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REQUEST:  City Council Bill #16-0734/ Rezoning – Certain Properties in the Remington 

Central Business Area 

 

RECOMMENDATION: Approval and Adoption of the Staff Report, including the 

Staff’s proposed finding that the rezoning of each of the properties at issue in 

CC Bill 16-0734 is in the public interest and not solely for the interest of the 

applicant.    

 

STAFF: Tamara Woods and Reni Lawal 

 

PETITIONER(S):  Greater Remington Improvement Association 

 

OWNER: Multiple Owners 

 

SITE/GENERAL AREA 

General Area:   

The study and proposed multiple property rezoning is located in the Remington neighborhood 

of North Baltimore.  The neighborhood has a mix of residential, business and industrial zoning.   

The neighborhood contains a mix of uses and development types, including two and three-

story rowhouses, multi-family buildings, offices, restaurants, auto servicing garages, as well as, 

other industrial uses.    

 

Site Conditions:   

The Planning Commission previously reviewed and adopted a Zoning and Land Use Study 

dated August 6, 2015 for the Remington neighborhood, attached as Appendix 1.  The proposed 

rezoning is for multiple properties, 28th Street and south, that were purpose-built to include a 

commercial use. The lots are improved with existing structures that historically were built to 

have a ground floor commercial use and a residential unit above. The properties are on 

Huntington Avenue, Lorraine Avenue, West 27th Street and Miles Avenue.   
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HISTORY 

 On August 6, 2015, the Planning Commission Adopted the Zoning and Land Use Study in 

the Remington Central Business Area. 

 On November 9, 2015, the Mayor signed City Council Bill #15-0542 Rezoning- Multiple 

Properties in the Remington Central Business Area into law.  

 

CONFORMITY TO PLANS 
The City’s Comprehensive Master Plan (the “CMP”) was last reviewed and revised on July 9, 

2009. This document is not so specific as to contain recommendations for the land use or 

zoning of properties in the Remington neighborhood.  However, the proposed rezoning is 

consistent with the general goals and objectives of the Baltimore City Comprehensive Master 

Plan, specifically:  

 

 LIVE Goal 1: Build Human and Social Capital by Strengthening Neighborhoods; 

Objective 2: Strategically Redevelop Vacant Properties throughout the City, page 72 of 

the CMP.  Rezoning the subject properties from residential to commercial will assist 

the neighborhood’s ability to reclaim vacant, partially vacant, or at risk of being vacant 

or partially vacant properties, stem the risk of blight from these under-utilized 

properties, and satisfy a need for additional small-scale commercial uses in an up and 

coming area.   

 LIVE Goal 2: Elevate the Design and Quality of the City’s Built Environment; 

Objective 3: Promote Transit Oriented Development (TOD) and Mixed-use 

Development to Reinforce Neighborhood Centers and Main Streets, page 73 of the 

CMP.  These proposed rezonings would not constitute transit-oriented development.  

However, by rezoning twelve corner properties along what are otherwise residentially-

zoned blocks, the proposal would create mixed-use with residential zoning category in 

a manner similar to the way in which the examples of recent development in 

Remington to be discussed later in this report, including the Miller’s Court and 

Remington Row projects, have changed the character of the neighborhood to a place 

where residential, commercial, and at times, office uses are more closely connected and 

combined.       

 PLAY Goal 2: Improve Nightlife, Entertainment and Recreation Experiences for 

Residents and Visitors; Objective 2: Promote Unique Retail Venues as Shopping and 

Tourist Destinations, pages 129-130 of the CMP.  Although we do not believe that the 

rezoning of these twelve properties will result in a true form of shopping or tourist 

destination in that the proposed commercial uses as small shops or restaurants will be 

small-scale, the proposal will promote the kind of eclectic and walkable retail that 

previously spurred the redevelopment that had taken place in the Hampden 

neighborhood.    
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ANALYSIS 

 

Background 

 

On November 9, 2015, the Mayor signed into law as Ordinance 15-426 what had been 

introduced as City Council Bill #15-0542 Rezoning- Multiple Properties in the Remington 

Central Business Area. This bill was for the same rezoning of multiple properties as in current 

City Council Bill #16-0734 with the exception of 2600 and 2602 Huntingdon Avenue (these 

were amended out before Ord. 15-426 was enacted).  Two opponents to Ord. 15-426 filed a 

Petition for Judicial Review in Case No. 24-C-15-006204 in the Circuit Court challenging the 

validity of Ordinance 15-426.  On July 8, 2016, the Honorable Jeffery M. Geller signed an 

Order reversing and remanding the matter to both the Planning Commission and the Board of 

Municipal Zoning Appeals (the “BMZA”) make certain additional findings, and to the 

Baltimore City Council to make certain additional findings.  A copy of the Order is attached 

below as Appendix 2.  The City was prepared to undertake remand proceedings so as to make 

the additional findings ordered by the Circuit Court when the opponents noted an appeal of the 

case to the Court of Special Appeals.     

 

The applicant for current CC Bill 16-0734, the Greater Remington Improvement Association 

(“GRIA”), with the support of the owners of the twelve properties, desiring to move forward 

now, has recently made a new application for the piecemeal rezoning of the same twelve 

properties.  Pursuant to Section 10-304 (3) of the Land Use Article (“LU”) of the Md. Code, 

“the City Council may not allow the filing of an application for a reclassification of a tract or 

parcel of land for which a reclassification has been denied by the City Council on the merits in 

the 12 months before the date of the application.”  Similarly, under Section 16-201 (b) of the 

Baltimore City Zoning Code (the “Zoning Code”), “a bill proposing a change in the zoning 

classification of any property may not be introduced at any time within 12 months after the 

City Council has denied the same reclassification of the same property on the merits.”   

Because the City Council did not deny the earlier application for the rezoning of the twelve 

properties in CC Bill 15-0542, these provisions of the LU Article and the Zoning Code do not 

constitute a prohibition with regard to this current application for the piecemeal rezoning of 

these properties in CC Bill 16-0734.   

 

Nonetheless, the Planning Commission, the BMZA, and the City Council are required to abide 

by the requirements as set forth in Judge Geller’s Order in Case No. 24-C-15-006204 as action 

is taken on Bill 16-0734.  To fulfill this obligation, the Planning Department has undertaken 

additional research and analysis beyond that conducted previously for CC Bill 15-0542. In 

particular, we have added the following:  

 

A) We now include below a specific proposed finding for the Planning 

Commission to adopt under Section 16-305 (b) of the Zoning Code that the adoption of the 

twelve rezoning authorizations as proposed in the new Bill are in the public interest and not 

solely for the interest of the applicant.   
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B) We also address more completely for the benefit of the City Council the 

considerations the Council will be required to address under Section 10-304 (b) (1) of the Land 

Use Article when the Land Use and Transportation Committee considers CC Bill 16-0734.   

 

C) Finally, also for the benefit of the City Council, we address the issue of 

substantial change in the character of the neighborhood under Section 10-304 (b) (2) of the LU 

Article so as to justify the rezoning of the twelve properties by considering this issue from the 

time of the last comprehensive rezoning of these properties in 1971, which is the relevant 

framework to consider change in the neighborhood as noted in the case of Prince George’s 

County v. Zimmer, 444 Md. 490 (2015).   

 

City Council Bill #16-0734 

 

City Council Bill #16-0734 is for a proposed multiple property rezoning.  The existing 

properties are zoned R-7, R-8 or R-9 and are all proposed to be rezoned to B-1-2. They are 

located in the southern portion of the Remington neighborhood at 28th Street or south.  The bill 

does not include any parcels above 28th Street.   

 

In completing its analysis, the Department of Planning Staff not only studied the request based 

on the Maryland Land Use Article and the Baltimore City Zoning Code, but also the character 

of the neighborhood and the proposed zoning category. As stated previously, the zoning and 

land use study showed that the neighborhood has a wide mix of zoning categories and land 

uses throughout the neighborhood.  The residential zones are high density and are 

characterized by a dense rowhouse block configuration with groups often ending with corner 

store properties.  Traditionally these were occupied with businesses on the ground floor and 

residences above. If these properties are residentially zoned, operating businesses are 

considered non-conforming uses. The following is the analysis for each parcel in the rezoning 

bill of the relevant sections of the Maryland Land Use Article and Baltimore City Zoning 

Code. 
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2623 Huntingdon Avenue 

2623 Huntingdon Ave is a 2623 ft.2 parcel that sits at the corner of Huntingdon Ave and W. 

Lorraine St. It is improved with 1989 ft.2 two story structure.  

 

Prior to the 1970s, 2623 Huntingdon Ave. was used as apartments and a commercial space. 

Since the early 1970s, after the city’s last comprehensive zoning in 1971, this property has 

been used solely for residential purposes, but there have been many appeals over the decades to 

reestablish a commercial use on the 1st floor.  

 

This property is located one block west of Miller’s Court (2009), a redevelopment of a 

manufacturing building into 40 residences and office space and a half block north of 2600 N. 

Howard St. (2014), a former tire shop that now houses a restaurant/butcher shop, non-profit 

office space and a theater. It is also a short distance from the now stalled 25th Street Station 

PUD and the Remington Row PUD. The first building of the Remington Row PUD, 2700 

Remington Ave., to come online includes over 100 apartments and ground floor retail and 

office space.  

 

Maryland Land Use Article, § 10-305- Rezoning Standards for Review 

 
According to Maryland Land Use Article, Division I, Title 10 (Baltimore City Zoning), any 

proposed zoning changes must be referred to the Baltimore City Planning Commission and to 

the Board of Municipal and Zoning Appeals (BMZA), which must study the proposed changes 

in relation to the Plan, the needs of Baltimore City and the needs of the particular 

neighborhood in the vicinity of the proposed changes. The rezoning standards as set forth in 

Section 10-305 (a) (2) below are germane to each of the parcels.  

 

Land Use Article, § 10-305. Changes to boundaries of districts or zones, MD LAND 

USE § 10-305 (a) (2) The Planning Commission and the Board shall: 

(i) study the proposed changes in relation to: 

1. the plan; 

2. the needs of Baltimore City; and 

3. the needs of the particular neighborhood in the vicinity of the proposed changes; and 

(ii) report their findings and recommendations to the Mayor and City Council. 

 

1. The plan  
The Baltimore City Comprehensive Master Plan is not so specific as to recommend land use 

and/or zoning changes for the properties in question. But as stated previously, this request is in-

line with the goals and objectives of LIVE EARN PLAY LEARN to redevelop vacant 

properties, promote unique retail venues, and create additional opportunities for mixed-use 

which is the direction of change in Remington. 
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2. The needs of Baltimore City 

The proposed B-1-2 zoning district supports the City’s master plan to strengthen 

neighborhoods, strategically redevelop vacant properties throughout the City, to promote 

unique retail venues, and create additional opportunities for mixed-use which is the direction of 

change in Remington.    

 

3. The needs of the particular neighborhood in the vicinity of the proposed changes 

The proposed B-1-2 zoning district also supports the specific neighborhood needs to provide 

for additional commercial uses in the area by creating a mixed-use walkable neighborhood that 

allows people to live, work and play in the same neighborhood while expanding the small 

business opportunities. On August 6, 2015, the Planning Commission adopted the Zoning and 

Land Use Study in the Remington Central Business Area (Appendix 1).  

 

Over the past several years the Department of Planning staff has been working with several 

stakeholders on a neighborhood plan for the Remington neighborhood.  Though the plan is still 

in process, one of the visions for the neighborhood expressed by many stakeholders is to have a 

walkable, mixed-use neighborhood that could include either new construction or reuse of 

vacant properties.  

 

In addition, the City is undergoing a comprehensive rezoning process, which includes new 

zoning categories and map recommendations. The Zoning and Land Use Study was based on 

the neighborhood plan work and was completed by staff to assess the existing multiple zoning 

categories and land uses, as well as the TransForm recommendations for the neighborhood. 

This neighborhood-wide study also documents several larger development projects and 

proposals, as well as, allows staff to better understand the adjacencies of the multiple land uses 

that exist within Remington.  Further, the study considers many smaller parcels and identifies 

opportunities for rezoning and land use changes for these parcels, consistent with a residential, 

mixed-use community. 

 

Delineation of the Neighborhood 

The first step in considering whether there is a substantial change in the character of the 

neighborhood such as to justify a piecemeal rezoning request is to define or delineate the 

relevant neighborhood.  The following maps represent what we believe constitutes the relevant 

neighborhood for Remington.  The neighborhood boundaries, as shown in the map below, are 

based a Neighborhood Statistical Areas (a Census Geography).  We use these boundaries for 

statistical analysis and for general definitions of neighborhoods.  For planning purposes, these 

boundaries include both sides of a boundary street.  In addition, the Planning Department will 

use broader areas than just a neighborhood to evaluate impact and change to a neighborhood.  

Changes that happen in one neighborhood may have substantial impact on an adjacent 

neighborhood 

 

As shown in the zoning and land use map on the following page, the Remington neighborhood 

has a mixture of zoning categories, including M-2-2, M-1-2, B-3-2, B-2-2, R-9, R-8, R-7 and 

R-6. The very nature of this mix in zoning category exemplifies the mix of land uses that in 

some cases predated the existing zoning code and are present in the neighborhood today. 
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The study showed that throughout the dense residentially zoned area and along major streets 

such as 28th Street, Huntingdon Avenue and Howard Street, there were many vacant storefront 

properties.  Though there has been some larger scale redevelopment and reoccupation of 

vacant homes, many storefront buildings, unless occupied with non-conforming uses or 

converted to residential, remain vacant.  Given the vision to create a dense walkable 

neighborhood the zoning and land use study recommends that these properties be rezoned in 

phases.  In addition, TransForm Baltimore also anticipated the reuse of the parcels for 

commercial use by a combination of neighborhood commercial conditional use and C-1 

zoning.  To address the corridors TransForm Baltimore also recommends downzoning some of 

the properties that are currently B-3-3 to the future C-1 which is a main street category.   

 

Overall, the study revealed that there is a healthy mix of land uses that lend themselves to a 

vibrant Remington in which one could actually live, work and play.  There are some zoning 

changes that will help further the goal of solidifying Remington as a walkable neighborhood 

that provides more services for the residents that live there and the surrounding areas. 

 

Maryland Land Use Article 10-304 (b)(1) and 10-304 (b)(2)  -Findings of 

Fact and Substantial Change 
 

Once the Planning Commission and BMZA report their findings and recommendations to the 

Mayor and City Council, the City Council shall make the following findings of fact for each 

property in City Council Bill #16-0734.  The Department of Planning Staff includes proposed 

Findings of Fact in this staff report, which the City Council may adopt.  The information 

outlined in this section was used to evaluate as to whether or not the proposed rezoning is in 

the interest of the public. The statute regarding the findings of fact is as follows: 

 

Land Use Article, § 10-304. Zoning regulations--Amendment, repeal, and reclassification, 

MD LAND USE § 10-304 

 

10-304 (b)(1) If the purpose and effect of a proposed map amendment is to change the 

zoning classification of particular property, the City Council shall make findings of fact 

that address: 

(i) population change; 

(ii) the availability of public facilities; 

(iii) present and future transportation patterns; 

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

(v) the recommendations of the Baltimore City Planning Commission and the Board; and 

(vi) the relationship of the proposed amendment to Baltimore City's plan. 

 

Below is the plat map included in the bill, which shows the location of each parcel and the 

Findings of Fact for each parcel included in the bill. 
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1. Population change- The Remington neighborhood has experienced many fluctuations 

in population since 1971.  The table below shows the population counts in Remington 

from the decennial Census since 1970. 

 

Remington Population Counts - 

Decennial Census (Census Tract 1207) 

1970 3,842 

1980 3,179 

1990 2,894 

2000 2,308 

2010 2,476 

 

 

As you can see, since 1970, the neighborhood experienced a steady decline in 

population, but in 2000, the population hit the lowest point of that period and began to 

trend upwards. Between the 2000 and 2010 Census periods there was a 6.8% 

population increase, which translates into 157 additional residents within Remington in 

the last 10 years. 

2. Availability of public facilities- The properties are well served by City services, with no 

expected impacts as a result of this rezoning.  There is no new construction proposed 

for this parcel.  Given the size of this parcel we, do not expect there to substantial 

changes or upgrades to the existing public infrastructure. 

3. Present and future transportation patterns- The existing transportation pattern of this 

area is not expected to change as a result of this rezoning.  Currently, there are no major 

street configurations proposed as a result of this rezoning.  The property is currently 

served by either bus, automobile, bicycle or pedestrian.  This is expected to be the 

future transportation pattern, no change from the impact of this rezoning.  All newly 

established uses will have to work with the Zoning office to determine the required 

parking as some may be eligible for a parking credit because the buildings were 

established prior to 1971 and provided no parking.  The lot sizes of the parcels in this 

rezoning proposal are relatively small and parking requirements, if any, would be 

minimal.  Though the exact future impact is not known at this time, some parts of 

Remington have Residential Permit Parking that restricts parking from 7 am to 7 pm. 

For those residential streets that do not have RPP, residents could work with the 

Parking Authority of Baltimore City (PABC) to potentially expand the program within 

the neighborhood. 

4. Compatibility with existing and proposed development for the area- The rezoning 

proposal will allow for development that is consistent with the existing small scale 

commercial establishments which exist throughout the Remington neighborhood.  It 

will also allow for business that complement and serve the many industrial business and 

residents in the area. Also, the proposal is consistent with proposed development in the 

area which typically consists of mixed-use, residential, commercial, and office uses.   
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5. Recommendations of the Baltimore City Planning Commission and the BMZA- For the 

above reasons, the Planning Department will recommend approval of the rezoning 

request to the Planning Commission. The BMZA has not yet commented on this bill. 

6. Relationship of the proposed amendment to Baltimore City's plan- As mentioned 

above, the proposed zoning changes are compatible with LIVE EARN PLAY LEARN, 

the City’s Master Plan.  

 

The City Council may grant the amendment to change the zoning classification based on a 

finding that there was either a substantial change in the character of the neighborhood where 

the property is located, or that there was a mistake in the existing zoning classification. In this 

case, the neighborhood is undergoing substantial change in character that is a reflected in the 

Planning Department analysis below.  

 

Land Use Article, § 10-304 (b) (2)-.Supporting Rezoning Based on Substantial Change in 

Character of the Neighborhood 

 

The State of Maryland Land Use Article, § 10-304. Zoning regulations--Amendment, repeal, 

and reclassification, MD LAND USE § 10-304 allows for the following: 

 

10-304 (b) (2) The City Council may grant the amendment to change the zoning 

classification based on a finding that there was: 

(i) a substantial change in the character of the neighborhood where the property is 

located; or 

(ii) a mistake in the existing zoning classification 

 

The justification for this parcel rezoning is based on substantial change in the neighborhood. 

Substantial Change in the character of the neighborhood can come from many sources.  The 

easiest to see if the physical construction of new buildings or the adaptive reuse of buildings.  

In the case of Remington, the change, not only includes those things, but the nuance of policy 

and the land use shifts that have occurred even within a property that may not have had a 

zoning change.  These subtle changes can cumulatively reflect the neighborhood character 

change that you see on the ground in the Remington neighborhood.   

 

Often times people confuse zoning and land use.  They are two different things.  The zoning 

category allows for the breadth of permitted or conditional uses on a parcel.  At any given time, 

a property owner could opt to apply for permits to use the property for any of the allowable 

land uses.  As shown in the adopted land use study, the Remington neighborhood has had a 

variety of zoning categories since 1971. Though the zoning itself has not changed often within 

the neighborhood, the land uses on the ground have changes through the years.  These changes 

have caused the character of the neighborhood to substantially change.  Both M-2 and B-3 

zoning categories are present in the Remington neighborhood.  These two categories are 

example of categories that have a breadth of land uses that can operate within its allowable 

zoning, but by merely changing land uses can alter the character of the neighborhood in a 

profound way. 
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Remington was built as a neighborhood with many industrial buildings with rowhouses often 

capped at the end of blocks with a rowhome that had a corner store configuration on the ground 

floor.  The industrial buildings were used for manufacturing and industrial uses (jobs) and the 

rowhouses for housing the families.  The corner store properties provided goods and services 

within the neighborhood.  As shown, the population at the time of the 1971 Zoning Code began 

to show steady decline until 2000.  The heavy industries moved out of the city, thus jobs began 

to leave.  As people left the neighborhood, then some of the corner stores began to close.  This 

shift caused a substantial change in neighborhood character.  

 

In 2000 the population slowly began to increase.  Over the past 16 years the popularity of the 

neighborhood as begun to rise.  Some of the former commercial and industrial areas became 

prime for residential or mixed use spaces.  In addition, some of the vacant industrial buildings 

switched from heavier industrial uses to more benign office commercial spaces or warehouse 

uses or were even adapted to neighborhood amenities, such as a garden center or restaurants.   

 

With this new found population growth the desire for more walk to services was back on the 

rise. In 2010, there was a major policy change that began to hinder the upward growth. In 

addition, the physical redevelopment and demand that the population growth was causing yet 

another substantial change in neighborhood character since 1971.  

 

Policy Change: City Zoning Code Text Amendment Highlighted the Need For Rezoning   

 

In 2010, the was a major policy shift in the  Zoning Code of Baltimore City that made it much 

harder for residentially zoned properties that could prove their past commercial land use to be 

re-occupied with a commercial land use.  Prior to 2010, the zoning code allowed for 

continuance or reestablishment of non-conforming uses. In 2010, the existing Zoning Code 

was amended to include stricter language regarding the discontinuance and abandonment of 

non-conforming uses.  The zoning code as amended does not allow a non-conforming use to be 

reestablished on the property if it has been discontinued for 12 consecutive months. At this 

point the nonconforming use status of the property will go away unless the zoning of a 

property is changed from a residential category to a commercial category.  The net effect of 

this 2010 amendment on properties with corner stores or non-residential purpose-built 

structures in residential zones is that they run the risk of losing their non-conformity and 

becoming vacant if they are not converted to use allowed in the residential zoning category. If 

left vacant they could become a blighting influence on the neighborhood. As shown in a 

previous chart, many of the parcels included in this rezoning bill are now indeed vacant.  

 

The B-1 zoning district is a neighborhood business district designation.  The permitted use list 

provides for a variety of residential, office and commercial uses that are suitable for smaller 

scale locations and streets.  This category does not include uses allowed in higher-density 

commercial categories such as liquor stores and taverns.  The allowable massing is governed 

by a Floor Area Ratio (FAR) of 2.5.  No front, rear or street corner setbacks are required.  No 

interior side yard setbacks are required, but if one is provided, it must be at least 10 feet. 
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The 2010 text amendment discussed above highlighted the need for the rezoning of these 

properties due to the shift of the neighborhood to mixed-use.    Before the text amendment, the 

need for the rezoning was not as pressing because the non-conforming commercial uses could 

be reestablished.  Now that this is not possible, and because of the separate change in the 

character of the neighborhood, the need to rezone these properties in keeping with the change 

is more obvious.    

 

The Remington neighborhood is undergoing substantial change with the reuse of some of the 

former industrial buildings and two major redevelopment proposals in the neighborhood: 

 

Major Projects That Lead to Substantial Change 

 

Adaptive Reuse/Conversion of Existing Industrial Buildings   

 

 2600 North Howard Street – In 2013, a former tire 

shop began renovations to become a mixed-us 

project that now houses a butcher shop, restaurant, 

and theater space. 

 

 

 

 2601 North Howard Street- In 2009, the former 

Census Building was redeveloped into Miller’s 

Court, a mixed-use development that features over 

30,000 square feet in office space and 40 

apartments. 

 

 

 

 2800 Sisson Street- In 2007, this former 

broom factory was converted to a garden 

center.  This use does not occupy the 

entirety of the building, giving room for 

future expansion or additional uses. 
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New Construction  

 

 Remington Row (both pictures to the right) – Now 

under construction, the recently approved Remington 

Row Planned Unit Development (PUD) at 2700 

Remington Avenue, is a mixed-use development that 

aligns with the existing mixed-use, neighborhood-

commercial character of the Remington 

neighborhood.  This PUD is 4.2 acres and is currently 

zoned both B-3-2 and R-9.  The development plan 

proposes 179,390 GSF of development, 108 

residential units for the entire project and includes a 

171 car garage. 

 

 

 25th Street Station (pictured below)- In 2010, the 

Mayor and City Council approved a PUD that called 

for the creation of a new mixed use development that 

includes 337,000 square feet of retail and 70-80 

residential units. Though the project has not moved 

forward, the creation of the Planned Unit 

Development shows the intent to redevelop a portion of the neighborhood into a large 

mixed-use development. 

 

 

 

 

 

 

 

 

In summary, these five major projects represent larger development moves within the 

Remington neighborhood, in addition to the 6.8% population increase between the 2000 and 

2010 Census.  These projects are dispersed and are all located at 28th Street or south, which 

encompasses the area in which the proposed multi-property rezoning is located.  The entire 

neighborhood has seen substantial growth and change that has primarily been centered in the 

lower half of the Remington neighborhood.  Two parcels, 200 West Lorraine and 201 West 

Lorraine are located on the corner at Howard Street and less than one block from the Miller’s 
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Court and tire shop redevelopments. Approximately, half of the parcels in this proposed 

rezoning are located on the 2600, 2700 and 2800 blocks of Huntingdon Avenue, which is 

within three blocks from the Remington Row development. 

