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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 PLANNING COMMISSION 

FROM: CAROLINE L. HECKER  
ADAM D. BAKER 

CC:  2501-13, 2515, AND 2525 W. FRANKLIN STREET AND 330 N. WARWICK  
AVENUE (COLLECTIVELY, THE “PROPERTY”) 

RE:  CCB # 18-0299 – REZONING OF 2501-13, 2515, AND 2525 W. FRANKLIN  
STREET AND 330 N. WARWICK AVENUE PROPOSED FINDINGS OF  
FACT   

DATE:  NOVEMBER 29, 2018 

The City Council has the authority to change the zoning classification of a property as part 
of a comprehensive rezoning process or upon a finding that there was either 1) a substantial change 
in the character of the neighborhood where the property is located, or 2) a mistake in the existing 
zoning classification.  MD. CODE ANN., Land Use § 10-304(b)(2); Baltimore City Code, Article 32 
– Zoning § 5-508(b)(1).  Here, there was a mistake in the 2017 rezoning of the property as C-2 and 
I-1 in that the City Council did not consider the trend in development along this portion of W. 
Franklin Street towards large scale retail and shopping center development and away from smaller 
scale retail development and industrial uses which are no longer consistent with the area.  This 
mistake should be corrected by rezoning the Property to C-3.  

In connection with the finding that there was a mistake in the existing zoning classification, 
both Section 5-508(b) of the Zoning Code and Section 10-304 of the Maryland Land Use Article 
require the City Council to make findings of fact that address:  

(i) Population Change 

• The American Community Survey produced by the Census Bureau estimates 
that the population for the Census tract containing the Property has decreased 
since the 2010 census from 2,969 to 2,968 people in 2013. 

(ii) The availability of public American Community Survey facilities;  

• There are adequate public facilities to serve the Property. To the extent that 
additional utilities are required, the developer will install such facilities as part 
of the redevelopment of the site.  

(iii) Present and future transportation patterns;  
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o The Property is located on the southwest corner of the intersection of W. 
Franklin Street and N. Warwick Avenue, approximately two blocks west of the 
West Baltimore MARC Station. Access to the Property is provided directly 
from W. Franklin Street and from N. Warwick Avenue.  The proposed rezoning 
of the Property to permit the commercial redevelopment will not have a 
negative impact on the transportation patterns of the area surrounding the 
Property.  

(iv) Compatibility with existing and proposed development for the area;  

• Per Section 10-205(a)(1) of the Zoning Code, the C-3 Zoning District is 
“intended for more intensive commercial uses and key commercial nodes that 
require additional controls, particularly for shopping centers and larger retail 
establishments.”  The existing buildings on the Property are too old and ill-
suited to serve the needs of modern commercial users.  The proposed 
development of the Property is in line with the intent of the C-3 Zoning District.  
It is also in synch with the vision for the area articulated in the West Baltimore 
MARC Station Area Master Plan, which calls for “large scale economic 
development” and a “transition from primarily industrial to more mixed-use 
character” for the area in which the property is located.  West Baltimore MARC 
Station Area Master Plan, pp. 4 and 6.   

(v) The recommendations of the Baltimore City Planning Commission and the Board 
of Municipal and Zoning Appeals; 

• For the above reasons, we request the Baltimore City Planning Commission 
recommend the rezoning of the Property to C-3.  The Board of Municipal and 
Zoning Appeals has not yet commented on this bill, and will do so separately.  

(vi) The proposed amendment’s consistency with the City’s Comprehensive Master 
Plan. 

• The City’s LiveEarnPlayLearn Master Plan specifically identifies the need to 
“promote active, well-defined places near transit stations so as to create 
amenities” for transit riders and the surrounding community.   Comprehensive 
Master Plan, Appendices, p. 209.  The current zoning on the Property does not 
allow for the type and intensity of development which is envisioned for this 
area both in the Comprehensive Master Plan as well as the West Baltimore 
MARC Station Area Master Plan.   

o The proposed rezoning of the Property to C-3 will allow for the 
redevelopment of the Property for commercial uses including a 
redesigned McDonald’s restaurant and one or two additional retail 
establishments.  

