
from the edge of the property at the corners in order to minimize its impact on light and 
air to surrounding properties.  Importantly, the Applicant is only seeing an increase of 10’ 
above the permitted height in the C-1 Zoning District. The proposed 10’ increase in 
height will not have a material impact on surrounding property owners beyond what 
would be created by a project without the proposed height increase. Exhibit 5; Exhibit 6.   

 
7. The type and location of adequate utilities, access roads, drainage, and other necessary 

facilities that have been or will be provided; 
 

The proposed building has been reviewed by the Site Plan Review Committee for 
compliance with all utility, access, drainage, and other technical requirements of the 
Code. 

 
8. The preservation of cultural and historic landmarks and structures;  

 
There are no cultural or historic landmarks or structures located on the subject property. 
 

9. The character of the neighborhood; 
 

The proposed building, including the increased height, is compatible with existing 
structures and uses within the surrounding neighborhood.  

 
10. The provisions of the City’s Comprehensive Master Plan; 

 
The proposed PUD amendment is consistent with the City’s Live-Earn-Play-Learn 
Master Plan, including the specific goals of “elevating the design and quality of the 
City’s built environment,” and “strengthening identified growth sectors.” 

 
11. The provisions of any applicable Urban Renewal Plan; 

 
The PUD is not located within an Urban Renewal Area. 
 

12. All applicable standards and requirements of this Code;  
 

The PUD amendment complies with all applicable requirements of the Code. 
 

13. The intent and purpose of this Code; and 
 

The PUD amendment is consistent with the stated purposes of the Code to “preserve and 
enhance the value of structures, communities, and neighborhoods,” “to preserve, protect, 
and promote the City’s employment base.” Art. 32, § 2-101. 
 

14. Any other matters considered to be in the interest of the general welfare. 
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For all of these reasons, the Council should approve the proposed PUD amendment. 
 
The City Council must also consider the following additional factors under § 13-203(a)(2): 
 

1. Whether the PUD is in general conformance with all elements of the Comprehensive 
Master Plan, and the character and nature of existing and contemplated development 
in the vicinity of the proposed PUD; 

 
The PUD and the proposed amendment conform to the Comprehensive Master Plan, 
including the specific goals of “elevating the design and quality of the City’s built 
environment,” and “strengthening identified growth sectors.”  Additionally, the proposed 
PUD amendment is consistent with other development in the vicinity. See Exhibit 2. 

 
2. Whether the PUD will preserve unusual topographic or natural features of the land, 

and the design of the PUD will best utilize and be compatible with the topography of 
the land; 

 
While there are no noteworthy topographic or natural features of the subject property, the 
proposed PUD amendment will allow the redevelopment of the site in a manner that is 
compatible with the existing topographic conditions.  

 
3. Whether the physical characteristics of the PUD will not adversely affect future 

development or the value of undeveloped neighboring areas, or the use, maintenance, 
or value of neighboring areas already developed;  
 
The proposed PUD amendment will have minimal adverse impact on any adjacent areas.  
The surrounding area has already been redeveloped, and the purpose of the PUD 
amendment is to allow the redevelopment of a parcel that was not slated for 
redevelopment at the time the PUD was initially created over 20 years ago.  The proposed 
project is designed to be compatible with existing development along the St. Paul Street 
corridor. See Exhibit 2. 
 

4. Whether the PUD will encourage innovative design features or adaptive reuse of 
structures that would not be possible by application of the basic district regulation; and 

 
The PUD amendment will allow the redevelopment of the property in a manner that 
incorporates sustainable design features and will result in a significant reduction in 
impervious surface on the site.  

 
5. Whether the PUD is compatible with any nearby industrial district. 

 
There are no industrial districts located in the vicinity of the site. 

 
Upon consideration of these factors, the City Council must find the following: 
 

1. The use is compatible with the surrounding neighborhood; 
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The proposed uses within the PUD generally are consistent with the underlying zoning 
and other existing uses within the PUD and the surrounding neighborhood.   Providing 
additional student housing options in close proximity to Johns Hopkins University will 
help reduce the impact of students on the surrounding community, and the retention of 
the grocery store is an amenity to all neighborhood residents. See Exhibit 2. 
 