 

The comprehensive rezoning in 1971 was based on the notion of separating different uses.  

Remington always includes a mix of different zoning categories, but the changes described in 

this report have involved bringing the residential, office, and retail uses together to a greater 

degree.  Since 1971, there has been major population decline, but in this neighborhood, since 

2000, there has been a striking shift in that residents are moving back.  One of the major causes 

of this positive trend is the change in the character of the neighborhood reflected in these major 

mixed-use projects that are in close proximity to the 12 properties included in City Council Bill 

#16-0734.  

 

 

 

Zoning Code, § 16-305- Public Interest and Other Considerations of the 

Requested Zoning Change  
 

According to the Zoning Code of Baltimore City the Planning Commission must find the 

following:  

 

Zoning Code, § 16-305. Required considerations — rezonings. 

 

16-305 (b) Change to be in public interest. 

The Board and the Planning Commission may not recommend the adoption of a proposed 

change in zoning classification unless they find that the adoption of the change is in the 

public interestand not solely for the interest of an applicant. 

 

16-305 (c) Additional considerations. 

The Board and the Planning Commission must also consider the following matters: 

(1) existing uses of property within the general area of the property in question; 

(2) the zoning classification of other property within the general area of the property in 

question; 

(3) the suitability of the property in question for the uses permitted under its existing 

zoning 

classification; and 

(4) 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. 

 

 

Zoning Code 16-305 (b) Change to be in public interest. 

In the analysis, which included the rezoning standards, showing that the requested zoning 

changes for each of the parcels listed in the City Council Bill #16-0734 does conform with the 

City Master Plan objectives to redevelop vacant properties, promote unique retail venues, and 
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encourage more opportunities for mixed-use development.  In addition, the requested zoning 

change for each of the parcels listed in the bill does meet the desired goals and vision for the 

Remington neighborhood as shown in the adopted land use study to make the neighborhood 

more walkable. In addition, as previously mentioned, Planning Staff has proposed Findings of 

Fact to the City Council in this staff report.  These proposed Findings of Fact were used in the 

analysis of each of the parcels included in City Council Bill #16-0734.  Based on this overall 

analysis, it is found that rezoning this parcel is found to be in the interest of the public and not 

solely for the interest of the applicant.  In approving the staff’s recommendation to approve 

City Council Bill #16-0734, it is thereby finding that the adoption of the change in zoning 

classification is in the public interest and meets Title 16-305 (b) of the Zoning Code of 

Baltimore City.  

 

 

Zoning Code 16-305 (c) Additional considerations. 

The Board and the Planning Commission must also consider the following matters: 

 

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

previous discussion on Land Use Article, § 10-305.  This analysis includes an existing 

land use map of the general area of the property in question.  This map is also included 

in Appendix I. 

 

(2) The zoning classification of other property within the general area of the property in 

question; See the previous discussion on Land Use Article, § 10-305.  This analysis 

includes an existing zoning map of the general area of the property in question.  This 

map is also included in Appendix I. 

 

(3.) The suitability of the property in question for the uses permitted under its existing 

zoning classification; The property included in this zoning bill is what we would refer 

to as a “corner store” property.  What this means is that the building on the property 

was “purpose built” to be used for a ground floor commercial use. The design of this 

property is commercial in character and the design deviates from the other adjacent 

buildings on the interior of the block that were designed as residential homes. Under the 

residential zoning the properties in questions would have to be modified for residential 

use, typically reducing the size of the front storefont window, removing awnings or 

signage. The following chart shows the specific parcels included.  
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(4.) 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. Refer to the discussion on Substantial 

Change in the Findings of Fact section above. 

  

Property Address Approximate Lot 
Size (sqft) 

Existing 
Zoning 

Current 1st Floor Use 

2623 Huntingdon Avenue 2623 R-7 Residence 

2701 Huntingdon Avenue 2250 R-7 Business 

200 West Lorraine Avenue 1300 R-8 Vacant 

201 West Lorraine Avenue 1512 R-8 Vacant 

2658 Huntingdon Avenue 1050 R-8 Vacant 

2740 Huntingdon Avenue 2100 R-8 Vacant 

2745 Huntingdon Avenue 1500 R-8 Vacant 

2800 Huntingdon Avenue 2100 R-8 Vacant 

2648 Hampden Avenue 1050 R-8 Residence 

501 West 27th Street 1050 R-8 Vacant 

2656 Miles Avenue 1440 R-9 Vacant 

2743 Miles Avenue 1300 R-9 Business 
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2701 Huntingdon Avenue 

 

2701 Huntingdon Ave. is a 2250 ft.2 parcel at the northeast corner of W. 27th Street and 

Huntingdon Ave. It is improved by a 2176 ft.2 two story structure.  

 

In 1959, this property’s listed use was 1 dwelling unit and a grocery store. In 1974 the then 

owner was allowed to expand the grocery use into the neighboring property at 2703 

Huntingdon. This property continues to operate as a non-conforming grocery store. 

 

This property is located one block west of the Remington Row PUD that will infuse the 

neighborhood with new residents, retail services, and offices for a variety of users. Also nearby 

is Miller’s Court, a former manufacturing building that now houses 40 residences and over 

30,000 ft.2 of office space and 2600 N. Howard St., a former tire shop that now houses a 

restaurant/butcher shop, non-profit office space and a theater. 

 

Maryland Land Use Article, § 10-305- Rezoning Standards for Review 

 
According to Maryland Land Use Article, Division I, Title 10 (Baltimore City Zoning), any 

proposed zoning changes must be referred to the Baltimore City Planning Commission and to 

the Board of Municipal and Zoning Appeals (BMZA), which must study the proposed changes 

in relation to the Plan, the needs of Baltimore City and the needs of the particular 

neighborhood in the vicinity of the proposed changes. The rezoning standards as set forth in 

Section 10-305 (a) (2) below are germane to each of the parcels.  

 

Land Use Article, § 10-305. Changes to boundaries of districts or zones, MD LAND 

USE § 10-305 (a) (2) The Planning Commission and the Board shall: 

(i) study the proposed changes in relation to: 

1. the plan; 

2. the needs of Baltimore City; and 

3. the needs of the particular neighborhood in the vicinity of the proposed changes; and 

(ii) report their findings and recommendations to the Mayor and City Council. 

 

1. The plan  
The Baltimore City Comprehensive Master Plan is not so specific as to recommend land use 

and/or zoning changes for the properties in question. But as stated previously, this request is in-

line with the goals and objectives of LIVE EARN PLAY LEARN to redevelop vacant 

properties, promote unique retail venues, and create additional opportunities for mixed-use 

which is the direction of change in Remington. 

 

2. The needs of Baltimore City 
The proposed B-1-2 zoning district supports the City’s master plan to strengthen 

neighborhoods, strategically redevelop vacant properties throughout the City, to promote 

unique retail venues, and create additional opportunities for mixed-use which is the direction of 

change in Remington.    
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3. The needs of the particular neighborhood in the vicinity of the proposed changes 

The proposed B-1-2 zoning district also supports the specific neighborhood needs to provide 

for additional commercial uses in the area by creating a mixed-use walkable neighborhood that 

allows people to live, work and play in the same neighborhood while expanding the small 

business opportunities. On August 6, 2015, the Planning Commission adopted the Zoning and 

Land Use Study in the Remington Central Business Area (Appendix 1).  

 

Over the past several years the Department of Planning staff has been working with several 

stakeholders on a neighborhood plan for the Remington neighborhood.  Though the plan is still 

in process, one of the visions for the neighborhood expressed by many stakeholders is to have a 

walkable, mixed-use neighborhood that could include either new construction or reuse of 

vacant properties.  

 

In addition, the City is undergoing a comprehensive rezoning process, which includes new 

zoning categories and map recommendations. The Zoning and Land Use Study was based on 

the neighborhood plan work and was completed by staff to assess the existing multiple zoning 

categories and land uses, as well as the TransForm recommendations for the neighborhood. 

This neighborhood-wide study also documents several larger development projects and 

proposals, as well as, allows staff to better understand the adjacencies of the multiple land uses 

that exist within Remington.  Further, the study considers many smaller parcels and identifies 

opportunities for rezoning and land use changes for these parcels, consistent with a residential, 

mixed-use community. 

 

Delineation of the Neighborhood 

The first step in considering whether there is a substantial change in the character of the 

neighborhood such as to justify a piecemeal rezoning request is to define or delineate the 

relevant neighborhood.  The following maps represent what we believe constitutes the relevant 

neighborhood for Remington.  The neighborhood boundaries, as shown in the map below, are 

based a Neighborhood Statistical Areas (a Census Geography).  We use these boundaries for 

statistical analysis and for general definitions of neighborhoods.  For planning purposes, these 

boundaries include both sides of a boundary street.  In addition, the Planning Department will 

use broader areas than just a neighborhood to evaluate impact and change to a neighborhood.  

Changes that happen in one neighborhood may have substantial impact on an adjacent 

neighborhood 

 

As shown in the zoning and land use map on the following page, the Remington neighborhood 

has a mixture of zoning categories, including M-2-2, M-1-2, B-3-2, B-2-2, R-9, R-8, R-7 and 

R-6. The very nature of this mix in zoning category exemplifies the mix of land uses that in 

some cases predated the existing zoning code and are present in the neighborhood today. 
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The study showed that throughout the dense residentially zoned area and along major streets 

such as 28th Street, Huntingdon Avenue and Howard Street, there were many vacant storefront 

properties.  Though there has been some larger scale redevelopment and reoccupation of 

vacant homes, many storefront buildings, unless occupied with non-conforming uses or 

converted to residential, remain vacant.  Given the vision to create a dense walkable 

neighborhood the zoning and land use study recommends that these properties be rezoned in 

phases.  In addition, TransForm Baltimore also anticipated the reuse of the parcels for 

commercial use by a combination of neighborhood commercial conditional use and C-1 

zoning.  To address the corridors TransForm Baltimore also recommends downzoning some of 

the properties that are currently B-3-3 to the future C-1 which is a main street category.   

 

Overall, the study revealed that there is a healthy mix of land uses that lend themselves to a 

vibrant Remington in which one could actually live, work and play.  There are some zoning 

changes that will help further the goal of solidifying Remington as a walkable neighborhood 

that provides more services for the residents that live there and the surrounding areas. 

 

Maryland Land Use Article 10-304 (b)(1) and 10-304 (b)(2)  -Findings of 

Fact and Substantial Change 
 

Once the Planning Commission and BMZA report their findings and recommendations to the 

Mayor and City Council, the City Council shall make the following findings of fact for each 

property in City Council Bill #16-0734.  The Department of Planning Staff includes proposed 

Findings of Fact in this staff report, which the City Council may adopt.  The information 

outlined in this section was used to evaluate as to whether or not the proposed rezoning is in 

the interest of the public. The statute regarding the findings of fact is as follows: 

 

Land Use Article, § 10-304. Zoning regulations--Amendment, repeal, and reclassification, 

MD LAND USE § 10-304 

 

10-304 (b)(1) If the purpose and effect of a proposed map amendment is to change the 

zoning classification of particular property, the City Council shall make findings of fact 

that address: 

(i) population change; 

(ii) the availability of public facilities; 

(iii) present and future transportation patterns; 

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

(v) the recommendations of the Baltimore City Planning Commission and the Board; and 

(vi) the relationship of the proposed amendment to Baltimore City's plan. 

 

Below is the plat map included in the bill, which shows the location of each parcel and the 

Findings of Fact for each parcel included in the bill. 
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1. Population change- The Remington neighborhood has experienced many fluctuations 

in population since 1971.  The table below shows the population counts in Remington 

from the decennial Census since 1970. 

 

Remington Population Counts - 

Decennial Census (Census Tract 1207) 

1970 3,842 

1980 3,179 

1990 2,894 

2000 2,308 

2010 2,476 

 

 

As you can see, since 1970, the neighborhood experienced a steady decline in 

population, but in 2000, the population hit the lowest point of that period and began to 

trend upwards. Between the 2000 and 2010 Census periods there was a 6.8% 

population increase, which translates into 157 additional residents within Remington in 

the last 10 years. 

2. Availability of public facilities- The properties are well served by City services, with no 

expected impacts as a result of this rezoning.  There is no new construction proposed 

for this parcel.  Given the size of this parcel we, do not expect there to substantial 

changes or upgrades to the existing public infrastructure. 

3. Present and future transportation patterns- The existing transportation pattern of this 

area is not expected to change as a result of this rezoning.  Currently, there are no major 

street configurations proposed as a result of this rezoning.  The property is currently 

served by either bus, automobile, bicycle or pedestrian.  This is expected to be the 

future transportation pattern, no change from the impact of this rezoning.  All newly 

established uses will have to work with the Zoning office to determine the required 

parking as some may be eligible for a parking credit because the buildings were 

established prior to 1971 and provided no parking.  The lot sizes of the parcels in this 

rezoning proposal are relatively small and parking requirements, if any, would be 

minimal.  Though the exact future impact is not known at this time, some parts of 

Remington have Residential Permit Parking that restricts parking from 7 am to 7 pm. 

For those residential streets that do not have RPP, residents could work with the 

Parking Authority of Baltimore City (PABC) to potentially expand the program within 

the neighborhood. 

4. Compatibility with existing and proposed development for the area- The rezoning 

proposal will allow for development that is consistent with the existing small scale 

commercial establishments which exist throughout the Remington neighborhood.  It 

will also allow for business that complement and serve the many industrial business and 

residents in the area. Also, the proposal is consistent with proposed development in the 

area which typically consists of mixed-use, residential, commercial, and office uses.   
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5. Recommendations of the Baltimore City Planning Commission and the BMZA- For the 

above reasons, the Planning Department will recommend approval of the rezoning 

request to the Planning Commission. The BMZA has not yet commented on this bill. 

6. Relationship of the proposed amendment to Baltimore City's plan- As mentioned 

above, the proposed zoning changes are compatible with LIVE EARN PLAY LEARN, 

the City’s Master Plan.  

 

The City Council may grant the amendment to change the zoning classification based on a 

finding that there was either a substantial change in the character of the neighborhood where 

the property is located, or that there was a mistake in the existing zoning classification. In this 

case, the neighborhood is undergoing substantial change in character that is a reflected in the 

Planning Department analysis below.  

 

Land Use Article, § 10-304 (b) (2)-.Supporting Rezoning Based on Substantial Change in 

Character of the Neighborhood 

 

The State of Maryland Land Use Article, § 10-304. Zoning regulations--Amendment, repeal, 

and reclassification, MD LAND USE § 10-304 allows for the following: 

 

10-304 (b) (2) The City Council may grant the amendment to change the zoning 

classification based on a finding that there was: 

(i) a substantial change in the character of the neighborhood where the property is 

located; or 

(ii) a mistake in the existing zoning classification 

 

The justification for this parcel rezoning is based on substantial change in the neighborhood. 

Substantial Change in the character of the neighborhood can come from many sources.  The 

easiest to see if the physical construction of new buildings or the adaptive reuse of buildings.  

In the case of Remington, the change, not only includes those things, but the nuance of policy 

and the land use shifts that have occurred even within a property that may not have had a 

zoning change.  These subtle changes can cumulatively reflect the neighborhood character 

change that you see on the ground in the Remington neighborhood.   

 

Often times people confuse zoning and land use.  They are two different things.  The zoning 

category allows for the breadth of permitted or conditional uses on a parcel.  At any given time, 

a property owner could opt to apply for permits to use the property for any of the allowable 

land uses.  As shown in the adopted land use study, the Remington neighborhood has had a 

variety of zoning categories since 1971. Though the zoning itself has not changed often within 

the neighborhood, the land uses on the ground have changes through the years.  These changes 

have caused the character of the neighborhood to substantially change.  Both M-2 and B-3 

zoning categories are present in the Remington neighborhood.  These two categories are 

example of categories that have a breadth of land uses that can operate within its allowable 

zoning, but by merely changing land uses can alter the character of the neighborhood in a 

profound way. 
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Remington was built as a neighborhood with many industrial buildings with rowhouses often 

capped at the end of blocks with a rowhome that had a corner store configuration on the ground 

floor.  The industrial buildings were used for manufacturing and industrial uses (jobs) and the 

rowhouses for housing the families.  The corner store properties provided goods and services 

within the neighborhood.  As shown, the population at the time of the 1971 Zoning Code began 

to show steady decline until 2000.  The heavy industries moved out of the city, thus jobs began 

to leave.  As people left the neighborhood, then some of the corner stores began to close.  This 

shift caused a substantial change in neighborhood character.  

 

In 2000 the population slowly began to increase.  Over the past 16 years the popularity of the 

neighborhood as begun to rise.  Some of the former commercial and industrial areas became 

prime for residential or mixed use spaces.  In addition, some of the vacant industrial buildings 

switched from heavier industrial uses to more benign office commercial spaces or warehouse 

uses or were even adapted to neighborhood amenities, such as a garden center or restaurants.   

 

With this new found population growth the desire for more walk to services was back on the 

rise. In 2010, there was a major policy change that began to hinder the upward growth. In 

addition, the physical redevelopment and demand that the population growth was causing yet 

another substantial change in neighborhood character since 1971.  

 

Policy Change: City Zoning Code Text Amendment Highlighted the Need For Rezoning   

 

In 2010, the was a major policy shift in the  Zoning Code of Baltimore City that made it much 

harder for residentially zoned properties that could prove their past commercial land use to be 

re-occupied with a commercial land use.  Prior to 2010, the zoning code allowed for 

continuance or reestablishment of non-conforming uses. In 2010, the existing Zoning Code 

was amended to include stricter language regarding the discontinuance and abandonment of 

non-conforming uses.  The zoning code as amended does not allow a non-conforming use to be 

reestablished on the property if it has been discontinued for 12 consecutive months. At this 

point the nonconforming use status of the property will go away unless the zoning of a 

property is changed from a residential category to a commercial category.  The net effect of 

this 2010 amendment on properties with corner stores or non-residential purpose-built 

structures in residential zones is that they run the risk of losing their non-conformity and 

becoming vacant if they are not converted to use allowed in the residential zoning category. If 

left vacant they could become a blighting influence on the neighborhood. As shown in a 

previous chart, many of the parcels included in this rezoning bill are now indeed vacant.  

 

The B-1 zoning district is a neighborhood business district designation.  The permitted use list 

provides for a variety of residential, office and commercial uses that are suitable for smaller 

scale locations and streets.  This category does not include uses allowed in higher-density 

commercial categories such as liquor stores and taverns.  The allowable massing is governed 

by a Floor Area Ratio (FAR) of 2.5.  No front, rear or street corner setbacks are required.  No 

interior side yard setbacks are required, but if one is provided, it must be at least 10 feet. 
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The 2010 text amendment discussed above highlighted the need for the rezoning of these 

properties due to the shift of the neighborhood to mixed-use.    Before the text amendment, the 

need for the rezoning was not as pressing because the non-conforming commercial uses could 

be reestablished.  Now that this is not possible, and because of the separate change in the 

character of the neighborhood, the need to rezone these properties in keeping with the change 

is more obvious.    

 

The Remington neighborhood is undergoing substantial change with the reuse of some of the 

former industrial buildings and two major redevelopment proposals in the neighborhood: 

 

Major Projects That Lead to Substantial Change 

 

Adaptive Reuse/Conversion of Existing Industrial Buildings   

 

 2600 North Howard Street – In 2013, a former tire 

shop began renovations to become a mixed-us 

project that now houses a butcher shop, restaurant, 

and theater space. 

 

 

 

 2601 North Howard Street- In 2009, the former 

Census Building was redeveloped into Miller’s 

Court, a mixed-use development that features over 

30,000 square feet in office space and 40 

apartments. 

 

 

 

 2800 Sisson Street- In 2007, this former 

broom factory was converted to a garden 

center.  This use does not occupy the 

entirety of the building, giving room for 

future expansion or additional uses. 

 

 

 

 

 

 



City Council Bill #16-0734/Rezoning –Certain Properties in the Remington Central Business Area 

 
29 

 

New Construction  

 

 Remington Row (both pictures to the right) – Now 

under construction, the recently approved Remington 

Row Planned Unit Development (PUD) at 2700 

Remington Avenue, is a mixed-use development that 

aligns with the existing mixed-use, neighborhood-

commercial character of the Remington 

neighborhood.  This PUD is 4.2 acres and is currently 

zoned both B-3-2 and R-9.  The development plan 

proposes 179,390 GSF of development, 108 

residential units for the entire project and includes a 

171 car garage. 

 

 

 25th Street Station (pictured below)- In 2010, the 

Mayor and City Council approved a PUD that called 

for the creation of a new mixed use development that 

includes 337,000 square feet of retail and 70-80 

residential units. Though the project has not moved 

forward, the creation of the Planned Unit 

Development shows the intent to redevelop a portion of the neighborhood into a large 

mixed-use development. 

 

 

 

 

 

 

 

 

In summary, these five major projects represent larger development moves within the 

Remington neighborhood, in addition to the 6.8% population increase between the 2000 and 

2010 Census.  These projects are dispersed and are all located at 28th Street or south, which 

encompasses the area in which the proposed multi-property rezoning is located.  The entire 

neighborhood has seen substantial growth and change that has primarily been centered in the 

lower half of the Remington neighborhood.  Two parcels, 200 West Lorraine and 201 West 

Lorraine are located on the corner at Howard Street and less than one block from the Miller’s 



City Council Bill #16-0734/Rezoning –Certain Properties in the Remington Central Business Area 

 
30 

Court and tire shop redevelopments. Approximately, half of the parcels in this proposed 

rezoning are located on the 2600, 2700 and 2800 blocks of Huntingdon Avenue, which is 

within three blocks from the Remington Row development. 

 

The comprehensive rezoning in 1971 was based on the notion of separating different uses.  

Remington always includes a mix of different zoning categories, but the changes described in 

this report have involved bringing the residential, office, and retail uses together to a greater 

degree.  Since 1971, there has been major population decline, but in this neighborhood, since 

2000, there has been a striking shift in that residents are moving back.  One of the major causes 

of this positive trend is the change in the character of the neighborhood reflected in these major 

mixed-use projects that are in close proximity to the 12 properties included in City Council Bill 

#16-0734.  

 

 

 

Zoning Code, § 16-305- Public Interest and Other Considerations of the 

Requested Zoning Change  
 

According to the Zoning Code of Baltimore City the Planning Commission must find the 

following:  

 

Zoning Code, § 16-305. Required considerations — rezonings. 

 

16-305 (b) Change to be in public interest. 

The Board and the Planning Commission may not recommend the adoption of a proposed 

change in zoning classification unless they find that the adoption of the change is in the 

public interestand not solely for the interest of an applicant. 

 

16-305 (c) Additional considerations. 

The Board and the Planning Commission must also consider the following matters: 

(1) existing uses of property within the general area of the property in question; 

(2) the zoning classification of other property within the general area of the property in 

question; 

(3) the suitability of the property in question for the uses permitted under its existing 

zoning 

classification; and 

(4) 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. 

 

 

Zoning Code 16-305 (b) Change to be in public interest. 

In the analysis, which included the rezoning standards, showing that the requested zoning 

changes for each of the parcels listed in the City Council Bill #16-0734 does conform with the 

City Master Plan objectives to redevelop vacant properties, promote unique retail venues, and 
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encourage more opportunities for mixed-use development.  In addition, the requested zoning 

change for each of the parcels listed in the bill does meet the desired goals and vision for the 

Remington neighborhood as shown in the adopted land use study to make the neighborhood 

more walkable. In addition, as previously mentioned, Planning Staff has proposed Findings of 

Fact to the City Council in this staff report.  These proposed Findings of Fact were used in the 

analysis of each of the parcels included in City Council Bill #16-0734.  Based on this overall 

analysis, it is found that rezoning this parcel is found to be in the interest of the public and not 

solely for the interest of the applicant.  In approving the staff’s recommendation to approve 

City Council Bill #16-0734, it is thereby finding that the adoption of the change in zoning 

classification is in the public interest and meets Title 16-305 (b) of the Zoning Code of 

Baltimore City.  

 

 

Zoning Code 16-305 (c) Additional considerations. 

The Board and the Planning Commission must also consider the following matters: 

 

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

previous discussion on Land Use Article, § 10-305.  This analysis includes an existing 

land use map of the general area of the property in question.  This map is also included 

in Appendix I. 

 

(2) The zoning classification of other property within the general area of the property in 

question; See the previous discussion on Land Use Article, § 10-305.  This analysis 

includes an existing zoning map of the general area of the property in question.  This 

map is also included in Appendix I. 

 

(3) The suitability of the property in question for the uses permitted under its existing 

zoning classification; The property included in this zoning bill is what we would refer 

to as a “corner store” property.  What this means is that the building on the property 

was “purpose built” to be used for a ground floor commercial use. The design of this 

property is commercial in character and the design deviates from the other adjacent 

buildings on the interior of the block that were designed as residential homes. Under the 

residential zoning the properties in questions would have to be modified for residential 

use, typically reducing the size of the front storefont window, removing awnings or 

signage. The following chart shows the specific parcels included.  
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(4.) 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. Refer to the discussion on Substantial 

Change in the Findings of Fact section above. 