• Moreover, the Zoning Code itself indicates that the C-3 Zoning District “is 
intended for more intensive commercial uses and key commercial nodes that 
require additional controls, particularly for shopping centers and larger retail 
establishments.” § 10-205(a).  
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o This type of zoning is appropriate for the Property as it is in close 
proximity to the West Baltimore MARC station and will accommodate 
the redevelopment of the Property with the new McDonald’s restaurant 
and other retail uses.  

Section 5-508(b)(3) of the Zoning Code also mandates that additional standards be 
considered for map amendments:   

(i) Existing uses of property within the general area of the property in question; 

• The Property is located on the south side of W. Franklin Street in an area that 
was formerly industrial, but beginning to be converted to more mixed-use in 
character.   There is an existing fuel service station to the east of the Property 
on the other side of N. Warwick Street which is zoned TOD-2.  To the north 
of the Property across W. Franklin Street is the Rosemont neighborhood, 
which predominately consists of R-7 zoning.  There are several commercial 
retail uses to the east and west of the Property on W. Franklin Street (Crazy 
Down Home Chicken and Seafood, CVS, 7-Eleven, Price Busters Discount 
Furniture).  In addition, 300 North Warwick, which is located directly to the 
south of the Property, is currently being redeveloped from a warehouse to an 
80-unit mixed income apartment building.  Lastly, the American Ice Co. 
building located at 2100 W. Franklin Street was recently awarded the 
Heritage Structure Rehabilitation Tax Credit by the Maryland Historic Trust 
to redevelop the dilapidated property.  The redevelopment plans include 
converting the building to a mixed-use space with an art gallery, restaurant 
and event space.   

(ii) The zoning classification of other property within the general area of the property 
in question; 

• The Property is surrounded by a mix of industrial, commercial, residential and 
mixed-use zoning.  Directly to the south and west of the property lies a large 
swath of I-1 zoning.  The residential neighborhood across W. Franklin Street 
from the Property is zoned R-7.  Directly to the east of the Property is TOD-2 
zoning.  In addition, there are several C-2 zoned properties along W. Franklin 
Street.  The proposed C-3 zoning is consistent with the blend of zoning in the 
area and it permits the type of development envisioned in both the City’s 
Comprehensive Master Plan as well as the West Baltimore MARC Station 
Area Master Plan.  

(iii) The suitability of the property in question for the uses permitted under its existing 
zoning classification; and 

• The Property is currently zoned C-2 and I-1.  The C-2 zoning “is intended for 
areas of small to medium scale commercial use, typically along urban 
corridors, that are designed to accommodate pedestrians and, in some 
instances, automobiles.”  The I-1 zoning “is intended to provide for a wide 
variety of light manufacturing, fabricating, processing, wholesale distributing, 
and warehousing uses.” The Property is along a stretch of W. Franklin Street 
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which is proposed to “transition from primarily industrial to more mixed-use 
character.”  West Baltimore MARC Station Master Plan, p. 6.  The area and 
the Property are unable to make this transition under the current zoning.   

(iv) The trend of development, if any, in the general area of the property in question, 
including changes, if any, that have taken place since the property in question was 
placed in its present zoning classification.  

• The Property was placed in its present zoning classification when Transform 
Baltimore became effective on June 5, 2017. The general trend of development 
in the vicinity has been with residential, commercial and mixed-use 
development.  300 North Warwick, directly to the south of the Property, is 
currently being redeveloped from a warehouse to a $22 million mixed income 
apartment building with 80 units.  In addition, the American Ice Co. building 
located at 2100 W. Franklin Street was recently awarded an historic tax credit 
to redevelop the existing building on the property to a mixed-use space with an 
art gallery, restaurant and event space.   
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