2. The use furthers the purpose of the proposed classification; and 
 
The proposed uses are consistent with the underlying C-2 zoning, which permits student 
housing and retail goods establishments by right.  
 

3. The PUD master plan ensures that there will be no discordance with existing uses. 
 
Existing uses within the PUD were established pursuant to the former zoning code, but 
the proposed use is consistent both with the uses permitted under the PUD and the uses 
permitted by the underlying zoning. See Exhibit 2. 
 

Finally, in order to approve an exception from the district regulations, the City Council must 
consider whether the exception will: 
 

1. Enhance the overall merit of the PUD; 
 
The modest increase in height that the PUD amendment will permit on this block will 
allow the redevelopment of a parcel that was not originally contemplated for 
redevelopment when the PUD was adopted over 20 years ago.  The redevelopment of this 
parcel will be an overall benefit to the PUD as a whole, as demonstrated by the 
enthusiastic support the project has received from the original sponsor of the PUD, the 
Charles Village Civic Association. Exhibit 8. 
 

2. Promote the objectives of both the City and the development; 
 

The objectives of the City and the development are aligned in this PUD amendment, as 
the creation of student housing and the retention of the grocery store will promote 
stability in the neighborhood.  
 

3. Enhance the quality of the design of the structures and the site plan; 
 

The additional height proposed on this site will allow the project to incorporate 
heightened sustainability features and improve the public spaces around the site.  
Notably, the location of trash rooms in the interior of the building will improve 
conditions around the site by removing dumpsters from the alley and reducing the impact 
of vermin.   

 
4. Enable the development to offer environmental and pedestrian amenities; 

 
The project will reduce the impervious surface on the site by 50% from what currently 
exists.  In addition, the creation of outdoor seating areas along St. Paul Street and the 
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public plaza adjacent to the site will be a significant improvement from existing 
conditions. See Exhibit 4. 
 

5. Not cause such an adverse impact on neighboring property so as to outweigh the 
benefits of the development; 

 
Great care has been taken to ensure that the proposed development minimizes any 
adverse impact on adjacent properties.  Extensive study has been undertaken to design the 
building in a sensitive manner, and shade studies have been completed to illustrate the 
impact of the proposed structure on adjacent properties. Exhibit 6; Exhibit 7.  The 
proposed 10’ increase in height beyond what would be permitted will not create any 
materially different impact on surrounding property than a by-right project would.  

 
6. Not negatively affect the value and enjoyment of surrounding property, the provision of 

municipal services, or the flow of traffic;  
 

By widening the alley in the rear of the site, the development will improve traffic 
circulation and loading for the grocery store. See Exhibit 3. 

 
7. Be compatible with the land use policies of the Comprehensive Master Plan;  

 
The proposed uses are compatible with the policies of the City’s Master Plan by 
providing additional housing and employment opportunities within the PUD. 
 

8. Provide a substantial public benefit to the City; and  
 

The proposed amendment will result in several substantial public benefits to the City: 
 
 Retention of a grocery store in Charles Village 
 Widened alley to allow better circulation and loading 
 Internal trash rooms to remove dumpsters from alley 
 Implementation of sustainable design features 
 Enhanced bike parking, reduced street parking 
 Improved public spaces including outdoor seating area and public plaza 

 
9. Allow uses that predominantly match or are compatible with uses allowed in the 

underlying zoning district and the zoning districts of adjacent properties. 
 
The proposed uses are permitted by right in the underlying district and are consistent with 
existing development in the vicinity of the site. See Exhibit 2. 