  

Property Address Approximate Lot 
Size (sqft) 

Existing 
Zoning 

Current 1st Floor Use 

2623 Huntingdon Avenue 2623 R-7 Residence 

2701 Huntingdon Avenue 2250 R-7 Business 

200 West Lorraine Avenue 1300 R-8 Vacant 

201 West Lorraine Avenue 1512 R-8 Vacant 

2658 Huntingdon Avenue 1050 R-8 Vacant 

2740 Huntingdon Avenue 2100 R-8 Vacant 

2745 Huntingdon Avenue 1500 R-8 Vacant 

2800 Huntingdon Avenue 2100 R-8 Vacant 

2648 Hampden Avenue 1050 R-8 Residence 

501 West 27th Street 1050 R-8 Vacant 

2656 Miles Avenue 1440 R-9 Vacant 

2743 Miles Avenue 1300 R-9 Business 



City Council Bill #16-0734/Rezoning –Certain Properties in the Remington Central Business Area 

 
33 

200 West Lorraine Avenue 

 

200 W. Lorraine Ave is a 1300 ft.2 parcel that at the corner of W. Lorraine Ave and Howard 

Street. It houses an 1834 ft.2 two story structure. 

 

Dating back to 1931, this property has had various commercial uses; the first documented use 

being a dairy products store and one dwelling unit. In 1947 it became an egg and poultry store. 

After the 1971 comprehensive zoning of Baltimore, it continued to operate with commercial 

uses on the first floor. In 1971 it was a carry out shop and in 1972 a grocery store. In 1982 it 

was an office and lastly, in 1994 it was a deli and pizza carry out.  

 

This property is located across the street from the Miller’s Court redevelopment that houses 40 

units and over 30,000 ft.2 of office space. It is also one block north of 2600 N. Howard St., a 

former tire shop that now houses a restaurant/butcher shop, non-profit office space and a 

theater. The Remington Row PUD is just around the corner from this property and one of the 

buildings houses 108 units and ground floor retail. Across the street at Howard and 27th Streets 

is a non-conforming restaurant and bakery as well.  

 

Maryland Land Use Article, § 10-305- Rezoning Standards for Review 

 
According to Maryland Land Use Article, Division I, Title 10 (Baltimore City Zoning), any 

proposed zoning changes must be referred to the Baltimore City Planning Commission and to 

the Board of Municipal and Zoning Appeals (BMZA), which must study the proposed changes 

in relation to the Plan, the needs of Baltimore City and the needs of the particular 

neighborhood in the vicinity of the proposed changes. The rezoning standards as set forth in 

Section 10-305 (a) (2) below are germane to each of the parcels.  

 

Land Use Article, § 10-305. Changes to boundaries of districts or zones, MD LAND 

USE § 10-305 (a) (2) The Planning Commission and the Board shall: 

(i) study the proposed changes in relation to: 

1. the plan; 

2. the needs of Baltimore City; and 

3. the needs of the particular neighborhood in the vicinity of the proposed changes; and 

(ii) report their findings and recommendations to the Mayor and City Council. 

 

1.The plan  
The Baltimore City Comprehensive Master Plan is not so specific as to recommend land use 

and/or zoning changes for the properties in question. But as stated previously, this request is in-

line with the goals and objectives of LIVE EARN PLAY LEARN to redevelop vacant 

properties, promote unique retail venues, and create additional opportunities for mixed-use 

which is the direction of change in Remington. 
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2. The needs of Baltimore City 

The proposed B-1-2 zoning district supports the City’s master plan to strengthen 

neighborhoods, strategically redevelop vacant properties throughout the City, to promote 

unique retail venues, and create additional opportunities for mixed-use which is the direction of 

change in Remington.    

 

3. The needs of the particular neighborhood in the vicinity of the proposed changes 

The proposed B-1-2 zoning district also supports the specific neighborhood needs to provide 

for additional commercial uses in the area by creating a mixed-use walkable neighborhood that 

allows people to live, work and play in the same neighborhood while expanding the small 

business opportunities. On August 6, 2015, the Planning Commission adopted the Zoning and 

Land Use Study in the Remington Central Business Area (Appendix 1).  

 

Over the past several years the Department of Planning staff has been working with several 

stakeholders on a neighborhood plan for the Remington neighborhood.  Though the plan is still 

in process, one of the visions for the neighborhood expressed by many stakeholders is to have a 

walkable, mixed-use neighborhood that could include either new construction or reuse of 

vacant properties.  

 

In addition, the City is undergoing a comprehensive rezoning process, which includes new 

zoning categories and map recommendations. The Zoning and Land Use Study was based on 

the neighborhood plan work and was completed by staff to assess the existing multiple zoning 

categories and land uses, as well as the TransForm recommendations for the neighborhood. 

This neighborhood-wide study also documents several larger development projects and 

proposals, as well as, allows staff to better understand the adjacencies of the multiple land uses 

that exist within Remington.  Further, the study considers many smaller parcels and identifies 

opportunities for rezoning and land use changes for these parcels, consistent with a residential, 

mixed-use community. 

 

Delineation of the Neighborhood 

The first step in considering whether there is a substantial change in the character of the 

neighborhood such as to justify a piecemeal rezoning request is to define or delineate the 

relevant neighborhood.  The following maps represent what we believe constitutes the relevant 

neighborhood for Remington.  The neighborhood boundaries, as shown in the map below, are 

based a Neighborhood Statistical Areas (a Census Geography).  We use these boundaries for 

statistical analysis and for general definitions of neighborhoods.  For planning purposes, these 

boundaries include both sides of a boundary street.  In addition, the Planning Department will 

use broader areas than just a neighborhood to evaluate impact and change to a neighborhood.  

Changes that happen in one neighborhood may have substantial impact on an adjacent 

neighborhood 

 

As shown in the zoning and land use map on the following page, the Remington neighborhood 

has a mixture of zoning categories, including M-2-2, M-1-2, B-3-2, B-2-2, R-9, R-8, R-7 and 

R-6. The very nature of this mix in zoning category exemplifies the mix of land uses that in 

some cases predated the existing zoning code and are present in the neighborhood today. 
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The study showed that throughout the dense residentially zoned area and along major streets 

such as 28th Street, Huntingdon Avenue and Howard Street, there were many vacant storefront 

properties.  Though there has been some larger scale redevelopment and reoccupation of 

vacant homes, many storefront buildings, unless occupied with non-conforming uses or 

converted to residential, remain vacant.  Given the vision to create a dense walkable 

neighborhood the zoning and land use study recommends that these properties be rezoned in 

phases.  In addition, TransForm Baltimore also anticipated the reuse of the parcels for 

commercial use by a combination of neighborhood commercial conditional use and C-1 

zoning.  To address the corridors TransForm Baltimore also recommends downzoning some of 

the properties that are currently B-3-3 to the future C-1 which is a main street category.   

 

Overall, the study revealed that there is a healthy mix of land uses that lend themselves to a 

vibrant Remington in which one could actually live, work and play.  There are some zoning 

changes that will help further the goal of solidifying Remington as a walkable neighborhood 

that provides more services for the residents that live there and the surrounding areas. 

 

Maryland Land Use Article 10-304 (b)(1) and 10-304 (b)(2)  -Findings of 

Fact and Substantial Change 
 

Once the Planning Commission and BMZA report their findings and recommendations to the 

Mayor and City Council, the City Council shall make the following findings of fact for each 

property in City Council Bill #16-0734.  The Department of Planning Staff includes proposed 

Findings of Fact in this staff report, which the City Council may adopt.  The information 

outlined in this section was used to evaluate as to whether or not the proposed rezoning is in 

the interest of the public. The statute regarding the findings of fact is as follows: 

 

Land Use Article, § 10-304. Zoning regulations--Amendment, repeal, and reclassification, 

MD LAND USE § 10-304 

 

10-304 (b)(1) If the purpose and effect of a proposed map amendment is to change the 

zoning classification of particular property, the City Council shall make findings of fact 

that address: 

(i) population change; 

(ii) the availability of public facilities; 

(iii) present and future transportation patterns; 

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

(v) the recommendations of the Baltimore City Planning Commission and the Board; and 

(vi) the relationship of the proposed amendment to Baltimore City's plan. 

 

Below is the plat map included in the bill, which shows the location of each parcel and the 

Findings of Fact for each parcel included in the bill. 
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1. Population change- The Remington neighborhood has experienced many fluctuations 

in population since 1971.  The table below shows the population counts in Remington 

from the decennial Census since 1970. 

 

Remington Population Counts - 

Decennial Census (Census Tract 1207) 

1970 3,842 

1980 3,179 

1990 2,894 

2000 2,308 

2010 2,476 

 

 

As you can see, since 1970, the neighborhood experienced a steady decline in 

population, but in 2000, the population hit the lowest point of that period and began to 

trend upwards. Between the 2000 and 2010 Census periods there was a 6.8% 

population increase, which translates into 157 additional residents within Remington in 

the last 10 years. 

2. Availability of public facilities- The properties are well served by City services, with no 

expected impacts as a result of this rezoning.  There is no new construction proposed 

for this parcel.  Given the size of this parcel we, do not expect there to substantial 

changes or upgrades to the existing public infrastructure. 

3. Present and future transportation patterns- The existing transportation pattern of this 

area is not expected to change as a result of this rezoning.  Currently, there are no major 

street configurations proposed as a result of this rezoning.  The property is currently 

served by either bus, automobile, bicycle or pedestrian.  This is expected to be the 

future transportation pattern, no change from the impact of this rezoning.  All newly 

established uses will have to work with the Zoning office to determine the required 

parking as some may be eligible for a parking credit because the buildings were 

established prior to 1971 and provided no parking.  The lot sizes of the parcels in this 

rezoning proposal are relatively small and parking requirements, if any, would be 

minimal.  Though the exact future impact is not known at this time, some parts of 

Remington have Residential Permit Parking that restricts parking from 7 am to 7 pm. 

For those residential streets that do not have RPP, residents could work with the 

Parking Authority of Baltimore City (PABC) to potentially expand the program within 

the neighborhood. 

4. Compatibility with existing and proposed development for the area- The rezoning 

proposal will allow for development that is consistent with the existing small scale 

commercial establishments which exist throughout the Remington neighborhood.  It 

will also allow for business that complement and serve the many industrial business and 

residents in the area. Also, the proposal is consistent with proposed development in the 

area which typically consists of mixed-use, residential, commercial, and office uses.   
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5. Recommendations of the Baltimore City Planning Commission and the BMZA- For the 

above reasons, the Planning Department will recommend approval of the rezoning 

request to the Planning Commission. The BMZA has not yet commented on this bill. 

6. Relationship of the proposed amendment to Baltimore City's plan- As mentioned 

above, the proposed zoning changes are compatible with LIVE EARN PLAY LEARN, 

the City’s Master Plan.  

 

The City Council may grant the amendment to change the zoning classification based on a 

finding that there was either a substantial change in the character of the neighborhood where 

the property is located, or that there was a mistake in the existing zoning classification. In this 

case, the neighborhood is undergoing substantial change in character that is a reflected in the 

Planning Department analysis below.  

 

Land Use Article, § 10-304 (b) (2)-.Supporting Rezoning Based on Substantial Change in 

Character of the Neighborhood 

 

The State of Maryland Land Use Article, § 10-304. Zoning regulations--Amendment, repeal, 

and reclassification, MD LAND USE § 10-304 allows for the following: 

 

10-304 (b) (2) The City Council may grant the amendment to change the zoning 

classification based on a finding that there was: 

(i) a substantial change in the character of the neighborhood where the property is 

located; or 

(ii) a mistake in the existing zoning classification 

 

The justification for this parcel rezoning is based on substantial change in the neighborhood. 

Substantial Change in the character of the neighborhood can come from many sources.  The 

easiest to see if the physical construction of new buildings or the adaptive reuse of buildings.  

In the case of Remington, the change, not only includes those things, but the nuance of policy 

and the land use shifts that have occurred even within a property that may not have had a 

zoning change.  These subtle changes can cumulatively reflect the neighborhood character 

change that you see on the ground in the Remington neighborhood.   

 

Often times people confuse zoning and land use.  They are two different things.  The zoning 

category allows for the breadth of permitted or conditional uses on a parcel.  At any given time, 

a property owner could opt to apply for permits to use the property for any of the allowable 

land uses.  As shown in the adopted land use study, the Remington neighborhood has had a 

variety of zoning categories since 1971. Though the zoning itself has not changed often within 

the neighborhood, the land uses on the ground have changes through the years.  These changes 

have caused the character of the neighborhood to substantially change.  Both M-2 and B-3 

zoning categories are present in the Remington neighborhood.  These two categories are 

example of categories that have a breadth of land uses that can operate within its allowable 

zoning, but by merely changing land uses can alter the character of the neighborhood in a 

profound way. 
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Remington was built as a neighborhood with many industrial buildings with rowhouses often 

capped at the end of blocks with a rowhome that had a corner store configuration on the ground 

floor.  The industrial buildings were used for manufacturing and industrial uses (jobs) and the 

rowhouses for housing the families.  The corner store properties provided goods and services 

within the neighborhood.  As shown, the population at the time of the 1971 Zoning Code began 

to show steady decline until 2000.  The heavy industries moved out of the city, thus jobs began 

to leave.  As people left the neighborhood, then some of the corner stores began to close.  This 

shift caused a substantial change in neighborhood character.  

 

In 2000 the population slowly began to increase.  Over the past 16 years the popularity of the 

neighborhood as begun to rise.  Some of the former commercial and industrial areas became 

prime for residential or mixed use spaces.  In addition, some of the vacant industrial buildings 

switched from heavier industrial uses to more benign office commercial spaces or warehouse 

uses or were even adapted to neighborhood amenities, such as a garden center or restaurants.   

 

With this new found population growth the desire for more walk to services was back on the 

rise. In 2010, there was a major policy change that began to hinder the upward growth. In 

addition, the physical redevelopment and demand that the population growth was causing yet 

another substantial change in neighborhood character since 1971.  

 

Policy Change: City Zoning Code Text Amendment Highlighted the Need For Rezoning   

 

In 2010, the was a major policy shift in the  Zoning Code of Baltimore City that made it much 

harder for residentially zoned properties that could prove their past commercial land use to be 

re-occupied with a commercial land use.  Prior to 2010, the zoning code allowed for 

continuance or reestablishment of non-conforming uses. In 2010, the existing Zoning Code 

was amended to include stricter language regarding the discontinuance and abandonment of 

non-conforming uses.  The zoning code as amended does not allow a non-conforming use to be 

reestablished on the property if it has been discontinued for 12 consecutive months. At this 

point the nonconforming use status of the property will go away unless the zoning of a 

property is changed from a residential category to a commercial category.  The net effect of 

this 2010 amendment on properties with corner stores or non-residential purpose-built 

structures in residential zones is that they run the risk of losing their non-conformity and 

becoming vacant if they are not converted to use allowed in the residential zoning category. If 

left vacant they could become a blighting influence on the neighborhood. As shown in a 

previous chart, many of the parcels included in this rezoning bill are now indeed vacant.  

 

The B-1 zoning district is a neighborhood business district designation.  The permitted use list 

provides for a variety of residential, office and commercial uses that are suitable for smaller 

scale locations and streets.  This category does not include uses allowed in higher-density 

commercial categories such as liquor stores and taverns.  The allowable massing is governed 

by a Floor Area Ratio (FAR) of 2.5.  No front, rear or street corner setbacks are required.  No 

interior side yard setbacks are required, but if one is provided, it must be at least 10 feet. 
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The 2010 text amendment discussed above highlighted the need for the rezoning of these 

properties due to the shift of the neighborhood to mixed-use.    Before the text amendment, the 

need for the rezoning was not as pressing because the non-conforming commercial uses could 

be reestablished.  Now that this is not possible, and because of the separate change in the 

character of the neighborhood, the need to rezone these properties in keeping with the change 

is more obvious.    

 

The Remington neighborhood is undergoing substantial change with the reuse of some of the 

former industrial buildings and two major redevelopment proposals in the neighborhood: 

 

Major Projects That Lead to Substantial Change 

 

Adaptive Reuse/Conversion of Existing Industrial Buildings   

 

 2600 North Howard Street – In 2013, a former tire 

shop began renovations to become a mixed-us 

project that now houses a butcher shop, restaurant, 

and theater space. 

 

 

 

 2601 North Howard Street- In 2009, the former 

Census Building was redeveloped into Miller’s 

Court, a mixed-use development that features over 

30,000 square feet in office space and 40 

apartments. 

 

 

 

 2800 Sisson Street- In 2007, this former 

broom factory was converted to a garden 

center.  This use does not occupy the 

entirety of the building, giving room for 

future expansion or additional uses. 
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New Construction  

 

 Remington Row (both pictures to the right) – Now 

under construction, the recently approved Remington 

Row Planned Unit Development (PUD) at 2700 

Remington Avenue, is a mixed-use development that 

aligns with the existing mixed-use, neighborhood-

commercial character of the Remington 

neighborhood.  This PUD is 4.2 acres and is currently 

zoned both B-3-2 and R-9.  The development plan 

proposes 179,390 GSF of development, 108 

residential units for the entire project and includes a 

171 car garage. 

 

 

 25th Street Station (pictured below)- In 2010, the 

Mayor and City Council approved a PUD that called 

for the creation of a new mixed use development that 

includes 337,000 square feet of retail and 70-80 

residential units. Though the project has not moved 

forward, the creation of the Planned Unit 

Development shows the intent to redevelop a portion of the neighborhood into a large 

mixed-use development. 

 

 

 

 

 

 

 

 

In summary, these five major projects represent larger development moves within the 

Remington neighborhood, in addition to the 6.8% population increase between the 2000 and 

2010 Census.  These projects are dispersed and are all located at 28th Street or south, which 

encompasses the area in which the proposed multi-property rezoning is located.  The entire 

neighborhood has seen substantial growth and change that has primarily been centered in the 

lower half of the Remington neighborhood.  Two parcels, 200 West Lorraine and 201 West 

Lorraine are located on the corner at Howard Street and less than one block from the Miller’s 
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Court and tire shop redevelopments. Approximately, half of the parcels in this proposed 

rezoning are located on the 2600, 2700 and 2800 blocks of Huntingdon Avenue, which is 

within three blocks from the Remington Row development. 

 

The comprehensive rezoning in 1971 was based on the notion of separating different uses.  

Remington always includes a mix of different zoning categories, but the changes described in 

this report have involved bringing the residential, office, and retail uses together to a greater 

degree.  Since 1971, there has been major population decline, but in this neighborhood, since 

2000, there has been a striking shift in that residents are moving back.  One of the major causes 

of this positive trend is the change in the character of the neighborhood reflected in these major 

mixed-use projects that are in close proximity to the 12 properties included in City Council Bill 

#16-0734.  

 

 

 

Zoning Code, § 16-305- Public Interest and Other Considerations of the 

Requested Zoning Change  
 

According to the Zoning Code of Baltimore City the Planning Commission must find the 

following:  

 

Zoning Code, § 16-305. Required considerations — rezonings. 

 

16-305 (b) Change to be in public interest. 

The Board and the Planning Commission may not recommend the adoption of a proposed 

change in zoning classification unless they find that the adoption of the change is in the 

public interestand not solely for the interest of an applicant. 

 

16-305 (c) Additional considerations. 

The Board and the Planning Commission must also consider the following matters: 

(1) existing uses of property within the general area of the property in question; 

(2) the zoning classification of other property within the general area of the property in 

question; 

(3) the suitability of the property in question for the uses permitted under its existing 

zoning 

classification; and 

(4) 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. 

 

 

Zoning Code 16-305 (b) Change to be in public interest. 

In the analysis, which included the rezoning standards, showing that the requested zoning 

changes for each of the parcels listed in the City Council Bill #16-0734 does conform with the 

City Master Plan objectives to redevelop vacant properties, promote unique retail venues, and 
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encourage more opportunities for mixed-use development.  In addition, the requested zoning 

change for each of the parcels listed in the bill does meet the desired goals and vision for the 

Remington neighborhood as shown in the adopted land use study to make the neighborhood 

more walkable. In addition, as previously mentioned, Planning Staff has proposed Findings of 

Fact to the City Council in this staff report.  These proposed Findings of Fact were used in the 

analysis of each of the parcels included in City Council Bill #16-0734.  Based on this overall 

analysis, it is found that rezoning this parcel is found to be in the interest of the public and not 

solely for the interest of the applicant.  In approving the staff’s recommendation to approve 

City Council Bill #16-0734, it is thereby finding that the adoption of the change in zoning 

classification is in the public interest and meets Title 16-305 (b) of the Zoning Code of 

Baltimore City.  

 

 

Zoning Code 16-305 (c) Additional considerations. 

The Board and the Planning Commission must also consider the following matters: 

 

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

previous discussion on Land Use Article, § 10-305.  This analysis includes an existing 

land use map of the general area of the property in question.  This map is also included 

in Appendix I. 

 

(2) The zoning classification of other property within the general area of the property in 

question; See the previous discussion on Land Use Article, § 10-305.  This analysis 

includes an existing zoning map of the general area of the property in question.  This 

map is also included in Appendix I. 

 

(3) The suitability of the property in question for the uses permitted under its existing 

zoning classification; The property included in this zoning bill is what we would refer 

to as a “corner store” property.  What this means is that the building on the property 

was “purpose built” to be used for a ground floor commercial use. The design of this 

property is commercial in character and the design deviates from the other adjacent 

buildings on the interior of the block that were designed as residential homes. Under the 

residential zoning the properties in questions would have to be modified for residential 

use, typically reducing the size of the front storefont window, removing awnings or 

signage. The following chart shows the specific parcels included.  
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(4.) 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. Refer to the discussion on Substantial 

Change in the Findings of Fact section above. 

  

Property Address Approximate Lot 
Size (sqft) 

Existing 
Zoning 

Current 1st Floor Use 

2623 Huntingdon Avenue 2623 R-7 Residence 

2701 Huntingdon Avenue 2250 R-7 Business 

200 West Lorraine Avenue 1300 R-8 Vacant 

201 West Lorraine Avenue 1512 R-8 Vacant 

2658 Huntingdon Avenue 1050 R-8 Vacant 

2740 Huntingdon Avenue 2100 R-8 Vacant 

2745 Huntingdon Avenue 1500 R-8 Vacant 

2800 Huntingdon Avenue 2100 R-8 Vacant 

2648 Hampden Avenue 1050 R-8 Residence 

501 West 27th Street 1050 R-8 Vacant 

2656 Miles Avenue 1440 R-9 Vacant 

2743 Miles Avenue 1300 R-9 Business 
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201 West Lorraine Avenue 

 

201 W. Lorraine Ave is a 1512 ft.2 parcel that at the corner of W. Lorraine Ave and Howard 

Street. It houses a 1214 ft.2 two story structure. The oldest land use record for this property 

dates back to 1984 after the 1971 comprehensive zoning for Baltimore. It was authorized to be 

used as a non-conforming grocery store. In 1987, it was authorized to continue that use as a 

non-conforming grocery store.  

 

Maryland Land Use Article, § 10-305- Rezoning Standards for Review 

 
According to Maryland Land Use Article, Division I, Title 10 (Baltimore City Zoning), any 

proposed zoning changes must be referred to the Baltimore City Planning Commission and to 

the Board of Municipal and Zoning Appeals (BMZA), which must study the proposed changes 

in relation to the Plan, the needs of Baltimore City and the needs of the particular 

neighborhood in the vicinity of the proposed changes. The rezoning standards as set forth in 

Section 10-305 (a) (2) below are germane to each of the parcels.  

 

Land Use Article, § 10-305. Changes to boundaries of districts or zones, MD LAND 

USE § 10-305 (a) (2) The Planning Commission and the Board shall: 

(i) study the proposed changes in relation to: 

1. the plan; 

2. the needs of Baltimore City; and 

3. the needs of the particular neighborhood in the vicinity of the proposed changes; and 

(ii) report their findings and recommendations to the Mayor and City Council. 

 

1. The plan  
The Baltimore City Comprehensive Master Plan is not so specific as to recommend land use 

and/or zoning changes for the properties in question. But as stated previously, this request is in-

line with the goals and objectives of LIVE EARN PLAY LEARN to redevelop vacant 

properties, promote unique retail venues, and create additional opportunities for mixed-use 

which is the direction of change in Remington. 

 

2. The needs of Baltimore City 

The proposed B-1-2 zoning district supports the City’s master plan to strengthen 

neighborhoods, strategically redevelop vacant properties throughout the City, to promote 

unique retail venues, and create additional opportunities for mixed-use which is the direction of 

change in Remington.    

 

3. The needs of the particular neighborhood in the vicinity of the proposed changes 

The proposed B-1-2 zoning district also supports the specific neighborhood needs to provide 

for additional commercial uses in the area by creating a mixed-use walkable neighborhood that 

allows people to live, work and play in the same neighborhood while expanding the small 
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business opportunities. On August 6, 2015, the Planning Commission adopted the Zoning and 

Land Use Study in the Remington Central Business Area (Appendix 1).  

 

Over the past several years the Department of Planning staff has been working with several 

stakeholders on a neighborhood plan for the Remington neighborhood.  Though the plan is still 

in process, one of the visions for the neighborhood expressed by many stakeholders is to have a 

walkable, mixed-use neighborhood that could include either new construction or reuse of 

vacant properties.  

 

In addition, the City is undergoing a comprehensive rezoning process, which includes new 

zoning categories and map recommendations. The Zoning and Land Use Study was based on 

the neighborhood plan work and was completed by staff to assess the existing multiple zoning 

categories and land uses, as well as the TransForm recommendations for the neighborhood. 

This neighborhood-wide study also documents several larger development projects and 

proposals, as well as, allows staff to better understand the adjacencies of the multiple land uses 

that exist within Remington.  Further, the study considers many smaller parcels and identifies 

opportunities for rezoning and land use changes for these parcels, consistent with a residential, 

mixed-use community. 

 

Delineation of the Neighborhood 

The first step in considering whether there is a substantial change in the character of the 

neighborhood such as to justify a piecemeal rezoning request is to define or delineate the 

relevant neighborhood.  The following maps represent what we believe constitutes the relevant 

neighborhood for Remington.  The neighborhood boundaries, as shown in the map below, are 

based a Neighborhood Statistical Areas (a Census Geography).  We use these boundaries for 

statistical analysis and for general definitions of neighborhoods.  For planning purposes, these 

boundaries include both sides of a boundary street.  In addition, the Planning Department will 

use broader areas than just a neighborhood to evaluate impact and change to a neighborhood.  

Changes that happen in one neighborhood may have substantial impact on an adjacent 

neighborhood 

 

As shown in the zoning and land use map on the following page, the Remington neighborhood 

has a mixture of zoning categories, including M-2-2, M-1-2, B-3-2, B-2-2, R-9, R-8, R-7 and 

R-6. The very nature of this mix in zoning category exemplifies the mix of land uses that in 

some cases predated the existing zoning code and are present in the neighborhood today. 
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The study showed that throughout the dense residentially zoned area and along major streets 

such as 28th Street, Huntingdon Avenue and Howard Street, there were many vacant storefront 

properties.  Though there has been some larger scale redevelopment and reoccupation of 

vacant homes, many storefront buildings, unless occupied with non-conforming uses or 

converted to residential, remain vacant.  Given the vision to create a dense walkable 

neighborhood the zoning and land use study recommends that these properties be rezoned in 

phases.  In addition, TransForm Baltimore also anticipated the reuse of the parcels for 

commercial use by a combination of neighborhood commercial conditional use and C-1 

zoning.  To address the corridors TransForm Baltimore also recommends downzoning some of 

the properties that are currently B-3-3 to the future C-1 which is a main street category.   

 

Overall, the study revealed that there is a healthy mix of land uses that lend themselves to a 

vibrant Remington in which one could actually live, work and play.  There are some zoning 

changes that will help further the goal of solidifying Remington as a walkable neighborhood 

that provides more services for the residents that live there and the surrounding areas. 

 

Maryland Land Use Article 10-304 (b)(1) and 10-304 (b)(2)  -Findings of 

Fact and Substantial Change 
 

Once the Planning Commission and BMZA report their findings and recommendations to the 

Mayor and City Council, the City Council shall make the following findings of fact for each 

property in City Council Bill #16-0734.  The Department of Planning Staff includes proposed 

Findings of Fact in this staff report, which the City Council may adopt.  The information 

outlined in this section was used to evaluate as to whether or not the proposed rezoning is in 

the interest of the public. The statute regarding the findings of fact is as follows: 

 

Land Use Article, § 10-304. Zoning regulations--Amendment, repeal, and reclassification, 

MD LAND USE § 10-304 

 

10-304 (b)(1) If the purpose and effect of a proposed map amendment is to change the 

zoning classification of particular property, the City Council shall make findings of fact 

that address: 

(i) population change; 

(ii) the availability of public facilities; 

(iii) present and future transportation patterns; 

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

(v) the recommendations of the Baltimore City Planning Commission and the Board; and 

(vi) the relationship of the proposed amendment to Baltimore City's plan. 

 

Below is the plat map included in the bill, which shows the location of each parcel and the 

Findings of Fact for each parcel included in the bill. 
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1. Population change- The Remington neighborhood has experienced many fluctuations 

in population since 1971.  The table below shows the population counts in Remington 

from the decennial Census since 1970. 

 

Remington Population Counts - 

Decennial Census (Census Tract 1207) 

1970 3,842 

1980 3,179 

1990 2,894 

2000 2,308 

2010 2,476 

 

 

As you can see, since 1970, the neighborhood experienced a steady decline in 

population, but in 2000, the population hit the lowest point of that period and began to 

trend upwards. Between the 2000 and 2010 Census periods there was a 6.8% 

population increase, which translates into 157 additional residents within Remington in 

the last 10 years. 

2. Availability of public facilities- The properties are well served by City services, with no 

expected impacts as a result of this rezoning.  There is no new construction proposed 

for this parcel.  Given the size of this parcel we, do not expect there to substantial 

changes or upgrades to the existing public infrastructure. 

3. Present and future transportation patterns- The existing transportation pattern of this 

area is not expected to change as a result of this rezoning.  Currently, there are no major 

street configurations proposed as a result of this rezoning.  The property is currently 

served by either bus, automobile, bicycle or pedestrian.  This is expected to be the 

future transportation pattern, no change from the impact of this rezoning.  All newly 

established uses will have to work with the Zoning office to determine the required 

parking as some may be eligible for a parking credit because the buildings were 

established prior to 1971 and provided no parking.  The lot sizes of the parcels in this 

rezoning proposal are relatively small and parking requirements, if any, would be 

minimal.  Though the exact future impact is not known at this time, some parts of 

Remington have Residential Permit Parking that restricts parking from 7 am to 7 pm. 

For those residential streets that do not have RPP, residents could work with the 

Parking Authority of Baltimore City (PABC) to potentially expand the program within 

the neighborhood. 

4. Compatibility with existing and proposed development for the area- The rezoning 

proposal will allow for development that is consistent with the existing small scale 

commercial establishments which exist throughout the Remington neighborhood.  It 

will also allow for business that complement and serve the many industrial business and 

residents in the area. Also, the proposal is consistent with proposed development in the 

area which typically consists of mixed-use, residential, commercial, and office uses.   
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5. Recommendations of the Baltimore City Planning Commission and the BMZA- For the 

above reasons, the Planning Department will recommend approval of the rezoning 

request to the Planning Commission. The BMZA has not yet commented on this bill. 

6. Relationship of the proposed amendment to Baltimore City's plan- As mentioned 

above, the proposed zoning changes are compatible with LIVE EARN PLAY LEARN, 

the City’s Master Plan.  

 

The City Council may grant the amendment to change the zoning classification based on a 

finding that there was either a substantial change in the character of the neighborhood where 

the property is located, or that there was a mistake in the existing zoning classification. In this 

case, the neighborhood is undergoing substantial change in character that is a reflected in the 

Planning Department analysis below.  

 

Land Use Article, § 10-304 (b) (2)-.Supporting Rezoning Based on Substantial Change in 

Character of the Neighborhood 

 

The State of Maryland Land Use Article, § 10-304. Zoning regulations--Amendment, repeal, 

and reclassification, MD LAND USE § 10-304 allows for the following: 

 

10-304 (b) (2) The City Council may grant the amendment to change the zoning 

classification based on a finding that there was: 

(i) a substantial change in the character of the neighborhood where the property is 

located; or 

(ii) a mistake in the existing zoning classification 

 

The justification for this parcel rezoning is based on substantial change in the neighborhood. 

Substantial Change in the character of the neighborhood can come from many sources.  The 

easiest to see if the physical construction of new buildings or the adaptive reuse of buildings.  

In the case of Remington, the change, not only includes those things, but the nuance of policy 

and the land use shifts that have occurred even within a property that may not have had a 

zoning change.  These subtle changes can cumulatively reflect the neighborhood character 

change that you see on the ground in the Remington neighborhood.   

 

Often times people confuse zoning and land use.  They are two different things.  The zoning 

category allows for the breadth of permitted or conditional uses on a parcel.  At any given time, 

a property owner could opt to apply for permits to use the property for any of the allowable 

land uses.  As shown in the adopted land use study, the Remington neighborhood has had a 

variety of zoning categories since 1971. Though the zoning itself has not changed often within 

the neighborhood, the land uses on the ground have changes through the years.  These changes 

have caused the character of the neighborhood to substantially change.  Both M-2 and B-3 

zoning categories are present in the Remington neighborhood.  These two categories are 

example of categories that have a breadth of land uses that can operate within its allowable 

zoning, but by merely changing land uses can alter the character of the neighborhood in a 

profound way. 
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Remington was built as a neighborhood with many industrial buildings with rowhouses often 

capped at the end of blocks with a rowhome that had a corner store configuration on the ground 

floor.  The industrial buildings were used for manufacturing and industrial uses (jobs) and the 

rowhouses for housing the families.  The corner store properties provided goods and services 

within the neighborhood.  As shown, the population at the time of the 1971 Zoning Code began 

to show steady decline until 2000.  The heavy industries moved out of the city, thus jobs began 

to leave.  As people left the neighborhood, then some of the corner stores began to close.  This 

shift caused a substantial change in neighborhood character.  

 

In 2000 the population slowly began to increase.  Over the past 16 years the popularity of the 

neighborhood as begun to rise.  Some of the former commercial and industrial areas became 

prime for residential or mixed use spaces.  In addition, some of the vacant industrial buildings 

switched from heavier industrial uses to more benign office commercial spaces or warehouse 

uses or were even adapted to neighborhood amenities, such as a garden center or restaurants.   

 

With this new found population growth the desire for more walk to services was back on the 

rise. In 2010, there was a major policy change that began to hinder the upward growth. In 

addition, the physical redevelopment and demand that the population growth was causing yet 

another substantial change in neighborhood character since 1971.  

 

Policy Change: City Zoning Code Text Amendment Highlighted the Need For Rezoning   

 

In 2010, the was a major policy shift in the  Zoning Code of Baltimore City that made it much 

harder for residentially zoned properties that could prove their past commercial land use to be 

re-occupied with a commercial land use.  Prior to 2010, the zoning code allowed for 

continuance or reestablishment of non-conforming uses. In 2010, the existing Zoning Code 

was amended to include stricter language regarding the discontinuance and abandonment of 

non-conforming uses.  The zoning code as amended does not allow a non-conforming use to be 

reestablished on the property if it has been discontinued for 12 consecutive months. At this 

point the nonconforming use status of the property will go away unless the zoning of a 

property is changed from a residential category to a commercial category.  The net effect of 

this 2010 amendment on properties with corner stores or non-residential purpose-built 

structures in residential zones is that they run the risk of losing their non-conformity and 

becoming vacant if they are not converted to use allowed in the residential zoning category. If 

left vacant they could become a blighting influence on the neighborhood. As shown in a 

previous chart, many of the parcels included in this rezoning bill are now indeed vacant.  

 

The B-1 zoning district is a neighborhood business district designation.  The permitted use list 

provides for a variety of residential, office and commercial uses that are suitable for smaller 

scale locations and streets.  This category does not include uses allowed in higher-density 

commercial categories such as liquor stores and taverns.  The allowable massing is governed 

by a Floor Area Ratio (FAR) of 2.5.  No front, rear or street corner setbacks are required.  No 

interior side yard setbacks are required, but if one is provided, it must be at least 10 feet. 

 

 



City Council Bill #16-0734/Rezoning –Certain Properties in the Remington Central Business Area 

 
56 

The 2010 text amendment discussed above highlighted the need for the rezoning of these 

properties due to the shift of the neighborhood to mixed-use.    Before the text amendment, the 

need for the rezoning was not as pressing because the non-conforming commercial uses could 

be reestablished.  Now that this is not possible, and because of the separate change in the 

character of the neighborhood, the need to rezone these properties in keeping with the change 

is more obvious.    

 

The Remington neighborhood is undergoing substantial change with the reuse of some of the 

former industrial buildings and two major redevelopment proposals in the neighborhood: 

 

Major Projects That Lead to Substantial Change 

 

Adaptive Reuse/Conversion of Existing Industrial Buildings   

 

 2600 North Howard Street – In 2013, a former tire 

shop began renovations to become a mixed-us 

project that now houses a butcher shop, restaurant, 

and theater space. 

 

 

 

 2601 North Howard Street- In 2009, the former 

Census Building was redeveloped into Miller’s 

Court, a mixed-use development that features over 

30,000 square feet in office space and 40 

apartments. 

 

 

 

 2800 Sisson Street- In 2007, this former 

broom factory was converted to a garden 

center.  This use does not occupy the 

entirety of the building, giving room for 

future expansion or additional uses. 
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New Construction  

 

 Remington Row (both pictures to the right) – Now 

under construction, the recently approved Remington 

Row Planned Unit Development (PUD) at 2700 

Remington Avenue, is a mixed-use development that 

aligns with the existing mixed-use, neighborhood-

commercial character of the Remington 

neighborhood.  This PUD is 4.2 acres and is currently 

zoned both B-3-2 and R-9.  The development plan 

proposes 179,390 GSF of development, 108 

residential units for the entire project and includes a 

171 car garage. 

 

 

 25th Street Station (pictured below)- In 2010, the 

Mayor and City Council approved a PUD that called 

for the creation of a new mixed use development that 

includes 337,000 square feet of retail and 70-80 

residential units. Though the project has not moved 

forward, the creation of the Planned Unit 

Development shows the intent to redevelop a portion of the neighborhood into a large 

mixed-use development. 

 

 

 

 

 

 

 

 

In summary, these five major projects represent larger development moves within the 

Remington neighborhood, in addition to the 6.8% population increase between the 2000 and 

2010 Census.  These projects are dispersed and are all located at 28th Street or south, which 

encompasses the area in which the proposed multi-property rezoning is located.  The entire 

neighborhood has seen substantial growth and change that has primarily been centered in the 

lower half of the Remington neighborhood.  Two parcels, 200 West Lorraine and 201 West 

Lorraine are located on the corner at Howard Street and less than one block from the Miller’s 
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Court and tire shop redevelopments. Approximately, half of the parcels in this proposed 

rezoning are located on the 2600, 2700 and 2800 blocks of Huntingdon Avenue, which is 

within three blocks from the Remington Row development. 

 

The comprehensive rezoning in 1971 was based on the notion of separating different uses.  

Remington always includes a mix of different zoning categories, but the changes described in 

this report have involved bringing the residential, office, and retail uses together to a greater 

degree.  Since 1971, there has been major population decline, but in this neighborhood, since 

2000, there has been a striking shift in that residents are moving back.  One of the major causes 

of this positive trend is the change in the character of the neighborhood reflected in these major 

mixed-use projects that are in close proximity to the 12 properties included in City Council Bill 

#16-0734.  

 

 

 

Zoning Code, § 16-305- Public Interest and Other Considerations of the 

Requested Zoning Change  
 

According to the Zoning Code of Baltimore City the Planning Commission must find the 

following:  

 

Zoning Code, § 16-305. Required considerations — rezonings. 

 

16-305 (b) Change to be in public interest. 

The Board and the Planning Commission may not recommend the adoption of a proposed 

change in zoning classification unless they find that the adoption of the change is in the 

public interestand not solely for the interest of an applicant. 

 

16-305 (c) Additional considerations. 

The Board and the Planning Commission must also consider the following matters: 

(1) existing uses of property within the general area of the property in question; 

(2) the zoning classification of other property within the general area of the property in 

question; 

(3) the suitability of the property in question for the uses permitted under its existing 

zoning 

classification; and 

(4) 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. 

 

 

Zoning Code 16-305 (b) Change to be in public interest. 

In the analysis, which included the rezoning standards, showing that the requested zoning 

changes for each of the parcels listed in the City Council Bill #16-0734 does conform with the 

City Master Plan objectives to redevelop vacant properties, promote unique retail venues, and 
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encourage more opportunities for mixed-use development.  In addition, the requested zoning 

change for each of the parcels listed in the bill does meet the desired goals and vision for the 

Remington neighborhood as shown in the adopted land use study to make the neighborhood 

more walkable. In addition, as previously mentioned, Planning Staff has proposed Findings of 

Fact to the City Council in this staff report.  These proposed Findings of Fact were used in the 

analysis of each of the parcels included in City Council Bill #16-0734.  Based on this overall 

analysis, it is found that rezoning this parcel is found to be in the interest of the public and not 

solely for the interest of the applicant.  In approving the staff’s recommendation to approve 

City Council Bill #16-0734, it is thereby finding that the adoption of the change in zoning 

classification is in the public interest and meets Title 16-305 (b) of the Zoning Code of 

Baltimore City.  

 

 

Zoning Code 16-305 (c) Additional considerations. 

The Board and the Planning Commission must also consider the following matters: 

 

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

previous discussion on Land Use Article, § 10-305.  This analysis includes an existing 

land use map of the general area of the property in question.  This map is also included 

in Appendix I. 

 

(2) The zoning classification of other property within the general area of the property in 

question; See the previous discussion on Land Use Article, § 10-305.  This analysis 

includes an existing zoning map of the general area of the property in question.  This 

map is also included in Appendix I. 

 

(3.) The suitability of the property in question for the uses permitted under its existing 

zoning classification; The property included in this zoning bill is what we would refer 

to as a “corner store” property.  What this means is that the building on the property 

was “purpose built” to be used for a ground floor commercial use. The design of this 

property is commercial in character and the design deviates from the other adjacent 

buildings on the interior of the block that were designed as residential homes. Under the 

residential zoning the properties in questions would have to be modified for residential 

use, typically reducing the size of the front storefont window, removing awnings or 

signage. The following chart shows the specific parcels included.  
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(4.) 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. Refer to the discussion on Substantial 

Change in the Findings of Fact section above. 

  

Property Address Approximate Lot 
Size (sqft) 

Existing 
Zoning 

Current 1st Floor Use 

2623 Huntingdon Avenue 2623 R-7 Residence 

2701 Huntingdon Avenue 2250 R-7 Business 

200 West Lorraine Avenue 1300 R-8 Vacant 

201 West Lorraine Avenue 1512 R-8 Vacant 

2658 Huntingdon Avenue 1050 R-8 Vacant 

2740 Huntingdon Avenue 2100 R-8 Vacant 

2745 Huntingdon Avenue 1500 R-8 Vacant 

2800 Huntingdon Avenue 2100 R-8 Vacant 

2648 Hampden Avenue 1050 R-8 Residence 

501 West 27th Street 1050 R-8 Vacant 

2656 Miles Avenue 1440 R-9 Vacant 

2743 Miles Avenue 1300 R-9 Business 
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2658 Huntingdon Avenue 

 

2658 Huntingdon Ave. is a 1050 ft.2 parcel that sits at the southwest corner of W. 27th Street 

and Huntingdon Ave. It houses a 2415 ft.2 three story structure.  

 

In 1931 as a result of a citywide police survey, this property’s uses were identified as one 

dwelling unit and a drug store. In 1949, it was identified as a store and 1 dwelling unit.  A 

couple of years after the 1971 comprehensive zoning for Baltimore, the 1973 use permit 

identifies this property as a confectionary store and one dwelling unit.  

 

This property is located one block west of the Remington Row PUD that will infuse the 

neighborhood with new residents, retail services, and offices for a variety of users. The now 

stalled 25th Street Station PUD is two blocks south of this location. Also nearby is Miller’s 

Court, a former manufacturing building that now houses 40 residences and over 30,000 ft.2 of 

office space and 2600 N. Howard St., a former tire shop that now houses a restaurant/butcher 

shop, non-profit office space and a theater.  

 

Maryland Land Use Article, § 10-305- Rezoning Standards for Review 

 
According to Maryland Land Use Article, Division I, Title 10 (Baltimore City Zoning), any 

proposed zoning changes must be referred to the Baltimore City Planning Commission and to 

the Board of Municipal and Zoning Appeals (BMZA), which must study the proposed changes 

in relation to the Plan, the needs of Baltimore City and the needs of the particular 

neighborhood in the vicinity of the proposed changes. The rezoning standards as set forth in 

Section 10-305 (a) (2) below are germane to each of the parcels.  

 

Land Use Article, § 10-305. Changes to boundaries of districts or zones, MD LAND 

USE § 10-305 (a) (2) The Planning Commission and the Board shall: 

(i) study the proposed changes in relation to: 

1. the plan; 

2. the needs of Baltimore City; and 

3. the needs of the particular neighborhood in the vicinity of the proposed changes; and 

(ii) report their findings and recommendations to the Mayor and City Council. 

 

1. The plan  
The Baltimore City Comprehensive Master Plan is not so specific as to recommend land use 

and/or zoning changes for the properties in question. But as stated previously, this request is in-

line with the goals and objectives of LIVE EARN PLAY LEARN to redevelop vacant 

properties, promote unique retail venues, and create additional opportunities for mixed-use 

which is the direction of change in Remington. 

 

2. The needs of Baltimore City 

The proposed B-1-2 zoning district supports the City’s master plan to strengthen 

neighborhoods, strategically redevelop vacant properties throughout the City, to promote 
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unique retail venues, and create additional opportunities for mixed-use which is the direction of 

change in Remington.    

 

3. The needs of the particular neighborhood in the vicinity of the proposed changes 

The proposed B-1-2 zoning district also supports the specific neighborhood needs to provide 

for additional commercial uses in the area by creating a mixed-use walkable neighborhood that 

allows people to live, work and play in the same neighborhood while expanding the small 

business opportunities. On August 6, 2015, the Planning Commission adopted the Zoning and 

Land Use Study in the Remington Central Business Area (Appendix 1).  

 

Over the past several years the Department of Planning staff has been working with several 

stakeholders on a neighborhood plan for the Remington neighborhood.  Though the plan is still 

in process, one of the visions for the neighborhood expressed by many stakeholders is to have a 

walkable, mixed-use neighborhood that could include either new construction or reuse of 

vacant properties.  

 

In addition, the City is undergoing a comprehensive rezoning process, which includes new 

zoning categories and map recommendations. The Zoning and Land Use Study was based on 

the neighborhood plan work and was completed by staff to assess the existing multiple zoning 

categories and land uses, as well as the TransForm recommendations for the neighborhood. 

This neighborhood-wide study also documents several larger development projects and 

proposals, as well as, allows staff to better understand the adjacencies of the multiple land uses 

that exist within Remington.  Further, the study considers many smaller parcels and identifies 

opportunities for rezoning and land use changes for these parcels, consistent with a residential, 

mixed-use community. 

 

Delineation of the Neighborhood 

The first step in considering whether there is a substantial change in the character of the 

neighborhood such as to justify a piecemeal rezoning request is to define or delineate the 

relevant neighborhood.  The following maps represent what we believe constitutes the relevant 

neighborhood for Remington.  The neighborhood boundaries, as shown in the map below, are 

based a Neighborhood Statistical Areas (a Census Geography).  We use these boundaries for 

statistical analysis and for general definitions of neighborhoods.  For planning purposes, these 

boundaries include both sides of a boundary street.  In addition, the Planning Department will 

use broader areas than just a neighborhood to evaluate impact and change to a neighborhood.  

Changes that happen in one neighborhood may have substantial impact on an adjacent 

neighborhood 

 

As shown in the zoning and land use map on the following page, the Remington neighborhood 

has a mixture of zoning categories, including M-2-2, M-1-2, B-3-2, B-2-2, R-9, R-8, R-7 and 

R-6. The very nature of this mix in zoning category exemplifies the mix of land uses that in 

some cases predated the existing zoning code and are present in the neighborhood today. 
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The study showed that throughout the dense residentially zoned area and along major streets 

such as 28th Street, Huntingdon Avenue and Howard Street, there were many vacant storefront 

properties.  Though there has been some larger scale redevelopment and reoccupation of 

vacant homes, many storefront buildings, unless occupied with non-conforming uses or 

converted to residential, remain vacant.  Given the vision to create a dense walkable 

neighborhood the zoning and land use study recommends that these properties be rezoned in 

phases.  In addition, TransForm Baltimore also anticipated the reuse of the parcels for 

commercial use by a combination of neighborhood commercial conditional use and C-1 

zoning.  To address the corridors TransForm Baltimore also recommends downzoning some of 

the properties that are currently B-3-3 to the future C-1 which is a main street category.   

 

Overall, the study revealed that there is a healthy mix of land uses that lend themselves to a 

vibrant Remington in which one could actually live, work and play.  There are some zoning 

changes that will help further the goal of solidifying Remington as a walkable neighborhood 

that provides more services for the residents that live there and the surrounding areas. 