 
For all of these reasons, the City Council should approve the PUD amendment, including the 
exception to permit additional height on the subject parcel. 
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August 7, 2023 

 

The Honorable Odette Ramos  

City Council Representative, 14th District 

City Hall, Room 505, 100 Holliday Street 

Baltimore, MD 21202 

Odette.Ramos@baltimorecity.gov 

 

    RE: 3115˗21 St. Paul Street Retail/Student Apartments Development,  

       C-1 in North Charles Village PUD  

           Support NCV PUD Major Amendment to Increase Height to 80 Feet    

Dear Councilperson Ramos, 

 

Since September 2021, the Charles Village Civic Association (CVCA) Land Use Committee has 

collaborated with WorkShop, Inc.; Development, MCB Real Estate, LLC; CLD Partners; and Moseley 

Architects to develop plans from early concepts through extensive project revisions reflecting community 

input meetings throughout the planning process. The developers researched the most attractive university 

student apartment format (1˗2 bedrooms) and set back the building line 5-feet on the Hargrove alley to 

allow more efficient utilities, maintenance and delivery operations. New plans increased set-backs on 

upper floors to lighten the height impact on all elevations.  Importantly, the development retail maintains 

a small-scale local grocery store, STREETS Market, in the former Eddie’s location since the 1950s. 

 

On July 25, CVCA sponsored a Special Community Input Meeting for presentation of the new plans that 

lowered the building one floor to 80 feet. The two-hour meeting allowed the audience of 70 people to ask 

questions of the developers and architects.  The response was positive with only a few still not wanting 

increased height at that location, understanding that 68-feet is the established height in a C-1 District. 

 

The Charles Village Civic Association supports the request by the developers for a Major Amendment to 

increase the height of the new 3115-21 Retail/Student Apartments Development to 80 feet.  The Land Use 

Committee looks forward to working with the developers as their plans proceed through Baltimore City 

design approvals, building permits and construction planning. 

   

Sincerely, 

 

George Helfrich, President 

president@charlesvillage.net 

cc: Doug Schmidt, WorkShop, Inc. 

      Josh Neiman, MCB Real Estate, LLC 

      Chris Mfume, CLD Partners 

      Tom Liebel, FAIA, LEED Fellow, Moseley Architects 

mailto:president@charlesvillage.net
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March 28, 2024 

 

The Honorable Sharon Middleton, Chair 

Economic and Community Development Committee 

City Hall, 5th Floor, Baltimore, MD 21202 

sharon.middleton@baltimorecity.gov 

 

Re: CC Bill 23-0432 Rezoning 3301 St. Paul Street & 3311‒27 St. Paul Street to C-1 from R-8  

 

In 1996, the North Charles Village PUD was established following recommendations in the Greater 

Charles Village Master Plan to enhance the community retail area along St. Paul Street. Success of the 

Charles Village retail district is attributable to the transformation of the original R-8, 9 and 10 Zoning in 

the PUD District to Commercial Zoning C-1.  During the 2014‒17 Transform Baltimore Zoning Code 

legislative process, the Charles Village Civic Association highly recommended rezoning the adjacent 

3300 block eastside St. Paul Street to C-1.  

 

To correct this particular lapse in alignment with the City Zoning Code (Transform Baltimore) adopted in 

2018, CC Bill 23-0432 will rezone the east side of the 3300 block St. Paul Street to C-1 from R-8.  

Commercial C-1 classification will allow the two-story 1920s brick rowhouses to be converted to 

commercial uses at the owners’ discretion. At last, C-1 zoning will extend the success of the Charles 

Village Retail Center north of 33rd Street and offer retailing opportunities for small local businesses in 

these row houses similar to Hampden’s W. 36th Street.  In addition, changing the JHU Bradford 

Apartment Building, 3301 St. Paul Street, to C-1 will allow more flexibility in usage for the 100-year-old 

traditional retail spaces in the basement.    

 

The Charles Village Civic Association strongly supports the approval of CC Bill 23-0432. 