 

Maryland Land Use Article 10-304 (b)(1) and 10-304 (b)(2)  -Findings of 

Fact and Substantial Change 
 

Once the Planning Commission and BMZA report their findings and recommendations to the 

Mayor and City Council, the City Council shall make the following findings of fact for each 

property in City Council Bill #16-0734.  The Department of Planning Staff includes proposed 

Findings of Fact in this staff report, which the City Council may adopt.  The information 

outlined in this section was used to evaluate as to whether or not the proposed rezoning is in 

the interest of the public. The statute regarding the findings of fact is as follows: 

 

Land Use Article, § 10-304. Zoning regulations--Amendment, repeal, and reclassification, 

MD LAND USE § 10-304 

 

10-304 (b)(1) If the purpose and effect of a proposed map amendment is to change the 

zoning classification of particular property, the City Council shall make findings of fact 

that address: 

(i) population change; 

(ii) the availability of public facilities; 

(iii) present and future transportation patterns; 

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

(v) the recommendations of the Baltimore City Planning Commission and the Board; and 

(vi) the relationship of the proposed amendment to Baltimore City's plan. 

 

Below is the plat map included in the bill, which shows the location of each parcel and the 

Findings of Fact for each parcel included in the bill. 
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1. Population change- The Remington neighborhood has experienced many fluctuations 

in population since 1971.  The table below shows the population counts in Remington 

from the decennial Census since 1970. 

 

Remington Population Counts - 

Decennial Census (Census Tract 1207) 

1970 3,842 

1980 3,179 

1990 2,894 

2000 2,308 

2010 2,476 

 

 

As you can see, since 1970, the neighborhood experienced a steady decline in 

population, but in 2000, the population hit the lowest point of that period and began to 

trend upwards. Between the 2000 and 2010 Census periods there was a 6.8% 

population increase, which translates into 157 additional residents within Remington in 

the last 10 years. 

2. Availability of public facilities- The properties are well served by City services, with no 

expected impacts as a result of this rezoning.  There is no new construction proposed 

for this parcel.  Given the size of this parcel we, do not expect there to substantial 

changes or upgrades to the existing public infrastructure. 

3. Present and future transportation patterns- The existing transportation pattern of this 

area is not expected to change as a result of this rezoning.  Currently, there are no major 

street configurations proposed as a result of this rezoning.  The property is currently 

served by either bus, automobile, bicycle or pedestrian.  This is expected to be the 

future transportation pattern, no change from the impact of this rezoning.  All newly 

established uses will have to work with the Zoning office to determine the required 

parking as some may be eligible for a parking credit because the buildings were 

established prior to 1971 and provided no parking.  The lot sizes of the parcels in this 

rezoning proposal are relatively small and parking requirements, if any, would be 

minimal.  Though the exact future impact is not known at this time, some parts of 

Remington have Residential Permit Parking that restricts parking from 7 am to 7 pm. 

For those residential streets that do not have RPP, residents could work with the 

Parking Authority of Baltimore City (PABC) to potentially expand the program within 

the neighborhood. 

4. Compatibility with existing and proposed development for the area- The rezoning 

proposal will allow for development that is consistent with the existing small scale 

commercial establishments which exist throughout the Remington neighborhood.  It 

will also allow for business that complement and serve the many industrial business and 

residents in the area. Also, the proposal is consistent with proposed development in the 

area which typically consists of mixed-use, residential, commercial, and office uses.   
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5. Recommendations of the Baltimore City Planning Commission and the BMZA- For the 

above reasons, the Planning Department will recommend approval of the rezoning 

request to the Planning Commission. The BMZA has not yet commented on this bill. 

6. Relationship of the proposed amendment to Baltimore City's plan- As mentioned 

above, the proposed zoning changes are compatible with LIVE EARN PLAY LEARN, 

the City’s Master Plan.  

 

The City Council may grant the amendment to change the zoning classification based on a 

finding that there was either a substantial change in the character of the neighborhood where 

the property is located, or that there was a mistake in the existing zoning classification. In this 

case, the neighborhood is undergoing substantial change in character that is a reflected in the 

Planning Department analysis below.  

 

Land Use Article, § 10-304 (b) (2)-.Supporting Rezoning Based on Substantial Change in 

Character of the Neighborhood 

 

The State of Maryland Land Use Article, § 10-304. Zoning regulations--Amendment, repeal, 

and reclassification, MD LAND USE § 10-304 allows for the following: 

 

10-304 (b) (2) The City Council may grant the amendment to change the zoning 

classification based on a finding that there was: 

(i) a substantial change in the character of the neighborhood where the property is 

located; or 

(ii) a mistake in the existing zoning classification 

 

The justification for this parcel rezoning is based on substantial change in the neighborhood. 

Substantial Change in the character of the neighborhood can come from many sources.  The 

easiest to see if the physical construction of new buildings or the adaptive reuse of buildings.  

In the case of Remington, the change, not only includes those things, but the nuance of policy 

and the land use shifts that have occurred even within a property that may not have had a 

zoning change.  These subtle changes can cumulatively reflect the neighborhood character 

change that you see on the ground in the Remington neighborhood.   

 

Often times people confuse zoning and land use.  They are two different things.  The zoning 

category allows for the breadth of permitted or conditional uses on a parcel.  At any given time, 

a property owner could opt to apply for permits to use the property for any of the allowable 

land uses.  As shown in the adopted land use study, the Remington neighborhood has had a 

variety of zoning categories since 1971. Though the zoning itself has not changed often within 

the neighborhood, the land uses on the ground have changes through the years.  These changes 

have caused the character of the neighborhood to substantially change.  Both M-2 and B-3 

zoning categories are present in the Remington neighborhood.  These two categories are 

example of categories that have a breadth of land uses that can operate within its allowable 

zoning, but by merely changing land uses can alter the character of the neighborhood in a 

profound way. 
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Remington was built as a neighborhood with many industrial buildings with rowhouses often 

capped at the end of blocks with a rowhome that had a corner store configuration on the ground 

floor.  The industrial buildings were used for manufacturing and industrial uses (jobs) and the 

rowhouses for housing the families.  The corner store properties provided goods and services 

within the neighborhood.  As shown, the population at the time of the 1971 Zoning Code began 

to show steady decline until 2000.  The heavy industries moved out of the city, thus jobs began 

to leave.  As people left the neighborhood, then some of the corner stores began to close.  This 

shift caused a substantial change in neighborhood character.  

 

In 2000 the population slowly began to increase.  Over the past 16 years the popularity of the 

neighborhood as begun to rise.  Some of the former commercial and industrial areas became 

prime for residential or mixed use spaces.  In addition, some of the vacant industrial buildings 

switched from heavier industrial uses to more benign office commercial spaces or warehouse 

uses or were even adapted to neighborhood amenities, such as a garden center or restaurants.   

 

With this new found population growth the desire for more walk to services was back on the 

rise. In 2010, there was a major policy change that began to hinder the upward growth. In 

addition, the physical redevelopment and demand that the population growth was causing yet 

another substantial change in neighborhood character since 1971.  

 

Policy Change: City Zoning Code Text Amendment Highlighted the Need For Rezoning   

 

In 2010, the was a major policy shift in the  Zoning Code of Baltimore City that made it much 

harder for residentially zoned properties that could prove their past commercial land use to be 

re-occupied with a commercial land use.  Prior to 2010, the zoning code allowed for 

continuance or reestablishment of non-conforming uses. In 2010, the existing Zoning Code 

was amended to include stricter language regarding the discontinuance and abandonment of 

non-conforming uses.  The zoning code as amended does not allow a non-conforming use to be 

reestablished on the property if it has been discontinued for 12 consecutive months. At this 

point the nonconforming use status of the property will go away unless the zoning of a 

property is changed from a residential category to a commercial category.  The net effect of 

this 2010 amendment on properties with corner stores or non-residential purpose-built 

structures in residential zones is that they run the risk of losing their non-conformity and 

becoming vacant if they are not converted to use allowed in the residential zoning category. If 

left vacant they could become a blighting influence on the neighborhood. As shown in a 

previous chart, many of the parcels included in this rezoning bill are now indeed vacant.  

 

The B-1 zoning district is a neighborhood business district designation.  The permitted use list 

provides for a variety of residential, office and commercial uses that are suitable for smaller 

scale locations and streets.  This category does not include uses allowed in higher-density 

commercial categories such as liquor stores and taverns.  The allowable massing is governed 

by a Floor Area Ratio (FAR) of 2.5.  No front, rear or street corner setbacks are required.  No 

interior side yard setbacks are required, but if one is provided, it must be at least 10 feet. 
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The 2010 text amendment discussed above highlighted the need for the rezoning of these 

properties due to the shift of the neighborhood to mixed-use.    Before the text amendment, the 

need for the rezoning was not as pressing because the non-conforming commercial uses could 

be reestablished.  Now that this is not possible, and because of the separate change in the 

character of the neighborhood, the need to rezone these properties in keeping with the change 

is more obvious.    

 

The Remington neighborhood is undergoing substantial change with the reuse of some of the 

former industrial buildings and two major redevelopment proposals in the neighborhood: 

 

Major Projects That Lead to Substantial Change 

 

Adaptive Reuse/Conversion of Existing Industrial Buildings   

 

 2600 North Howard Street – In 2013, a former tire 

shop began renovations to become a mixed-us 

project that now houses a butcher shop, restaurant, 

and theater space. 

 

 

 

 2601 North Howard Street- In 2009, the former 

Census Building was redeveloped into Miller’s 

Court, a mixed-use development that features over 

30,000 square feet in office space and 40 

apartments. 

 

 

 

 2800 Sisson Street- In 2007, this former 

broom factory was converted to a garden 

center.  This use does not occupy the 

entirety of the building, giving room for 

future expansion or additional uses. 
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New Construction  

 

 Remington Row (both pictures to the right) – Now 

under construction, the recently approved Remington 

Row Planned Unit Development (PUD) at 2700 

Remington Avenue, is a mixed-use development that 

aligns with the existing mixed-use, neighborhood-

commercial character of the Remington 

neighborhood.  This PUD is 4.2 acres and is currently 

zoned both B-3-2 and R-9.  The development plan 

proposes 179,390 GSF of development, 108 

residential units for the entire project and includes a 

171 car garage. 

 

 

 25th Street Station (pictured below)- In 2010, the 

Mayor and City Council approved a PUD that called 

for the creation of a new mixed use development that 

includes 337,000 square feet of retail and 70-80 

residential units. Though the project has not moved 

forward, the creation of the Planned Unit 

Development shows the intent to redevelop a portion of the neighborhood into a large 

mixed-use development. 

 

 

 

 

 

 

 

 

In summary, these five major projects represent larger development moves within the 

Remington neighborhood, in addition to the 6.8% population increase between the 2000 and 

2010 Census.  These projects are dispersed and are all located at 28th Street or south, which 

encompasses the area in which the proposed multi-property rezoning is located.  The entire 

neighborhood has seen substantial growth and change that has primarily been centered in the 

lower half of the Remington neighborhood.  Two parcels, 200 West Lorraine and 201 West 

Lorraine are located on the corner at Howard Street and less than one block from the Miller’s 
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Court and tire shop redevelopments. Approximately, half of the parcels in this proposed 

rezoning are located on the 2600, 2700 and 2800 blocks of Huntingdon Avenue, which is 

within three blocks from the Remington Row development. 

 

The comprehensive rezoning in 1971 was based on the notion of separating different uses.  

Remington always includes a mix of different zoning categories, but the changes described in 

this report have involved bringing the residential, office, and retail uses together to a greater 

degree.  Since 1971, there has been major population decline, but in this neighborhood, since 

2000, there has been a striking shift in that residents are moving back.  One of the major causes 

of this positive trend is the change in the character of the neighborhood reflected in these major 

mixed-use projects that are in close proximity to the 12 properties included in City Council Bill 

#16-0734.  

 

 

 

Zoning Code, § 16-305- Public Interest and Other Considerations of the 

Requested Zoning Change  
 

According to the Zoning Code of Baltimore City the Planning Commission must find the 

following:  

 

Zoning Code, § 16-305. Required considerations — rezonings. 

 

16-305 (b) Change to be in public interest. 

The Board and the Planning Commission may not recommend the adoption of a proposed 

change in zoning classification unless they find that the adoption of the change is in the 

public interestand not solely for the interest of an applicant. 

 

16-305 (c) Additional considerations. 

The Board and the Planning Commission must also consider the following matters: 

(1) existing uses of property within the general area of the property in question; 

(2) the zoning classification of other property within the general area of the property in 

question; 

(3) the suitability of the property in question for the uses permitted under its existing 

zoning 

classification; and 

(4) 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. 

 

 

Zoning Code 16-305 (b) Change to be in public interest. 

In the analysis, which included the rezoning standards, showing that the requested zoning 

changes for each of the parcels listed in the City Council Bill #16-0734 does conform with the 

City Master Plan objectives to redevelop vacant properties, promote unique retail venues, and 
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encourage more opportunities for mixed-use development.  In addition, the requested zoning 

change for each of the parcels listed in the bill does meet the desired goals and vision for the 

Remington neighborhood as shown in the adopted land use study to make the neighborhood 

more walkable. In addition, as previously mentioned, Planning Staff has proposed Findings of 

Fact to the City Council in this staff report.  These proposed Findings of Fact were used in the 

analysis of each of the parcels included in City Council Bill #16-0734.  Based on this overall 

analysis, it is found that rezoning this parcel is found to be in the interest of the public and not 

solely for the interest of the applicant.  In approving the staff’s recommendation to approve 

City Council Bill #16-0734, it is thereby finding that the adoption of the change in zoning 

classification is in the public interest and meets Title 16-305 (b) of the Zoning Code of 

Baltimore City.  

 

 

Zoning Code 16-305 (c) Additional considerations. 

The Board and the Planning Commission must also consider the following matters: 

 

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

previous discussion on Land Use Article, § 10-305.  This analysis includes an existing 

land use map of the general area of the property in question.  This map is also included 

in Appendix I. 

 

(2) The zoning classification of other property within the general area of the property in 

question; See the previous discussion on Land Use Article, § 10-305.  This analysis 

includes an existing zoning map of the general area of the property in question.  This 

map is also included in Appendix I. 

 

(3.) The suitability of the property in question for the uses permitted under its existing 

zoning classification; The property included in this zoning bill is what we would refer 

to as a “corner store” property.  What this means is that the building on the property 

was “purpose built” to be used for a ground floor commercial use. The design of this 

property is commercial in character and the design deviates from the other adjacent 

buildings on the interior of the block that were designed as residential homes. Under the 

residential zoning the properties in questions would have to be modified for residential 

use, typically reducing the size of the front storefont window, removing awnings or 

signage. The following chart shows the specific parcels included.  
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(4.) 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. Refer to the discussion on Substantial 

Change in the Findings of Fact section above. 

  

Property Address Approximate Lot 
Size (sqft) 

Existing 
Zoning 

Current 1st Floor Use 

2623 Huntingdon Avenue 2623 R-7 Residence 

2701 Huntingdon Avenue 2250 R-7 Business 

200 West Lorraine Avenue 1300 R-8 Vacant 

201 West Lorraine Avenue 1512 R-8 Vacant 

2658 Huntingdon Avenue 1050 R-8 Vacant 

2740 Huntingdon Avenue 2100 R-8 Vacant 

2745 Huntingdon Avenue 1500 R-8 Vacant 

2800 Huntingdon Avenue 2100 R-8 Vacant 

2648 Hampden Avenue 1050 R-8 Residence 

501 West 27th Street 1050 R-8 Vacant 

2656 Miles Avenue 1440 R-9 Vacant 

2743 Miles Avenue 1300 R-9 Business 
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2740 Huntingdon Avenue 

 

2740 Huntingdon Ave. is a 2100 ft.2 parcel at the southwest corner of W. 28th Street and 

Huntingdon Ave. 28th Street is a major thoroughfare in the Remington neighborhood. The two 

story structure on this parcel is 2978 ft.2.  

 

The oldest record of the use of this property dates back to 1947 where it list the uses as a tavern 

and dwelling unit. In 1947, the building was approved to be expanded with a rear addition. 

Even after the 1971 comprehensive zoning for Baltimore, this property has had non-

conforming uses including a carry-out/restaurant in 2002 and continued through 2005 when the 

owner changed.  

 

This property is located one block west of the Remington Row PUD that will infuse the 

neighborhood with new residents, retail services, and offices for a variety of users. The now 

stalled 25th Street Station PUD is three blocks south of this location. Also nearby is Miller’s 

Court, a former manufacturing building that now houses 40 residences and over 30,000 ft.2 of 

office space and 2600 N. Howard St., a former tire shop that now houses a restaurant/butcher 

shop, non-profit office space and a theater.  

 

Maryland Land Use Article, § 10-305- Rezoning Standards for Review 

 
According to Maryland Land Use Article, Division I, Title 10 (Baltimore City Zoning), any 

proposed zoning changes must be referred to the Baltimore City Planning Commission and to 

the Board of Municipal and Zoning Appeals (BMZA), which must study the proposed changes 

in relation to the Plan, the needs of Baltimore City and the needs of the particular 

neighborhood in the vicinity of the proposed changes. The rezoning standards as set forth in 

Section 10-305 (a) (2) below are germane to each of the parcels.  

 

Land Use Article, § 10-305. Changes to boundaries of districts or zones, MD LAND 

USE § 10-305 (a) (2) The Planning Commission and the Board shall: 

(i) study the proposed changes in relation to: 

1. the plan; 

2. the needs of Baltimore City; and 

3. the needs of the particular neighborhood in the vicinity of the proposed changes; and 

(ii) report their findings and recommendations to the Mayor and City Council. 

 

1. The plan  
The Baltimore City Comprehensive Master Plan is not so specific as to recommend land use 

and/or zoning changes for the properties in question. But as stated previously, this request is in-

line with the goals and objectives of LIVE EARN PLAY LEARN to redevelop vacant 

properties, promote unique retail venues, and create additional opportunities for mixed-use 

which is the direction of change in Remington. 

 

2. The needs of Baltimore City 
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The proposed B-1-2 zoning district supports the City’s master plan to strengthen 

neighborhoods, strategically redevelop vacant properties throughout the City, to promote 

unique retail venues, and create additional opportunities for mixed-use which is the direction of 

change in Remington.    

 

3. The needs of the particular neighborhood in the vicinity of the proposed changes 

The proposed B-1-2 zoning district also supports the specific neighborhood needs to provide 

for additional commercial uses in the area by creating a mixed-use walkable neighborhood that 

allows people to live, work and play in the same neighborhood while expanding the small 

business opportunities. On August 6, 2015, the Planning Commission adopted the Zoning and 

Land Use Study in the Remington Central Business Area (Appendix 1).  

 

Over the past several years the Department of Planning staff has been working with several 

stakeholders on a neighborhood plan for the Remington neighborhood.  Though the plan is still 

in process, one of the visions for the neighborhood expressed by many stakeholders is to have a 

walkable, mixed-use neighborhood that could include either new construction or reuse of 

vacant properties.  

 

In addition, the City is undergoing a comprehensive rezoning process, which includes new 

zoning categories and map recommendations. The Zoning and Land Use Study was based on 

the neighborhood plan work and was completed by staff to assess the existing multiple zoning 

categories and land uses, as well as the TransForm recommendations for the neighborhood. 

This neighborhood-wide study also documents several larger development projects and 

proposals, as well as, allows staff to better understand the adjacencies of the multiple land uses 

that exist within Remington.  Further, the study considers many smaller parcels and identifies 

opportunities for rezoning and land use changes for these parcels, consistent with a residential, 

mixed-use community. 

 

Delineation of the Neighborhood 

The first step in considering whether there is a substantial change in the character of the 

neighborhood such as to justify a piecemeal rezoning request is to define or delineate the 

relevant neighborhood.  The following maps represent what we believe constitutes the relevant 

neighborhood for Remington.  The neighborhood boundaries, as shown in the map below, are 

based a Neighborhood Statistical Areas (a Census Geography).  We use these boundaries for 

statistical analysis and for general definitions of neighborhoods.  For planning purposes, these 

boundaries include both sides of a boundary street.  In addition, the Planning Department will 

use broader areas than just a neighborhood to evaluate impact and change to a neighborhood.  

Changes that happen in one neighborhood may have substantial impact on an adjacent 

neighborhood 

 

As shown in the zoning and land use map on the following page, the Remington neighborhood 

has a mixture of zoning categories, including M-2-2, M-1-2, B-3-2, B-2-2, R-9, R-8, R-7 and 

R-6. The very nature of this mix in zoning category exemplifies the mix of land uses that in 

some cases predated the existing zoning code and are present in the neighborhood today. 
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The study showed that throughout the dense residentially zoned area and along major streets 

such as 28th Street, Huntingdon Avenue and Howard Street, there were many vacant storefront 

properties.  Though there has been some larger scale redevelopment and reoccupation of 

vacant homes, many storefront buildings, unless occupied with non-conforming uses or 

converted to residential, remain vacant.  Given the vision to create a dense walkable 

neighborhood the zoning and land use study recommends that these properties be rezoned in 

phases.  In addition, TransForm Baltimore also anticipated the reuse of the parcels for 

commercial use by a combination of neighborhood commercial conditional use and C-1 

zoning.  To address the corridors TransForm Baltimore also recommends downzoning some of 

the properties that are currently B-3-3 to the future C-1 which is a main street category.   

 

Overall, the study revealed that there is a healthy mix of land uses that lend themselves to a 

vibrant Remington in which one could actually live, work and play.  There are some zoning 

changes that will help further the goal of solidifying Remington as a walkable neighborhood 

that provides more services for the residents that live there and the surrounding areas. 

 

Maryland Land Use Article 10-304 (b)(1) and 10-304 (b)(2)  -Findings of 

Fact and Substantial Change 
 

Once the Planning Commission and BMZA report their findings and recommendations to the 

Mayor and City Council, the City Council shall make the following findings of fact for each 

property in City Council Bill #16-0734.  The Department of Planning Staff includes proposed 

Findings of Fact in this staff report, which the City Council may adopt.  The information 

outlined in this section was used to evaluate as to whether or not the proposed rezoning is in 

the interest of the public. The statute regarding the findings of fact is as follows: 

 

Land Use Article, § 10-304. Zoning regulations--Amendment, repeal, and reclassification, 

MD LAND USE § 10-304 

 

10-304 (b)(1) If the purpose and effect of a proposed map amendment is to change the 

zoning classification of particular property, the City Council shall make findings of fact 

that address: 

(i) population change; 

(ii) the availability of public facilities; 

(iii) present and future transportation patterns; 

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

(v) the recommendations of the Baltimore City Planning Commission and the Board; and 

(vi) the relationship of the proposed amendment to Baltimore City's plan. 

 

Below is the plat map included in the bill, which shows the location of each parcel and the 

Findings of Fact for each parcel included in the bill. 
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1. Population change- The Remington neighborhood has experienced many fluctuations 

in population since 1971.  The table below shows the population counts in Remington 

from the decennial Census since 1970. 

 

Remington Population Counts - 

Decennial Census (Census Tract 1207) 

1970 3,842 

1980 3,179 

1990 2,894 

2000 2,308 

2010 2,476 

 

 

As you can see, since 1970, the neighborhood experienced a steady decline in 

population, but in 2000, the population hit the lowest point of that period and began to 

trend upwards. Between the 2000 and 2010 Census periods there was a 6.8% 

population increase, which translates into 157 additional residents within Remington in 

the last 10 years. 

2. Availability of public facilities- The properties are well served by City services, with no 

expected impacts as a result of this rezoning.  There is no new construction proposed 

for this parcel.  Given the size of this parcel we, do not expect there to substantial 

changes or upgrades to the existing public infrastructure. 

3. Present and future transportation patterns- The existing transportation pattern of this 

area is not expected to change as a result of this rezoning.  Currently, there are no major 

street configurations proposed as a result of this rezoning.  The property is currently 

served by either bus, automobile, bicycle or pedestrian.  This is expected to be the 

future transportation pattern, no change from the impact of this rezoning.  All newly 

established uses will have to work with the Zoning office to determine the required 

parking as some may be eligible for a parking credit because the buildings were 

established prior to 1971 and provided no parking.  The lot sizes of the parcels in this 

rezoning proposal are relatively small and parking requirements, if any, would be 

minimal.  Though the exact future impact is not known at this time, some parts of 

Remington have Residential Permit Parking that restricts parking from 7 am to 7 pm. 

For those residential streets that do not have RPP, residents could work with the 

Parking Authority of Baltimore City (PABC) to potentially expand the program within 

the neighborhood. 

4. Compatibility with existing and proposed development for the area- The rezoning 

proposal will allow for development that is consistent with the existing small scale 

commercial establishments which exist throughout the Remington neighborhood.  It 

will also allow for business that complement and serve the many industrial business and 

residents in the area. Also, the proposal is consistent with proposed development in the 

area which typically consists of mixed-use, residential, commercial, and office uses.   
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5. Recommendations of the Baltimore City Planning Commission and the BMZA- For the 

above reasons, the Planning Department will recommend approval of the rezoning 

request to the Planning Commission. The BMZA has not yet commented on this bill. 

6. Relationship of the proposed amendment to Baltimore City's plan- As mentioned 

above, the proposed zoning changes are compatible with LIVE EARN PLAY LEARN, 

the City’s Master Plan.  

 

The City Council may grant the amendment to change the zoning classification based on a 

finding that there was either a substantial change in the character of the neighborhood where 

the property is located, or that there was a mistake in the existing zoning classification. In this 

case, the neighborhood is undergoing substantial change in character that is a reflected in the 

Planning Department analysis below.  

 

Land Use Article, § 10-304 (b) (2)-.Supporting Rezoning Based on Substantial Change in 

Character of the Neighborhood 

 

The State of Maryland Land Use Article, § 10-304. Zoning regulations--Amendment, repeal, 

and reclassification, MD LAND USE § 10-304 allows for the following: 

 

10-304 (b) (2) The City Council may grant the amendment to change the zoning 

classification based on a finding that there was: 

(i) a substantial change in the character of the neighborhood where the property is 

located; or 

(ii) a mistake in the existing zoning classification 

 

The justification for this parcel rezoning is based on substantial change in the neighborhood. 

Substantial Change in the character of the neighborhood can come from many sources.  The 

easiest to see if the physical construction of new buildings or the adaptive reuse of buildings.  

In the case of Remington, the change, not only includes those things, but the nuance of policy 

and the land use shifts that have occurred even within a property that may not have had a 

zoning change.  These subtle changes can cumulatively reflect the neighborhood character 

change that you see on the ground in the Remington neighborhood.   

 

Often times people confuse zoning and land use.  They are two different things.  The zoning 

category allows for the breadth of permitted or conditional uses on a parcel.  At any given time, 

a property owner could opt to apply for permits to use the property for any of the allowable 

land uses.  As shown in the adopted land use study, the Remington neighborhood has had a 

variety of zoning categories since 1971. Though the zoning itself has not changed often within 

the neighborhood, the land uses on the ground have changes through the years.  These changes 

have caused the character of the neighborhood to substantially change.  Both M-2 and B-3 

zoning categories are present in the Remington neighborhood.  These two categories are 

example of categories that have a breadth of land uses that can operate within its allowable 

zoning, but by merely changing land uses can alter the character of the neighborhood in a 

profound way. 
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Remington was built as a neighborhood with many industrial buildings with rowhouses often 

capped at the end of blocks with a rowhome that had a corner store configuration on the ground 

floor.  The industrial buildings were used for manufacturing and industrial uses (jobs) and the 

rowhouses for housing the families.  The corner store properties provided goods and services 

within the neighborhood.  As shown, the population at the time of the 1971 Zoning Code began 

to show steady decline until 2000.  The heavy industries moved out of the city, thus jobs began 

to leave.  As people left the neighborhood, then some of the corner stores began to close.  This 

shift caused a substantial change in neighborhood character.  

 

In 2000 the population slowly began to increase.  Over the past 16 years the popularity of the 

neighborhood as begun to rise.  Some of the former commercial and industrial areas became 

prime for residential or mixed use spaces.  In addition, some of the vacant industrial buildings 

switched from heavier industrial uses to more benign office commercial spaces or warehouse 

uses or were even adapted to neighborhood amenities, such as a garden center or restaurants.   

 

With this new found population growth the desire for more walk to services was back on the 

rise. In 2010, there was a major policy change that began to hinder the upward growth. In 

addition, the physical redevelopment and demand that the population growth was causing yet 

another substantial change in neighborhood character since 1971.  

 

Policy Change: City Zoning Code Text Amendment Highlighted the Need For Rezoning   

 

In 2010, the was a major policy shift in the  Zoning Code of Baltimore City that made it much 

harder for residentially zoned properties that could prove their past commercial land use to be 

re-occupied with a commercial land use.  Prior to 2010, the zoning code allowed for 

continuance or reestablishment of non-conforming uses. In 2010, the existing Zoning Code 

was amended to include stricter language regarding the discontinuance and abandonment of 

non-conforming uses.  The zoning code as amended does not allow a non-conforming use to be 

reestablished on the property if it has been discontinued for 12 consecutive months. At this 

point the nonconforming use status of the property will go away unless the zoning of a 

property is changed from a residential category to a commercial category.  The net effect of 

this 2010 amendment on properties with corner stores or non-residential purpose-built 

structures in residential zones is that they run the risk of losing their non-conformity and 

becoming vacant if they are not converted to use allowed in the residential zoning category. If 

left vacant they could become a blighting influence on the neighborhood. As shown in a 

previous chart, many of the parcels included in this rezoning bill are now indeed vacant.  

 

The B-1 zoning district is a neighborhood business district designation.  The permitted use list 

provides for a variety of residential, office and commercial uses that are suitable for smaller 

scale locations and streets.  This category does not include uses allowed in higher-density 

commercial categories such as liquor stores and taverns.  The allowable massing is governed 

by a Floor Area Ratio (FAR) of 2.5.  No front, rear or street corner setbacks are required.  No 

interior side yard setbacks are required, but if one is provided, it must be at least 10 feet. 
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The 2010 text amendment discussed above highlighted the need for the rezoning of these 

properties due to the shift of the neighborhood to mixed-use.    Before the text amendment, the 

need for the rezoning was not as pressing because the non-conforming commercial uses could 

be reestablished.  Now that this is not possible, and because of the separate change in the 

character of the neighborhood, the need to rezone these properties in keeping with the change 

is more obvious.    

 

The Remington neighborhood is undergoing substantial change with the reuse of some of the 

former industrial buildings and two major redevelopment proposals in the neighborhood: 

 

Major Projects That Lead to Substantial Change 

 

Adaptive Reuse/Conversion of Existing Industrial Buildings   

 

 2600 North Howard Street – In 2013, a former tire 

shop began renovations to become a mixed-us 

project that now houses a butcher shop, restaurant, 

and theater space. 

 

 

 

 2601 North Howard Street- In 2009, the former 

Census Building was redeveloped into Miller’s 

Court, a mixed-use development that features over 

30,000 square feet in office space and 40 

apartments. 

 

 

 

 2800 Sisson Street- In 2007, this former 

broom factory was converted to a garden 

center.  This use does not occupy the 

entirety of the building, giving room for 

future expansion or additional uses. 

 

 

 

 

 

 



City Council Bill #16-0734/Rezoning –Certain Properties in the Remington Central Business Area 

 
85 

 

New Construction  

 

 Remington Row (both pictures to the right) – Now 

under construction, the recently approved Remington 

Row Planned Unit Development (PUD) at 2700 

Remington Avenue, is a mixed-use development that 

aligns with the existing mixed-use, neighborhood-

commercial character of the Remington 

neighborhood.  This PUD is 4.2 acres and is currently 

zoned both B-3-2 and R-9.  The development plan 

proposes 179,390 GSF of development, 108 

residential units for the entire project and includes a 

171 car garage. 

 

 

 25th Street Station (pictured below)- In 2010, the 

Mayor and City Council approved a PUD that called 

for the creation of a new mixed use development that 

includes 337,000 square feet of retail and 70-80 

residential units. Though the project has not moved 

forward, the creation of the Planned Unit 

Development shows the intent to redevelop a portion of the neighborhood into a large 

mixed-use development. 

 

 

 

 

 

 

 

 

In summary, these five major projects represent larger development moves within the 

Remington neighborhood, in addition to the 6.8% population increase between the 2000 and 

2010 Census.  These projects are dispersed and are all located at 28th Street or south, which 

encompasses the area in which the proposed multi-property rezoning is located.  The entire 

neighborhood has seen substantial growth and change that has primarily been centered in the 

lower half of the Remington neighborhood.  Two parcels, 200 West Lorraine and 201 West 

Lorraine are located on the corner at Howard Street and less than one block from the Miller’s 
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Court and tire shop redevelopments. Approximately, half of the parcels in this proposed 

rezoning are located on the 2600, 2700 and 2800 blocks of Huntingdon Avenue, which is 

within three blocks from the Remington Row development. 

 

The comprehensive rezoning in 1971 was based on the notion of separating different uses.  

Remington always includes a mix of different zoning categories, but the changes described in 

this report have involved bringing the residential, office, and retail uses together to a greater 

degree.  Since 1971, there has been major population decline, but in this neighborhood, since 

2000, there has been a striking shift in that residents are moving back.  One of the major causes 

of this positive trend is the change in the character of the neighborhood reflected in these major 

mixed-use projects that are in close proximity to the 12 properties included in City Council Bill 

#16-0734.  

 

 

 

Zoning Code, § 16-305- Public Interest and Other Considerations of the 

Requested Zoning Change  
 

According to the Zoning Code of Baltimore City the Planning Commission must find the 

following:  

 

Zoning Code, § 16-305. Required considerations — rezonings. 

 

16-305 (b) Change to be in public interest. 

The Board and the Planning Commission may not recommend the adoption of a proposed 

change in zoning classification unless they find that the adoption of the change is in the 

public interestand not solely for the interest of an applicant. 

 

16-305 (c) Additional considerations. 

The Board and the Planning Commission must also consider the following matters: 

(1) existing uses of property within the general area of the property in question; 

(2) the zoning classification of other property within the general area of the property in 

question; 

(3) the suitability of the property in question for the uses permitted under its existing 

zoning 

classification; and 

(4) 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. 

 

 

Zoning Code 16-305 (b) Change to be in public interest. 

In the analysis, which included the rezoning standards, showing that the requested zoning 

changes for each of the parcels listed in the City Council Bill #16-0734 does conform with the 

City Master Plan objectives to redevelop vacant properties, promote unique retail venues, and 
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encourage more opportunities for mixed-use development.  In addition, the requested zoning 

change for each of the parcels listed in the bill does meet the desired goals and vision for the 

Remington neighborhood as shown in the adopted land use study to make the neighborhood 

more walkable. In addition, as previously mentioned, Planning Staff has proposed Findings of 

Fact to the City Council in this staff report.  These proposed Findings of Fact were used in the 

analysis of each of the parcels included in City Council Bill #16-0734.  Based on this overall 

analysis, it is found that rezoning this parcel is found to be in the interest of the public and not 

solely for the interest of the applicant.  In approving the staff’s recommendation to approve 

City Council Bill #16-0734, it is thereby finding that the adoption of the change in zoning 

classification is in the public interest and meets Title 16-305 (b) of the Zoning Code of 

Baltimore City.  

 

 

Zoning Code 16-305 (c) Additional considerations. 

The Board and the Planning Commission must also consider the following matters: 

 

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

previous discussion on Land Use Article, § 10-305.  This analysis includes an existing 

land use map of the general area of the property in question.  This map is also included 

in Appendix I. 

 

(2) The zoning classification of other property within the general area of the property in 

question; See the previous discussion on Land Use Article, § 10-305.  This analysis 

includes an existing zoning map of the general area of the property in question.  This 

map is also included in Appendix I. 

 

(3.) The suitability of the property in question for the uses permitted under its existing 

zoning classification; The property included in this zoning bill is what we would refer 

to as a “corner store” property.  What this means is that the building on the property 

was “purpose built” to be used for a ground floor commercial use. The design of this 

property is commercial in character and the design deviates from the other adjacent 

buildings on the interior of the block that were designed as residential homes. Under the 

residential zoning the properties in questions would have to be modified for residential 

use, typically reducing the size of the front storefont window, removing awnings or 

signage. The following chart shows the specific parcels included.  
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(4.) 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. Refer to the discussion on Substantial 

Change in the Findings of Fact section above. 

  

Property Address Approximate Lot 
Size (sqft) 

Existing 
Zoning 

Current 1st Floor Use 

2623 Huntingdon Avenue 2623 R-7 Residence 

2701 Huntingdon Avenue 2250 R-7 Business 

200 West Lorraine Avenue 1300 R-8 Vacant 

201 West Lorraine Avenue 1512 R-8 Vacant 

2658 Huntingdon Avenue 1050 R-8 Vacant 

2740 Huntingdon Avenue 2100 R-8 Vacant 

2745 Huntingdon Avenue 1500 R-8 Vacant 

2800 Huntingdon Avenue 2100 R-8 Vacant 

2648 Hampden Avenue 1050 R-8 Residence 

501 West 27th Street 1050 R-8 Vacant 

2656 Miles Avenue 1440 R-9 Vacant 

2743 Miles Avenue 1300 R-9 Business 
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2745 Huntingdon Avenue 

 

2745 Huntingdon Ave. is a 1500 ft.2 parcel at the southeast corner of W. 28th Street and 

Huntingdon Ave. 28th Street is a major thoroughfare in Remington. The two story structure 

encompasses 2136 ft.2.  

 

The oldest use record for this property dates back to 1967 when it was being used as a tire shop 

and a dwelling unit. In 1982 and 1988, years after the comprehensive zoning for Baltimore, 

this property continued to be used for the sale and storage of tires. In 1997 a permit was filed to 

consolidate the 2745 Huntingdon with the neighboring parcel, remove the dwelling unit and 

use the entire property for a retail tire service store.  

 

This property is located one block west of the Remington Row PUD that will infuse the 

neighborhood with new residents, retail services, and offices for a variety of users. The now 

stalled 25th Street Station PUD is three blocks south of this location. Also nearby is Miller’s 

Court, a former manufacturing building that now houses 40 residences and over 30,000 ft.2 of 

office space and 2600 N. Howard St., a former tire shop that now houses a restaurant/butcher 

shop, non-profit office space and a theater. 

Maryland Land Use Article, § 10-305- Rezoning Standards for Review 

 
According to Maryland Land Use Article, Division I, Title 10 (Baltimore City Zoning), any 

proposed zoning changes must be referred to the Baltimore City Planning Commission and to 

the Board of Municipal and Zoning Appeals (BMZA), which must study the proposed changes 

in relation to the Plan, the needs of Baltimore City and the needs of the particular 

neighborhood in the vicinity of the proposed changes. The rezoning standards as set forth in 

Section 10-305 (a) (2) below are germane to each of the parcels.  

 

Land Use Article, § 10-305. Changes to boundaries of districts or zones, MD LAND 

USE § 10-305 (a) (2) The Planning Commission and the Board shall: 

(i) study the proposed changes in relation to: 

1. the plan; 

2. the needs of Baltimore City; and 

3. the needs of the particular neighborhood in the vicinity of the proposed changes; and 

(ii) report their findings and recommendations to the Mayor and City Council. 

 

1. The plan  
The Baltimore City Comprehensive Master Plan is not so specific as to recommend land use 

and/or zoning changes for the properties in question. But as stated previously, this request is in-

line with the goals and objectives of LIVE EARN PLAY LEARN to redevelop vacant 

properties, promote unique retail venues, and create additional opportunities for mixed-use 

which is the direction of change in Remington. 

 

2. The needs of Baltimore City 
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The proposed B-1-2 zoning district supports the City’s master plan to strengthen 

neighborhoods, strategically redevelop vacant properties throughout the City, to promote 

unique retail venues, and create additional opportunities for mixed-use which is the direction of 

change in Remington.    

 

3. The needs of the particular neighborhood in the vicinity of the proposed changes 

The proposed B-1-2 zoning district also supports the specific neighborhood needs to provide 

for additional commercial uses in the area by creating a mixed-use walkable neighborhood that 

allows people to live, work and play in the same neighborhood while expanding the small 

business opportunities. On August 6, 2015, the Planning Commission adopted the Zoning and 

Land Use Study in the Remington Central Business Area (Appendix 1).  

 

Over the past several years the Department of Planning staff has been working with several 

stakeholders on a neighborhood plan for the Remington neighborhood.  Though the plan is still 

in process, one of the visions for the neighborhood expressed by many stakeholders is to have a 

walkable, mixed-use neighborhood that could include either new construction or reuse of 

vacant properties.  

 

In addition, the City is undergoing a comprehensive rezoning process, which includes new 

zoning categories and map recommendations. The Zoning and Land Use Study was based on 

the neighborhood plan work and was completed by staff to assess the existing multiple zoning 

categories and land uses, as well as the TransForm recommendations for the neighborhood. 

This neighborhood-wide study also documents several larger development projects and 

proposals, as well as, allows staff to better understand the adjacencies of the multiple land uses 

that exist within Remington.  Further, the study considers many smaller parcels and identifies 

opportunities for rezoning and land use changes for these parcels, consistent with a residential, 

mixed-use community. 

 

Delineation of the Neighborhood 

The first step in considering whether there is a substantial change in the character of the 

neighborhood such as to justify a piecemeal rezoning request is to define or delineate the 

relevant neighborhood.  The following maps represent what we believe constitutes the relevant 

neighborhood for Remington.  The neighborhood boundaries, as shown in the map below, are 

based a Neighborhood Statistical Areas (a Census Geography).  We use these boundaries for 

statistical analysis and for general definitions of neighborhoods.  For planning purposes, these 

boundaries include both sides of a boundary street.  In addition, the Planning Department will 

use broader areas than just a neighborhood to evaluate impact and change to a neighborhood.  

Changes that happen in one neighborhood may have substantial impact on an adjacent 

neighborhood 

 

As shown in the zoning and land use map on the following page, the Remington neighborhood 

has a mixture of zoning categories, including M-2-2, M-1-2, B-3-2, B-2-2, R-9, R-8, R-7 and 

R-6. The very nature of this mix in zoning category exemplifies the mix of land uses that in 

some cases predated the existing zoning code and are present in the neighborhood today. 
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City Council Bill #16-0734/Rezoning –Certain Properties in the Remington Central Business Area 

 
92 
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The study showed that throughout the dense residentially zoned area and along major streets 

such as 28th Street, Huntingdon Avenue and Howard Street, there were many vacant storefront 

properties.  Though there has been some larger scale redevelopment and reoccupation of 

vacant homes, many storefront buildings, unless occupied with non-conforming uses or 

converted to residential, remain vacant.  Given the vision to create a dense walkable 

neighborhood the zoning and land use study recommends that these properties be rezoned in 

phases.  In addition, TransForm Baltimore also anticipated the reuse of the parcels for 

commercial use by a combination of neighborhood commercial conditional use and C-1 

zoning.  To address the corridors TransForm Baltimore also recommends downzoning some of 

the properties that are currently B-3-3 to the future C-1 which is a main street category.   

 

Overall, the study revealed that there is a healthy mix of land uses that lend themselves to a 

vibrant Remington in which one could actually live, work and play.  There are some zoning 

changes that will help further the goal of solidifying Remington as a walkable neighborhood 

that provides more services for the residents that live there and the surrounding areas. 

 

Maryland Land Use Article 10-304 (b)(1) and 10-304 (b)(2)  -Findings of 

Fact and Substantial Change 
 

Once the Planning Commission and BMZA report their findings and recommendations to the 

Mayor and City Council, the City Council shall make the following findings of fact for each 

property in City Council Bill #16-0734.  The Department of Planning Staff includes proposed 

Findings of Fact in this staff report, which the City Council may adopt.  The information 

outlined in this section was used to evaluate as to whether or not the proposed rezoning is in 

the interest of the public. The statute regarding the findings of fact is as follows: 

 

Land Use Article, § 10-304. Zoning regulations--Amendment, repeal, and reclassification, 

MD LAND USE § 10-304 

 

10-304 (b)(1) If the purpose and effect of a proposed map amendment is to change the 

zoning classification of particular property, the City Council shall make findings of fact 

that address: 

(i) population change; 

(ii) the availability of public facilities; 

(iii) present and future transportation patterns; 

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

(v) the recommendations of the Baltimore City Planning Commission and the Board; and 

(vi) the relationship of the proposed amendment to Baltimore City's plan. 

 

Below is the plat map included in the bill, which shows the location of each parcel and the 

Findings of Fact for each parcel included in the bill. 
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1. Population change- The Remington neighborhood has experienced many fluctuations 

in population since 1971.  The table below shows the population counts in Remington 

from the decennial Census since 1970. 

 

Remington Population Counts - 

Decennial Census (Census Tract 1207) 

1970 3,842 

1980 3,179 

1990 2,894 

2000 2,308 

2010 2,476 

 

 

As you can see, since 1970, the neighborhood experienced a steady decline in 

population, but in 2000, the population hit the lowest point of that period and began to 

trend upwards. Between the 2000 and 2010 Census periods there was a 6.8% 

population increase, which translates into 157 additional residents within Remington in 

the last 10 years. 

2. Availability of public facilities- The properties are well served by City services, with no 

expected impacts as a result of this rezoning.  There is no new construction proposed 

for this parcel.  Given the size of this parcel we, do not expect there to substantial 

changes or upgrades to the existing public infrastructure. 

3. Present and future transportation patterns- The existing transportation pattern of this 

area is not expected to change as a result of this rezoning.  Currently, there are no major 

street configurations proposed as a result of this rezoning.  The property is currently 

served by either bus, automobile, bicycle or pedestrian.  This is expected to be the 

future transportation pattern, no change from the impact of this rezoning.  All newly 

established uses will have to work with the Zoning office to determine the required 

parking as some may be eligible for a parking credit because the buildings were 

established prior to 1971 and provided no parking.  The lot sizes of the parcels in this 

rezoning proposal are relatively small and parking requirements, if any, would be 

minimal.  Though the exact future impact is not known at this time, some parts of 

Remington have Residential Permit Parking that restricts parking from 7 am to 7 pm. 

For those residential streets that do not have RPP, residents could work with the 

Parking Authority of Baltimore City (PABC) to potentially expand the program within 

the neighborhood. 

4. Compatibility with existing and proposed development for the area- The rezoning 

proposal will allow for development that is consistent with the existing small scale 

commercial establishments which exist throughout the Remington neighborhood.  It 

will also allow for business that complement and serve the many industrial business and 

residents in the area. Also, the proposal is consistent with proposed development in the 

area which typically consists of mixed-use, residential, commercial, and office uses.   
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5. Recommendations of the Baltimore City Planning Commission and the BMZA- For the 

above reasons, the Planning Department will recommend approval of the rezoning 

request to the Planning Commission. The BMZA has not yet commented on this bill. 

6. Relationship of the proposed amendment to Baltimore City's plan- As mentioned 

above, the proposed zoning changes are compatible with LIVE EARN PLAY LEARN, 

the City’s Master Plan.  

 

The City Council may grant the amendment to change the zoning classification based on a 

finding that there was either a substantial change in the character of the neighborhood where 

the property is located, or that there was a mistake in the existing zoning classification. In this 

case, the neighborhood is undergoing substantial change in character that is a reflected in the 

Planning Department analysis below.  

 

Land Use Article, § 10-304 (b) (2)-.Supporting Rezoning Based on Substantial Change in 

Character of the Neighborhood 

 

The State of Maryland Land Use Article, § 10-304. Zoning regulations--Amendment, repeal, 

and reclassification, MD LAND USE § 10-304 allows for the following: 

 

10-304 (b) (2) The City Council may grant the amendment to change the zoning 

classification based on a finding that there was: 

(i) a substantial change in the character of the neighborhood where the property is 

located; or 

(ii) a mistake in the existing zoning classification 

 

The justification for this parcel rezoning is based on substantial change in the neighborhood. 

Substantial Change in the character of the neighborhood can come from many sources.  The 

easiest to see if the physical construction of new buildings or the adaptive reuse of buildings.  

In the case of Remington, the change, not only includes those things, but the nuance of policy 

and the land use shifts that have occurred even within a property that may not have had a 

zoning change.  These subtle changes can cumulatively reflect the neighborhood character 

change that you see on the ground in the Remington neighborhood.   

 

Often times people confuse zoning and land use.  They are two different things.  The zoning 

category allows for the breadth of permitted or conditional uses on a parcel.  At any given time, 

a property owner could opt to apply for permits to use the property for any of the allowable 

land uses.  As shown in the adopted land use study, the Remington neighborhood has had a 

variety of zoning categories since 1971. Though the zoning itself has not changed often within 

the neighborhood, the land uses on the ground have changes through the years.  These changes 

have caused the character of the neighborhood to substantially change.  Both M-2 and B-3 

zoning categories are present in the Remington neighborhood.  These two categories are 

example of categories that have a breadth of land uses that can operate within its allowable 

zoning, but by merely changing land uses can alter the character of the neighborhood in a 

profound way. 
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Remington was built as a neighborhood with many industrial buildings with rowhouses often 

capped at the end of blocks with a rowhome that had a corner store configuration on the ground 

floor.  The industrial buildings were used for manufacturing and industrial uses (jobs) and the 

rowhouses for housing the families.  The corner store properties provided goods and services 

within the neighborhood.  As shown, the population at the time of the 1971 Zoning Code began 

to show steady decline until 2000.  The heavy industries moved out of the city, thus jobs began 

to leave.  As people left the neighborhood, then some of the corner stores began to close.  This 

shift caused a substantial change in neighborhood character.  

 

In 2000 the population slowly began to increase.  Over the past 16 years the popularity of the 

neighborhood as begun to rise.  Some of the former commercial and industrial areas became 

prime for residential or mixed use spaces.  In addition, some of the vacant industrial buildings 

switched from heavier industrial uses to more benign office commercial spaces or warehouse 

uses or were even adapted to neighborhood amenities, such as a garden center or restaurants.   

 

With this new found population growth the desire for more walk to services was back on the 

rise. In 2010, there was a major policy change that began to hinder the upward growth. In 

addition, the physical redevelopment and demand that the population growth was causing yet 

another substantial change in neighborhood character since 1971.  