 

Sincerely, 

 
Kevin Macartney, President 

 

cc:  City Council Representative Odette Ramos, District 14 

       Chris Ryer, City Planning Department 

       Al Barry, AB Associates for 3300 block St. Paul Street property owners 

       Chris (Harkesh) Sharma 

       Caroline Hecker, Rosenberg Martin Greenberg 

       Sandy Sparks, Chair, CVCA Land Use Committee & NCVPUD Design Review Committee 
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March 28, 2024 

 

The Honorable Sharon Middleton, Chair 

Economic and Community Development Committee 

City Hall, 5th Floor, Baltimore, MD 21202 

sharon.middleton@baltimorecity.gov 

 

Re: CC Bill 23-0433 amend the North Charles Village PUD to modify the allowable height up to 

80 feet for the C-1 development at 3115‒3119 Saint Paul Street, 3121 Saint Paul Street 

 

Following recommendations in the Greater Charles Village Master Plan, the North Charles Village PUD 

(est. 1996) successfully continues adding community retail area along St. Paul Street and enhancing the 

surrounding quality of life. The CVCA Land Use and NCV PUD Design Review Committees offered 

constructive input at numerous planning meetings for the proposed retail/residential development at 

3115‒21 St. Paul Street, replacing the 1920s Eddie’s Market and 1960s Bank of America Building. 

 

This new development requires additional height up to 80 feet in order to accommodate both the first- 

floor retail and 7 floors above for apartments especially designed for Johns Hopkins University students.  

A 5-foot setback in Hargrove Street will allow better access for deliveries, trash removal and entrance to 

the basement garage.  To soften the 80 foot-height on all four sides, Mosely Architects created handsome 

upper-story set-backs for the high-quality brick structure (see PDF attached). The streetscape on St. Paul 

and 32nd Street will welcome pedestrians to the retail stores.  Building management will also maintain the 

Charles Village community right-away space between 3115 and 3117 St. Paul. 

     

The Charles Village Civic Association strongly supports the approval of CC Bill 23-0433. 

 

Sincerely 

 
Kevin Macartney, President 

 

cc:  City Council Representative Odette Ramos, District 14 

       Chris Ryer, City Planning Department 

       Doug Schmidt, WorkShop Development 

 Chris Mfume, The Civic Group  

       Caroline Hecker, Rosenberg Martin Greenberg 

       Sandy Sparks, Chair, CVCA Land Use Committee & NCVPUD Design Review Committee 

 













ATTACHMENT C 

Baltimore City Council  

 Certificate of Posting - Public Hearing Notice 

 

 Email to:  Natawnab.Austin@baltimorecity.gov 

 Mail to:  Baltimore City Council; c/o Natawna B. Austin; Room 409, City Hall; 100 N. Holliday Street; Baltimore, 

MD 21202 

Today’s Date: [3/2/2024]   

City Council Bill No.:  23-0433        

 

 (Place a picture of the posted sign in the space below.) 

Address:  East 32nd ST Hargrove Street Frontage 

Date Posted: March 2, 2024 

Name:  Martin Ogle 

 

Address: 9912 Maidbrook Road Parkville Md, 21234   

 

Telephone:  443-629-3411 
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Address:  East 32nd ST  & St. Paul  32nd Street  Frontage 

Date Posted: March 2, 2024 

Name:  Martin Ogle 

 

Address: 9912 Maidbrook Road Parkville Md, 21234   

 

Telephone:  443-629-3411 
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 (Place a picture of the posted sign in the space below.) 

Address:  East 32nd ST  & St. Paul  32nd Street  Frontage 

Date Posted: March 2, 2024 

Name:  Martin Ogle 

 

Address: 9912 Maidbrook Road Parkville Md, 21234   

 

Telephone:  443-629-3411 
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 Certificate of Posting - Public Hearing Notice 
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 Mail to:  Baltimore City Council; c/o Natawna B. Austin; Room 409, City Hall; 100 N. Holliday Street; Baltimore, 

MD 21202 
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City Council Bill No.:  23-0433        

 

 (Place a picture of the posted sign in the space below.) 

Address:  East 32nd ST  & St. Paul   St. Paul  Street  Frontage 

Date Posted: March 2, 2024 

Name:  Martin Ogle 

 

Address: 9912 Maidbrook Road Parkville Md, 21234   

 

Telephone:  443-629-3411 
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