 

Policy Change: City Zoning Code Text Amendment Highlighted the Need For Rezoning   

 

In 2010, the was a major policy shift in the  Zoning Code of Baltimore City that made it much 

harder for residentially zoned properties that could prove their past commercial land use to be 

re-occupied with a commercial land use.  Prior to 2010, the zoning code allowed for 

continuance or reestablishment of non-conforming uses. In 2010, the existing Zoning Code 

was amended to include stricter language regarding the discontinuance and abandonment of 

non-conforming uses.  The zoning code as amended does not allow a non-conforming use to be 

reestablished on the property if it has been discontinued for 12 consecutive months. At this 

point the nonconforming use status of the property will go away unless the zoning of a 

property is changed from a residential category to a commercial category.  The net effect of 

this 2010 amendment on properties with corner stores or non-residential purpose-built 

structures in residential zones is that they run the risk of losing their non-conformity and 

becoming vacant if they are not converted to use allowed in the residential zoning category. If 

left vacant they could become a blighting influence on the neighborhood. As shown in a 

previous chart, many of the parcels included in this rezoning bill are now indeed vacant.  

 

The B-1 zoning district is a neighborhood business district designation.  The permitted use list 

provides for a variety of residential, office and commercial uses that are suitable for smaller 

scale locations and streets.  This category does not include uses allowed in higher-density 

commercial categories such as liquor stores and taverns.  The allowable massing is governed 

by a Floor Area Ratio (FAR) of 2.5.  No front, rear or street corner setbacks are required.  No 

interior side yard setbacks are required, but if one is provided, it must be at least 10 feet. 

 

 



City Council Bill #16-0734/Rezoning –Certain Properties in the Remington Central Business Area 

 
98 

The 2010 text amendment discussed above highlighted the need for the rezoning of these 

properties due to the shift of the neighborhood to mixed-use.    Before the text amendment, the 

need for the rezoning was not as pressing because the non-conforming commercial uses could 

be reestablished.  Now that this is not possible, and because of the separate change in the 

character of the neighborhood, the need to rezone these properties in keeping with the change 

is more obvious.    

 

The Remington neighborhood is undergoing substantial change with the reuse of some of the 

former industrial buildings and two major redevelopment proposals in the neighborhood: 

 

Major Projects That Lead to Substantial Change 

 

Adaptive Reuse/Conversion of Existing Industrial Buildings   

 

 2600 North Howard Street – In 2013, a former tire 

shop began renovations to become a mixed-us 

project that now houses a butcher shop, restaurant, 

and theater space. 

 

 

 

 2601 North Howard Street- In 2009, the former 

Census Building was redeveloped into Miller’s 

Court, a mixed-use development that features over 

30,000 square feet in office space and 40 

apartments. 

 

 

 

 2800 Sisson Street- In 2007, this former 

broom factory was converted to a garden 

center.  This use does not occupy the 

entirety of the building, giving room for 

future expansion or additional uses. 
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New Construction  

 

 Remington Row (both pictures to the right) – Now 

under construction, the recently approved Remington 

Row Planned Unit Development (PUD) at 2700 

Remington Avenue, is a mixed-use development that 

aligns with the existing mixed-use, neighborhood-

commercial character of the Remington 

neighborhood.  This PUD is 4.2 acres and is currently 

zoned both B-3-2 and R-9.  The development plan 

proposes 179,390 GSF of development, 108 

residential units for the entire project and includes a 

171 car garage. 

 

 

 25th Street Station (pictured below)- In 2010, the 

Mayor and City Council approved a PUD that called 

for the creation of a new mixed use development that 

includes 337,000 square feet of retail and 70-80 

residential units. Though the project has not moved 

forward, the creation of the Planned Unit 

Development shows the intent to redevelop a portion of the neighborhood into a large 

mixed-use development. 

 

 

 

 

 

 

 

 

In summary, these five major projects represent larger development moves within the 

Remington neighborhood, in addition to the 6.8% population increase between the 2000 and 

2010 Census.  These projects are dispersed and are all located at 28th Street or south, which 

encompasses the area in which the proposed multi-property rezoning is located.  The entire 

neighborhood has seen substantial growth and change that has primarily been centered in the 

lower half of the Remington neighborhood.  Two parcels, 200 West Lorraine and 201 West 

Lorraine are located on the corner at Howard Street and less than one block from the Miller’s 
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Court and tire shop redevelopments. Approximately, half of the parcels in this proposed 

rezoning are located on the 2600, 2700 and 2800 blocks of Huntingdon Avenue, which is 

within three blocks from the Remington Row development. 

 

The comprehensive rezoning in 1971 was based on the notion of separating different uses.  

Remington always includes a mix of different zoning categories, but the changes described in 

this report have involved bringing the residential, office, and retail uses together to a greater 

degree.  Since 1971, there has been major population decline, but in this neighborhood, since 

2000, there has been a striking shift in that residents are moving back.  One of the major causes 

of this positive trend is the change in the character of the neighborhood reflected in these major 

mixed-use projects that are in close proximity to the 12 properties included in City Council Bill 

#16-0734.  

 

 

 

Zoning Code, § 16-305- Public Interest and Other Considerations of the 

Requested Zoning Change  
 

According to the Zoning Code of Baltimore City the Planning Commission must find the 

following:  

 

Zoning Code, § 16-305. Required considerations — rezonings. 

 

16-305 (b) Change to be in public interest. 

The Board and the Planning Commission may not recommend the adoption of a proposed 

change in zoning classification unless they find that the adoption of the change is in the 

public interestand not solely for the interest of an applicant. 

 

16-305 (c) Additional considerations. 

The Board and the Planning Commission must also consider the following matters: 

(1) existing uses of property within the general area of the property in question; 

(2) the zoning classification of other property within the general area of the property in 

question; 

(3) the suitability of the property in question for the uses permitted under its existing 

zoning 

classification; and 

(4) 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. 

 

 

Zoning Code 16-305 (b) Change to be in public interest. 

In the analysis, which included the rezoning standards, showing that the requested zoning 

changes for each of the parcels listed in the City Council Bill #16-0734 does conform with the 

City Master Plan objectives to redevelop vacant properties, promote unique retail venues, and 
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encourage more opportunities for mixed-use development.  In addition, the requested zoning 

change for each of the parcels listed in the bill does meet the desired goals and vision for the 

Remington neighborhood as shown in the adopted land use study to make the neighborhood 

more walkable. In addition, as previously mentioned, Planning Staff has proposed Findings of 

Fact to the City Council in this staff report.  These proposed Findings of Fact were used in the 

analysis of each of the parcels included in City Council Bill #16-0734.  Based on this overall 

analysis, it is found that rezoning this parcel is found to be in the interest of the public and not 

solely for the interest of the applicant.  In approving the staff’s recommendation to approve 

City Council Bill #16-0734, it is thereby finding that the adoption of the change in zoning 

classification is in the public interest and meets Title 16-305 (b) of the Zoning Code of 

Baltimore City.  

 

 

Zoning Code 16-305 (c) Additional considerations. 

The Board and the Planning Commission must also consider the following matters: 

 

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

previous discussion on Land Use Article, § 10-305.  This analysis includes an existing 

land use map of the general area of the property in question.  This map is also included 

in Appendix I. 

 

(2) The zoning classification of other property within the general area of the property in 

question; See the previous discussion on Land Use Article, § 10-305.  This analysis 

includes an existing zoning map of the general area of the property in question.  This 

map is also included in Appendix I. 

 

(3.) The suitability of the property in question for the uses permitted under its existing 

zoning classification; The property included in this zoning bill is what we would refer 

to as a “corner store” property.  What this means is that the building on the property 

was “purpose built” to be used for a ground floor commercial use. The design of this 

property is commercial in character and the design deviates from the other adjacent 

buildings on the interior of the block that were designed as residential homes. Under the 

residential zoning the properties in questions would have to be modified for residential 

use, typically reducing the size of the front storefont window, removing awnings or 

signage. The following chart shows the specific parcels included.  
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(4.) 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. Refer to the discussion on Substantial 

Change in the Findings of Fact section above. 

  

Property Address Approximate Lot 
Size (sqft) 

Existing 
Zoning 

Current 1st Floor Use 

2623 Huntingdon Avenue 2623 R-7 Residence 

2701 Huntingdon Avenue 2250 R-7 Business 

200 West Lorraine Avenue 1300 R-8 Vacant 

201 West Lorraine Avenue 1512 R-8 Vacant 

2658 Huntingdon Avenue 1050 R-8 Vacant 

2740 Huntingdon Avenue 2100 R-8 Vacant 

2745 Huntingdon Avenue 1500 R-8 Vacant 

2800 Huntingdon Avenue 2100 R-8 Vacant 

2648 Hampden Avenue 1050 R-8 Residence 

501 West 27th Street 1050 R-8 Vacant 

2656 Miles Avenue 1440 R-9 Vacant 

2743 Miles Avenue 1300 R-9 Business 
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2800 Huntingdon Avenue 

 
2800 Huntingdon Ave. is a 2100 ft.2 parcel at the northwest corner of W. 28th Street and 

Huntingdon Ave. It houses a 3268 ft.2 two story structure. W. 28th Street is a major 

transportation artery in Remington.  

 

Dating back to 1937, this property was authorized for use as a tavern. In 1949, a one story rear 

addition was approved, expanding the tavern and dwellings.  In the early 1960s, it became a 

packaged goods store. In 1996, the authorized use is listed as a variety store and one dwelling 

unit. Throughout the early 2000s, it continued to operate as a variety store on the ground floor. 

Most recently in 2013, the BMZA authorized the first floor use of this property as a grocery 

store and deli.  

 

This property is located one block west of the Remington Row PUD that will infuse the 

neighborhood with new residents, retail services, and offices for a variety of users. The now 

stalled 25th Street Station PUD is three blocks south of this location. Also nearby is Miller’s 

Court, a former manufacturing building that now houses 40 residences and over 30,000 ft.2 of 

office space and 2600 N. Howard St., a former tire shop that now houses a restaurant/butcher 

shop, non-profit office space and a theater. This property is one of four corner properties at the 

intersection of W. 28th Street and Huntingdon Ave. and they all share a similar history of once 

having commercial uses on the ground floor despite its residential zoning.  

 

Maryland Land Use Article, § 10-305- Rezoning Standards for Review 

 
According to Maryland Land Use Article, Division I, Title 10 (Baltimore City Zoning), any 

proposed zoning changes must be referred to the Baltimore City Planning Commission and to 

the Board of Municipal and Zoning Appeals (BMZA), which must study the proposed changes 

in relation to the Plan, the needs of Baltimore City and the needs of the particular 

neighborhood in the vicinity of the proposed changes. The rezoning standards as set forth in 

Section 10-305 (a) (2) below are germane to each of the parcels.  

 

Land Use Article, § 10-305. Changes to boundaries of districts or zones, MD LAND 

USE § 10-305 (a) (2) The Planning Commission and the Board shall: 

(i) study the proposed changes in relation to: 

1. the plan; 

2. the needs of Baltimore City; and 

3. the needs of the particular neighborhood in the vicinity of the proposed changes; and 

(ii) report their findings and recommendations to the Mayor and City Council. 

 

1. The plan  
The Baltimore City Comprehensive Master Plan is not so specific as to recommend land use 

and/or zoning changes for the properties in question. But as stated previously, this request is in-

line with the goals and objectives of LIVE EARN PLAY LEARN to redevelop vacant 
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properties, promote unique retail venues, and create additional opportunities for mixed-use 

which is the direction of change in Remington. 

 

2. The needs of Baltimore City 

The proposed B-1-2 zoning district supports the City’s master plan to strengthen 

neighborhoods, strategically redevelop vacant properties throughout the City, to promote 

unique retail venues, and create additional opportunities for mixed-use which is the direction of 

change in Remington.    

 

3. The needs of the particular neighborhood in the vicinity of the proposed changes 

The proposed B-1-2 zoning district also supports the specific neighborhood needs to provide 

for additional commercial uses in the area by creating a mixed-use walkable neighborhood that 

allows people to live, work and play in the same neighborhood while expanding the small 

business opportunities. On August 6, 2015, the Planning Commission adopted the Zoning and 

Land Use Study in the Remington Central Business Area (Appendix 1).  

 

Over the past several years the Department of Planning staff has been working with several 

stakeholders on a neighborhood plan for the Remington neighborhood.  Though the plan is still 

in process, one of the visions for the neighborhood expressed by many stakeholders is to have a 

walkable, mixed-use neighborhood that could include either new construction or reuse of 

vacant properties.  

 

In addition, the City is undergoing a comprehensive rezoning process, which includes new 

zoning categories and map recommendations. The Zoning and Land Use Study was based on 

the neighborhood plan work and was completed by staff to assess the existing multiple zoning 

categories and land uses, as well as the TransForm recommendations for the neighborhood. 

This neighborhood-wide study also documents several larger development projects and 

proposals, as well as, allows staff to better understand the adjacencies of the multiple land uses 

that exist within Remington.  Further, the study considers many smaller parcels and identifies 

opportunities for rezoning and land use changes for these parcels, consistent with a residential, 

mixed-use community. 

 

Delineation of the Neighborhood 

The first step in considering whether there is a substantial change in the character of the 

neighborhood such as to justify a piecemeal rezoning request is to define or delineate the 

relevant neighborhood.  The following maps represent what we believe constitutes the relevant 

neighborhood for Remington.  The neighborhood boundaries, as shown in the map below, are 

based a Neighborhood Statistical Areas (a Census Geography).  We use these boundaries for 

statistical analysis and for general definitions of neighborhoods.  For planning purposes, these 

boundaries include both sides of a boundary street.  In addition, the Planning Department will 

use broader areas than just a neighborhood to evaluate impact and change to a neighborhood.  

Changes that happen in one neighborhood may have substantial impact on an adjacent 

neighborhood 
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As shown in the zoning and land use map on the following page, the Remington neighborhood 

has a mixture of zoning categories, including M-2-2, M-1-2, B-3-2, B-2-2, R-9, R-8, R-7 and 

R-6. The very nature of this mix in zoning category exemplifies the mix of land uses that in 

some cases predated the existing zoning code and are present in the neighborhood today. 
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The study showed that throughout the dense residentially zoned area and along major streets 

such as 28th Street, Huntingdon Avenue and Howard Street, there were many vacant storefront 

properties.  Though there has been some larger scale redevelopment and reoccupation of 

vacant homes, many storefront buildings, unless occupied with non-conforming uses or 

converted to residential, remain vacant.  Given the vision to create a dense walkable 

neighborhood the zoning and land use study recommends that these properties be rezoned in 

phases.  In addition, TransForm Baltimore also anticipated the reuse of the parcels for 

commercial use by a combination of neighborhood commercial conditional use and C-1 

zoning.  To address the corridors TransForm Baltimore also recommends downzoning some of 

the properties that are currently B-3-3 to the future C-1 which is a main street category.   

 

Overall, the study revealed that there is a healthy mix of land uses that lend themselves to a 

vibrant Remington in which one could actually live, work and play.  There are some zoning 

changes that will help further the goal of solidifying Remington as a walkable neighborhood 

that provides more services for the residents that live there and the surrounding areas. 

 

Maryland Land Use Article 10-304 (b)(1) and 10-304 (b)(2)  -Findings of 

Fact and Substantial Change 
 

Once the Planning Commission and BMZA report their findings and recommendations to the 

Mayor and City Council, the City Council shall make the following findings of fact for each 

property in City Council Bill #16-0734.  The Department of Planning Staff includes proposed 

Findings of Fact in this staff report, which the City Council may adopt.  The information 

outlined in this section was used to evaluate as to whether or not the proposed rezoning is in 

the interest of the public. The statute regarding the findings of fact is as follows: 

 

Land Use Article, § 10-304. Zoning regulations--Amendment, repeal, and reclassification, 

MD LAND USE § 10-304 

 

10-304 (b)(1) If the purpose and effect of a proposed map amendment is to change the 

zoning classification of particular property, the City Council shall make findings of fact 

that address: 

(i) population change; 

(ii) the availability of public facilities; 

(iii) present and future transportation patterns; 

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

(v) the recommendations of the Baltimore City Planning Commission and the Board; and 

(vi) the relationship of the proposed amendment to Baltimore City's plan. 

 

Below is the plat map included in the bill, which shows the location of each parcel and the 

Findings of Fact for each parcel included in the bill. 
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1. Population change- The Remington neighborhood has experienced many fluctuations 

in population since 1971.  The table below shows the population counts in Remington 

from the decennial Census since 1970. 

 

Remington Population Counts - 

Decennial Census (Census Tract 1207) 

1970 3,842 

1980 3,179 

1990 2,894 

2000 2,308 

2010 2,476 

 

 

As you can see, since 1970, the neighborhood experienced a steady decline in 

population, but in 2000, the population hit the lowest point of that period and began to 

trend upwards. Between the 2000 and 2010 Census periods there was a 6.8% 

population increase, which translates into 157 additional residents within Remington in 

the last 10 years. 

2. Availability of public facilities- The properties are well served by City services, with no 

expected impacts as a result of this rezoning.  There is no new construction proposed 

for this parcel.  Given the size of this parcel we, do not expect there to substantial 

changes or upgrades to the existing public infrastructure. 

3. Present and future transportation patterns- The existing transportation pattern of this 

area is not expected to change as a result of this rezoning.  Currently, there are no major 

street configurations proposed as a result of this rezoning.  The property is currently 

served by either bus, automobile, bicycle or pedestrian.  This is expected to be the 

future transportation pattern, no change from the impact of this rezoning.  All newly 

established uses will have to work with the Zoning office to determine the required 

parking as some may be eligible for a parking credit because the buildings were 

established prior to 1971 and provided no parking.  The lot sizes of the parcels in this 

rezoning proposal are relatively small and parking requirements, if any, would be 

minimal.  Though the exact future impact is not known at this time, some parts of 

Remington have Residential Permit Parking that restricts parking from 7 am to 7 pm. 

For those residential streets that do not have RPP, residents could work with the 

Parking Authority of Baltimore City (PABC) to potentially expand the program within 

the neighborhood. 

4. Compatibility with existing and proposed development for the area- The rezoning 

proposal will allow for development that is consistent with the existing small scale 

commercial establishments which exist throughout the Remington neighborhood.  It 

will also allow for business that complement and serve the many industrial business and 

residents in the area. Also, the proposal is consistent with proposed development in the 

area which typically consists of mixed-use, residential, commercial, and office uses.   



City Council Bill #16-0734/Rezoning –Certain Properties in the Remington Central Business Area 

 
110 

5. Recommendations of the Baltimore City Planning Commission and the BMZA- For the 

above reasons, the Planning Department will recommend approval of the rezoning 

request to the Planning Commission. The BMZA has not yet commented on this bill. 

6. Relationship of the proposed amendment to Baltimore City's plan- As mentioned 

above, the proposed zoning changes are compatible with LIVE EARN PLAY LEARN, 

the City’s Master Plan.  

 

The City Council may grant the amendment to change the zoning classification based on a 

finding that there was either a substantial change in the character of the neighborhood where 

the property is located, or that there was a mistake in the existing zoning classification. In this 

case, the neighborhood is undergoing substantial change in character that is a reflected in the 

Planning Department analysis below.  

 

Land Use Article, § 10-304 (b) (2)-.Supporting Rezoning Based on Substantial Change in 

Character of the Neighborhood 

 

The State of Maryland Land Use Article, § 10-304. Zoning regulations--Amendment, repeal, 

and reclassification, MD LAND USE § 10-304 allows for the following: 

 

10-304 (b) (2) The City Council may grant the amendment to change the zoning 

classification based on a finding that there was: 

(i) a substantial change in the character of the neighborhood where the property is 

located; or 

(ii) a mistake in the existing zoning classification 

 

The justification for this parcel rezoning is based on substantial change in the neighborhood. 

Substantial Change in the character of the neighborhood can come from many sources.  The 

easiest to see if the physical construction of new buildings or the adaptive reuse of buildings.  

In the case of Remington, the change, not only includes those things, but the nuance of policy 

and the land use shifts that have occurred even within a property that may not have had a 

zoning change.  These subtle changes can cumulatively reflect the neighborhood character 

change that you see on the ground in the Remington neighborhood.   

 

Often times people confuse zoning and land use.  They are two different things.  The zoning 

category allows for the breadth of permitted or conditional uses on a parcel.  At any given time, 

a property owner could opt to apply for permits to use the property for any of the allowable 

land uses.  As shown in the adopted land use study, the Remington neighborhood has had a 

variety of zoning categories since 1971. Though the zoning itself has not changed often within 

the neighborhood, the land uses on the ground have changes through the years.  These changes 

have caused the character of the neighborhood to substantially change.  Both M-2 and B-3 

zoning categories are present in the Remington neighborhood.  These two categories are 

example of categories that have a breadth of land uses that can operate within its allowable 

zoning, but by merely changing land uses can alter the character of the neighborhood in a 

profound way. 
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Remington was built as a neighborhood with many industrial buildings with rowhouses often 

capped at the end of blocks with a rowhome that had a corner store configuration on the ground 

floor.  The industrial buildings were used for manufacturing and industrial uses (jobs) and the 

rowhouses for housing the families.  The corner store properties provided goods and services 

within the neighborhood.  As shown, the population at the time of the 1971 Zoning Code began 

to show steady decline until 2000.  The heavy industries moved out of the city, thus jobs began 

to leave.  As people left the neighborhood, then some of the corner stores began to close.  This 

shift caused a substantial change in neighborhood character.  

 

In 2000 the population slowly began to increase.  Over the past 16 years the popularity of the 

neighborhood as begun to rise.  Some of the former commercial and industrial areas became 

prime for residential or mixed use spaces.  In addition, some of the vacant industrial buildings 

switched from heavier industrial uses to more benign office commercial spaces or warehouse 

uses or were even adapted to neighborhood amenities, such as a garden center or restaurants.   

 

With this new found population growth the desire for more walk to services was back on the 

rise. In 2010, there was a major policy change that began to hinder the upward growth. In 

addition, the physical redevelopment and demand that the population growth was causing yet 

another substantial change in neighborhood character since 1971.  

 

Policy Change: City Zoning Code Text Amendment Highlighted the Need For Rezoning   

 

In 2010, the was a major policy shift in the  Zoning Code of Baltimore City that made it much 

harder for residentially zoned properties that could prove their past commercial land use to be 

re-occupied with a commercial land use.  Prior to 2010, the zoning code allowed for 

continuance or reestablishment of non-conforming uses. In 2010, the existing Zoning Code 

was amended to include stricter language regarding the discontinuance and abandonment of 

non-conforming uses.  The zoning code as amended does not allow a non-conforming use to be 

reestablished on the property if it has been discontinued for 12 consecutive months. At this 

point the nonconforming use status of the property will go away unless the zoning of a 

property is changed from a residential category to a commercial category.  The net effect of 

this 2010 amendment on properties with corner stores or non-residential purpose-built 

structures in residential zones is that they run the risk of losing their non-conformity and 

becoming vacant if they are not converted to use allowed in the residential zoning category. If 

left vacant they could become a blighting influence on the neighborhood. As shown in a 

previous chart, many of the parcels included in this rezoning bill are now indeed vacant.  

 

The B-1 zoning district is a neighborhood business district designation.  The permitted use list 

provides for a variety of residential, office and commercial uses that are suitable for smaller 

scale locations and streets.  This category does not include uses allowed in higher-density 

commercial categories such as liquor stores and taverns.  The allowable massing is governed 

by a Floor Area Ratio (FAR) of 2.5.  No front, rear or street corner setbacks are required.  No 

interior side yard setbacks are required, but if one is provided, it must be at least 10 feet. 
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The 2010 text amendment discussed above highlighted the need for the rezoning of these 

properties due to the shift of the neighborhood to mixed-use.    Before the text amendment, the 

need for the rezoning was not as pressing because the non-conforming commercial uses could 

be reestablished.  Now that this is not possible, and because of the separate change in the 

character of the neighborhood, the need to rezone these properties in keeping with the change 

is more obvious.    

 

The Remington neighborhood is undergoing substantial change with the reuse of some of the 

former industrial buildings and two major redevelopment proposals in the neighborhood: 

 

Major Projects That Lead to Substantial Change 

 

Adaptive Reuse/Conversion of Existing Industrial Buildings   

 

 2600 North Howard Street – In 2013, a former tire 

shop began renovations to become a mixed-us 

project that now houses a butcher shop, restaurant, 

and theater space. 

 

 

 

 2601 North Howard Street- In 2009, the former 

Census Building was redeveloped into Miller’s 

Court, a mixed-use development that features over 

30,000 square feet in office space and 40 

apartments. 

 

 

 

 2800 Sisson Street- In 2007, this former 

broom factory was converted to a garden 

center.  This use does not occupy the 

entirety of the building, giving room for 

future expansion or additional uses. 
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New Construction  

 

 Remington Row (both pictures to the right) – Now 

under construction, the recently approved Remington 

Row Planned Unit Development (PUD) at 2700 

Remington Avenue, is a mixed-use development that 

aligns with the existing mixed-use, neighborhood-

commercial character of the Remington 

neighborhood.  This PUD is 4.2 acres and is currently 

zoned both B-3-2 and R-9.  The development plan 

proposes 179,390 GSF of development, 108 

residential units for the entire project and includes a 

171 car garage. 

 

 

 25th Street Station (pictured below)- In 2010, the 

Mayor and City Council approved a PUD that called 

for the creation of a new mixed use development that 

includes 337,000 square feet of retail and 70-80 

residential units. Though the project has not moved 

forward, the creation of the Planned Unit 

Development shows the intent to redevelop a portion of the neighborhood into a large 

mixed-use development. 

 

 

 

 

 

 

 

 

In summary, these five major projects represent larger development moves within the 

Remington neighborhood, in addition to the 6.8% population increase between the 2000 and 

2010 Census.  These projects are dispersed and are all located at 28th Street or south, which 

encompasses the area in which the proposed multi-property rezoning is located.  The entire 

neighborhood has seen substantial growth and change that has primarily been centered in the 

lower half of the Remington neighborhood.  Two parcels, 200 West Lorraine and 201 West 

Lorraine are located on the corner at Howard Street and less than one block from the Miller’s 
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Court and tire shop redevelopments. Approximately, half of the parcels in this proposed 

rezoning are located on the 2600, 2700 and 2800 blocks of Huntingdon Avenue, which is 

within three blocks from the Remington Row development. 

 

The comprehensive rezoning in 1971 was based on the notion of separating different uses.  

Remington always includes a mix of different zoning categories, but the changes described in 

this report have involved bringing the residential, office, and retail uses together to a greater 

degree.  Since 1971, there has been major population decline, but in this neighborhood, since 

2000, there has been a striking shift in that residents are moving back.  One of the major causes 

of this positive trend is the change in the character of the neighborhood reflected in these major 

mixed-use projects that are in close proximity to the 12 properties included in City Council Bill 

#16-0734.  

 

 

 

Zoning Code, § 16-305- Public Interest and Other Considerations of the 

Requested Zoning Change  
 

According to the Zoning Code of Baltimore City the Planning Commission must find the 

following:  

 

Zoning Code, § 16-305. Required considerations — rezonings. 

 

16-305 (b) Change to be in public interest. 

The Board and the Planning Commission may not recommend the adoption of a proposed 

change in zoning classification unless they find that the adoption of the change is in the 

public interestand not solely for the interest of an applicant. 

 

16-305 (c) Additional considerations. 

The Board and the Planning Commission must also consider the following matters: 

(1) existing uses of property within the general area of the property in question; 

(2) the zoning classification of other property within the general area of the property in 

question; 

(3) the suitability of the property in question for the uses permitted under its existing 

zoning 

classification; and 

(4) 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. 

 

 

Zoning Code 16-305 (b) Change to be in public interest. 

In the analysis, which included the rezoning standards, showing that the requested zoning 

changes for each of the parcels listed in the City Council Bill #16-0734 does conform with the 

City Master Plan objectives to redevelop vacant properties, promote unique retail venues, and 
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encourage more opportunities for mixed-use development.  In addition, the requested zoning 

change for each of the parcels listed in the bill does meet the desired goals and vision for the 

Remington neighborhood as shown in the adopted land use study to make the neighborhood 

more walkable. In addition, as previously mentioned, Planning Staff has proposed Findings of 

Fact to the City Council in this staff report.  These proposed Findings of Fact were used in the 

analysis of each of the parcels included in City Council Bill #16-0734.  Based on this overall 

analysis, it is found that rezoning this parcel is found to be in the interest of the public and not 

solely for the interest of the applicant.  In approving the staff’s recommendation to approve 

City Council Bill #16-0734, it is thereby finding that the adoption of the change in zoning 

classification is in the public interest and meets Title 16-305 (b) of the Zoning Code of 

Baltimore City.  

 

 

Zoning Code 16-305 (c) Additional considerations. 

The Board and the Planning Commission must also consider the following matters: 

 

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

previous discussion on Land Use Article, § 10-305.  This analysis includes an existing 

land use map of the general area of the property in question.  This map is also included 

in Appendix I. 

 

(2) The zoning classification of other property within the general area of the property in 

question; See the previous discussion on Land Use Article, § 10-305.  This analysis 

includes an existing zoning map of the general area of the property in question.  This 

map is also included in Appendix I. 

 

(3.) The suitability of the property in question for the uses permitted under its existing 

zoning classification; The property included in this zoning bill is what we would refer 

to as a “corner store” property.  What this means is that the building on the property 

was “purpose built” to be used for a ground floor commercial use. The design of this 

property is commercial in character and the design deviates from the other adjacent 

buildings on the interior of the block that were designed as residential homes. Under the 

residential zoning the properties in questions would have to be modified for residential 

use, typically reducing the size of the front storefont window, removing awnings or 

signage. The following chart shows the specific parcels included.  
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(4.) 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. Refer to the discussion on Substantial 

Change in the Findings of Fact section above. 

  

Property Address Approximate Lot 
Size (sqft) 

Existing 
Zoning 

Current 1st Floor Use 

2623 Huntingdon Avenue 2623 R-7 Residence 

2701 Huntingdon Avenue 2250 R-7 Business 

200 West Lorraine Avenue 1300 R-8 Vacant 

201 West Lorraine Avenue 1512 R-8 Vacant 

2658 Huntingdon Avenue 1050 R-8 Vacant 

2740 Huntingdon Avenue 2100 R-8 Vacant 

2745 Huntingdon Avenue 1500 R-8 Vacant 

2800 Huntingdon Avenue 2100 R-8 Vacant 

2648 Hampden Avenue 1050 R-8 Residence 

501 West 27th Street 1050 R-8 Vacant 

2656 Miles Avenue 1440 R-9 Vacant 

2743 Miles Avenue 1300 R-9 Business 
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2648 Hampden Avenue 
 

2648 Hampden Ave. is a 1050 ft.2 parcel that sits at the southwest corner of W. 27th Street and 

Hampden Ave. It houses a 1260 ft.2 two story structure. 

 

The citywide police survey conducted in 1931 to determine the uses of each property revealed 

that this property was being used as a store and dwelling unit. In 1956 it was authorized as a 

lunchroom and in 1999 it was converted into two dwelling units.  

 

This property is located on the eastern side of the neighborhood close to the industrial 

buildings. However, some of these buildings have been converted into office spaces and other 

uses that are more compatible with the nearby residences. It is about two blocks north of the 

stalled 25th Street Station PUD and two blocks west of the Remington Row PUD that is slated 

to have a mix of residential, commercial, and office spaces.  

Maryland Land Use Article, § 10-305- Rezoning Standards for Review 

 
According to Maryland Land Use Article, Division I, Title 10 (Baltimore City Zoning), any 

proposed zoning changes must be referred to the Baltimore City Planning Commission and to 

the Board of Municipal and Zoning Appeals (BMZA), which must study the proposed changes 

in relation to the Plan, the needs of Baltimore City and the needs of the particular 

neighborhood in the vicinity of the proposed changes. The rezoning standards as set forth in 

Section 10-305 (a) (2) below are germane to each of the parcels.  

 

Land Use Article, § 10-305. Changes to boundaries of districts or zones, MD LAND 

USE § 10-305 (a) (2) The Planning Commission and the Board shall: 

(i) study the proposed changes in relation to: 

1. the plan; 

2. the needs of Baltimore City; and 

3. the needs of the particular neighborhood in the vicinity of the proposed changes; and 

(ii) report their findings and recommendations to the Mayor and City Council. 

 

1. The plan  
The Baltimore City Comprehensive Master Plan is not so specific as to recommend land use 

and/or zoning changes for the properties in question. But as stated previously, this request is in-

line with the goals and objectives of LIVE EARN PLAY LEARN to redevelop vacant 

properties, promote unique retail venues, and create additional opportunities for mixed-use 

which is the direction of change in Remington. 

 

2. The needs of Baltimore City 

The proposed B-1-2 zoning district supports the City’s master plan to strengthen 

neighborhoods, strategically redevelop vacant properties throughout the City, to promote 

unique retail venues, and create additional opportunities for mixed-use which is the direction of 

change in Remington.    
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3. The needs of the particular neighborhood in the vicinity of the proposed changes 

The proposed B-1-2 zoning district also supports the specific neighborhood needs to provide 

for additional commercial uses in the area by creating a mixed-use walkable neighborhood that 

allows people to live, work and play in the same neighborhood while expanding the small 

business opportunities. On August 6, 2015, the Planning Commission adopted the Zoning and 

Land Use Study in the Remington Central Business Area (Appendix 1).  

 

Over the past several years the Department of Planning staff has been working with several 

stakeholders on a neighborhood plan for the Remington neighborhood.  Though the plan is still 

in process, one of the visions for the neighborhood expressed by many stakeholders is to have a 

walkable, mixed-use neighborhood that could include either new construction or reuse of 

vacant properties.  

 

In addition, the City is undergoing a comprehensive rezoning process, which includes new 

zoning categories and map recommendations. The Zoning and Land Use Study was based on 

the neighborhood plan work and was completed by staff to assess the existing multiple zoning 

categories and land uses, as well as the TransForm recommendations for the neighborhood. 

This neighborhood-wide study also documents several larger development projects and 

proposals, as well as, allows staff to better understand the adjacencies of the multiple land uses 

that exist within Remington.  Further, the study considers many smaller parcels and identifies 

opportunities for rezoning and land use changes for these parcels, consistent with a residential, 

mixed-use community. 

 

Delineation of the Neighborhood 

The first step in considering whether there is a substantial change in the character of the 

neighborhood such as to justify a piecemeal rezoning request is to define or delineate the 

relevant neighborhood.  The following maps represent what we believe constitutes the relevant 

neighborhood for Remington.  The neighborhood boundaries, as shown in the map below, are 

based a Neighborhood Statistical Areas (a Census Geography).  We use these boundaries for 

statistical analysis and for general definitions of neighborhoods.  For planning purposes, these 

boundaries include both sides of a boundary street.  In addition, the Planning Department will 

use broader areas than just a neighborhood to evaluate impact and change to a neighborhood.  

Changes that happen in one neighborhood may have substantial impact on an adjacent 

neighborhood 

 

As shown in the zoning and land use map on the following page, the Remington neighborhood 

has a mixture of zoning categories, including M-2-2, M-1-2, B-3-2, B-2-2, R-9, R-8, R-7 and 

R-6. The very nature of this mix in zoning category exemplifies the mix of land uses that in 

some cases predated the existing zoning code and are present in the neighborhood today. 
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The study showed that throughout the dense residentially zoned area and along major streets 

such as 28th Street, Huntingdon Avenue and Howard Street, there were many vacant storefront 

properties.  Though there has been some larger scale redevelopment and reoccupation of 

vacant homes, many storefront buildings, unless occupied with non-conforming uses or 

converted to residential, remain vacant.  Given the vision to create a dense walkable 

neighborhood the zoning and land use study recommends that these properties be rezoned in 

phases.  In addition, TransForm Baltimore also anticipated the reuse of the parcels for 

commercial use by a combination of neighborhood commercial conditional use and C-1 

zoning.  To address the corridors TransForm Baltimore also recommends downzoning some of 

the properties that are currently B-3-3 to the future C-1 which is a main street category.   

 

Overall, the study revealed that there is a healthy mix of land uses that lend themselves to a 

vibrant Remington in which one could actually live, work and play.  There are some zoning 

changes that will help further the goal of solidifying Remington as a walkable neighborhood 

that provides more services for the residents that live there and the surrounding areas. 

 

Maryland Land Use Article 10-304 (b)(1) and 10-304 (b)(2)  -Findings of 

Fact and Substantial Change 
 

Once the Planning Commission and BMZA report their findings and recommendations to the 

Mayor and City Council, the City Council shall make the following findings of fact for each 

property in City Council Bill #16-0734.  The Department of Planning Staff includes proposed 

Findings of Fact in this staff report, which the City Council may adopt.  The information 

outlined in this section was used to evaluate as to whether or not the proposed rezoning is in 

the interest of the public. The statute regarding the findings of fact is as follows: 

 

Land Use Article, § 10-304. Zoning regulations--Amendment, repeal, and reclassification, 

MD LAND USE § 10-304 

 

10-304 (b)(1) If the purpose and effect of a proposed map amendment is to change the 

zoning classification of particular property, the City Council shall make findings of fact 

that address: 

(i) population change; 

(ii) the availability of public facilities; 

(iii) present and future transportation patterns; 

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

(v) the recommendations of the Baltimore City Planning Commission and the Board; and 

(vi) the relationship of the proposed amendment to Baltimore City's plan. 

 

Below is the plat map included in the bill, which shows the location of each parcel and the 

Findings of Fact for each parcel included in the bill. 
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1. Population change- The Remington neighborhood has experienced many fluctuations 

in population since 1971.  The table below shows the population counts in Remington 

from the decennial Census since 1970. 

 

Remington Population Counts - 

Decennial Census (Census Tract 1207) 

1970 3,842 

1980 3,179 

1990 2,894 

2000 2,308 

2010 2,476 

 

 

As you can see, since 1970, the neighborhood experienced a steady decline in 

population, but in 2000, the population hit the lowest point of that period and began to 

trend upwards. Between the 2000 and 2010 Census periods there was a 6.8% 

population increase, which translates into 157 additional residents within Remington in 

the last 10 years. 

2. Availability of public facilities- The properties are well served by City services, with no 

expected impacts as a result of this rezoning.  There is no new construction proposed 

for this parcel.  Given the size of this parcel we, do not expect there to substantial 

changes or upgrades to the existing public infrastructure. 

3. Present and future transportation patterns- The existing transportation pattern of this 

area is not expected to change as a result of this rezoning.  Currently, there are no major 

street configurations proposed as a result of this rezoning.  The property is currently 

served by either bus, automobile, bicycle or pedestrian.  This is expected to be the 

future transportation pattern, no change from the impact of this rezoning.  All newly 

established uses will have to work with the Zoning office to determine the required 

parking as some may be eligible for a parking credit because the buildings were 

established prior to 1971 and provided no parking.  The lot sizes of the parcels in this 

rezoning proposal are relatively small and parking requirements, if any, would be 

minimal.  Though the exact future impact is not known at this time, some parts of 

Remington have Residential Permit Parking that restricts parking from 7 am to 7 pm. 

For those residential streets that do not have RPP, residents could work with the 

Parking Authority of Baltimore City (PABC) to potentially expand the program within 

the neighborhood. 

4. Compatibility with existing and proposed development for the area- The rezoning 

proposal will allow for development that is consistent with the existing small scale 

commercial establishments which exist throughout the Remington neighborhood.  It 

will also allow for business that complement and serve the many industrial business and 

residents in the area. Also, the proposal is consistent with proposed development in the 

area which typically consists of mixed-use, residential, commercial, and office uses.   
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5. Recommendations of the Baltimore City Planning Commission and the BMZA- For the 

above reasons, the Planning Department will recommend approval of the rezoning 

request to the Planning Commission. The BMZA has not yet commented on this bill. 

6. Relationship of the proposed amendment to Baltimore City's plan- As mentioned 

above, the proposed zoning changes are compatible with LIVE EARN PLAY LEARN, 

the City’s Master Plan.  

 

The City Council may grant the amendment to change the zoning classification based on a 

finding that there was either a substantial change in the character of the neighborhood where 

the property is located, or that there was a mistake in the existing zoning classification. In this 

case, the neighborhood is undergoing substantial change in character that is a reflected in the 

Planning Department analysis below.  

 

Land Use Article, § 10-304 (b) (2)-.Supporting Rezoning Based on Substantial Change in 

Character of the Neighborhood 

 

The State of Maryland Land Use Article, § 10-304. Zoning regulations--Amendment, repeal, 

and reclassification, MD LAND USE § 10-304 allows for the following: 

 

10-304 (b) (2) The City Council may grant the amendment to change the zoning 

classification based on a finding that there was: 

(i) a substantial change in the character of the neighborhood where the property is 

located; or 

(ii) a mistake in the existing zoning classification 

 

The justification for this parcel rezoning is based on substantial change in the neighborhood. 

Substantial Change in the character of the neighborhood can come from many sources.  The 

easiest to see if the physical construction of new buildings or the adaptive reuse of buildings.  

In the case of Remington, the change, not only includes those things, but the nuance of policy 

and the land use shifts that have occurred even within a property that may not have had a 

zoning change.  These subtle changes can cumulatively reflect the neighborhood character 

change that you see on the ground in the Remington neighborhood.   

 

Often times people confuse zoning and land use.  They are two different things.  The zoning 

category allows for the breadth of permitted or conditional uses on a parcel.  At any given time, 

a property owner could opt to apply for permits to use the property for any of the allowable 

land uses.  As shown in the adopted land use study, the Remington neighborhood has had a 

variety of zoning categories since 1971. Though the zoning itself has not changed often within 

the neighborhood, the land uses on the ground have changes through the years.  These changes 

have caused the character of the neighborhood to substantially change.  Both M-2 and B-3 

zoning categories are present in the Remington neighborhood.  These two categories are 

example of categories that have a breadth of land uses that can operate within its allowable 

zoning, but by merely changing land uses can alter the character of the neighborhood in a 

profound way. 
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Remington was built as a neighborhood with many industrial buildings with rowhouses often 

capped at the end of blocks with a rowhome that had a corner store configuration on the ground 

floor.  The industrial buildings were used for manufacturing and industrial uses (jobs) and the 

rowhouses for housing the families.  The corner store properties provided goods and services 

within the neighborhood.  As shown, the population at the time of the 1971 Zoning Code began 

to show steady decline until 2000.  The heavy industries moved out of the city, thus jobs began 

to leave.  As people left the neighborhood, then some of the corner stores began to close.  This 

shift caused a substantial change in neighborhood character.  

 

In 2000 the population slowly began to increase.  Over the past 16 years the popularity of the 

neighborhood as begun to rise.  Some of the former commercial and industrial areas became 

prime for residential or mixed use spaces.  In addition, some of the vacant industrial buildings 

switched from heavier industrial uses to more benign office commercial spaces or warehouse 

uses or were even adapted to neighborhood amenities, such as a garden center or restaurants.   

 

With this new found population growth the desire for more walk to services was back on the 

rise. In 2010, there was a major policy change that began to hinder the upward growth. In 

addition, the physical redevelopment and demand that the population growth was causing yet 

another substantial change in neighborhood character since 1971.  

 

Policy Change: City Zoning Code Text Amendment Highlighted the Need For Rezoning   

 

In 2010, the was a major policy shift in the  Zoning Code of Baltimore City that made it much 

harder for residentially zoned properties that could prove their past commercial land use to be 

re-occupied with a commercial land use.  Prior to 2010, the zoning code allowed for 

continuance or reestablishment of non-conforming uses. In 2010, the existing Zoning Code 

was amended to include stricter language regarding the discontinuance and abandonment of 

non-conforming uses.  The zoning code as amended does not allow a non-conforming use to be 

reestablished on the property if it has been discontinued for 12 consecutive months. At this 

point the nonconforming use status of the property will go away unless the zoning of a 

property is changed from a residential category to a commercial category.  The net effect of 

this 2010 amendment on properties with corner stores or non-residential purpose-built 

structures in residential zones is that they run the risk of losing their non-conformity and 

becoming vacant if they are not converted to use allowed in the residential zoning category. If 

left vacant they could become a blighting influence on the neighborhood. As shown in a 

previous chart, many of the parcels included in this rezoning bill are now indeed vacant.  

 

The B-1 zoning district is a neighborhood business district designation.  The permitted use list 

provides for a variety of residential, office and commercial uses that are suitable for smaller 

scale locations and streets.  This category does not include uses allowed in higher-density 

commercial categories such as liquor stores and taverns.  The allowable massing is governed 

by a Floor Area Ratio (FAR) of 2.5.  No front, rear or street corner setbacks are required.  No 

interior side yard setbacks are required, but if one is provided, it must be at least 10 feet. 
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The 2010 text amendment discussed above highlighted the need for the rezoning of these 

properties due to the shift of the neighborhood to mixed-use.    Before the text amendment, the 

need for the rezoning was not as pressing because the non-conforming commercial uses could 

be reestablished.  Now that this is not possible, and because of the separate change in the 

character of the neighborhood, the need to rezone these properties in keeping with the change 

is more obvious.    

 

The Remington neighborhood is undergoing substantial change with the reuse of some of the 

former industrial buildings and two major redevelopment proposals in the neighborhood: 

 

Major Projects That Lead to Substantial Change 

 

Adaptive Reuse/Conversion of Existing Industrial Buildings   

 

 2600 North Howard Street – In 2013, a former tire 

shop began renovations to become a mixed-us 

project that now houses a butcher shop, restaurant, 

and theater space. 

 

 

 

 2601 North Howard Street- In 2009, the former 

Census Building was redeveloped into Miller’s 

Court, a mixed-use development that features over 

30,000 square feet in office space and 40 

apartments. 

 

 

 

 2800 Sisson Street- In 2007, this former 

broom factory was converted to a garden 

center.  This use does not occupy the 

entirety of the building, giving room for 

future expansion or additional uses. 
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New Construction  

 

 Remington Row (both pictures to the right) – Now 

under construction, the recently approved Remington 

Row Planned Unit Development (PUD) at 2700 

Remington Avenue, is a mixed-use development that 

aligns with the existing mixed-use, neighborhood-

commercial character of the Remington 

neighborhood.  This PUD is 4.2 acres and is currently 

zoned both B-3-2 and R-9.  The development plan 

proposes 179,390 GSF of development, 108 

residential units for the entire project and includes a 

171 car garage. 

 

 

 25th Street Station (pictured below)- In 2010, the 

Mayor and City Council approved a PUD that called 

for the creation of a new mixed use development that 

includes 337,000 square feet of retail and 70-80 

residential units. Though the project has not moved 

forward, the creation of the Planned Unit 

Development shows the intent to redevelop a portion of the neighborhood into a large 

mixed-use development. 

 

 

 

 

 

 

 

 

In summary, these five major projects represent larger development moves within the 

Remington neighborhood, in addition to the 6.8% population increase between the 2000 and 

2010 Census.  These projects are dispersed and are all located at 28th Street or south, which 

encompasses the area in which the proposed multi-property rezoning is located.  The entire 

neighborhood has seen substantial growth and change that has primarily been centered in the 

lower half of the Remington neighborhood.  Two parcels, 200 West Lorraine and 201 West 

Lorraine are located on the corner at Howard Street and less than one block from the Miller’s 
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Court and tire shop redevelopments. Approximately, half of the parcels in this proposed 

rezoning are located on the 2600, 2700 and 2800 blocks of Huntingdon Avenue, which is 

within three blocks from the Remington Row development. 

 

The comprehensive rezoning in 1971 was based on the notion of separating different uses.  

Remington always includes a mix of different zoning categories, but the changes described in 

this report have involved bringing the residential, office, and retail uses together to a greater 

degree.  Since 1971, there has been major population decline, but in this neighborhood, since 

2000, there has been a striking shift in that residents are moving back.  One of the major causes 

of this positive trend is the change in the character of the neighborhood reflected in these major 

mixed-use projects that are in close proximity to the 12 properties included in City Council Bill 

#16-0734.  

 

 

 

Zoning Code, § 16-305- Public Interest and Other Considerations of the 

Requested Zoning Change  
 

According to the Zoning Code of Baltimore City the Planning Commission must find the 

following:  

 

Zoning Code, § 16-305. Required considerations — rezonings. 

 

16-305 (b) Change to be in public interest. 

The Board and the Planning Commission may not recommend the adoption of a proposed 

change in zoning classification unless they find that the adoption of the change is in the 

public interestand not solely for the interest of an applicant. 

 

16-305 (c) Additional considerations. 

The Board and the Planning Commission must also consider the following matters: 

(1) existing uses of property within the general area of the property in question; 

(2) the zoning classification of other property within the general area of the property in 

question; 

(3) the suitability of the property in question for the uses permitted under its existing 

zoning 

classification; and 

(4) 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. 

 

 

Zoning Code 16-305 (b) Change to be in public interest. 

In the analysis, which included the rezoning standards, showing that the requested zoning 

changes for each of the parcels listed in the City Council Bill #16-0734 does conform with the 

City Master Plan objectives to redevelop vacant properties, promote unique retail venues, and 
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encourage more opportunities for mixed-use development.  In addition, the requested zoning 

change for each of the parcels listed in the bill does meet the desired goals and vision for the 

Remington neighborhood as shown in the adopted land use study to make the neighborhood 

more walkable. In addition, as previously mentioned, Planning Staff has proposed Findings of 

Fact to the City Council in this staff report.  These proposed Findings of Fact were used in the 

analysis of each of the parcels included in City Council Bill #16-0734.  Based on this overall 

analysis, it is found that rezoning this parcel is found to be in the interest of the public and not 

solely for the interest of the applicant.  In approving the staff’s recommendation to approve 

City Council Bill #16-0734, it is thereby finding that the adoption of the change in zoning 

classification is in the public interest and meets Title 16-305 (b) of the Zoning Code of 

Baltimore City.  

 

 

Zoning Code 16-305 (c) Additional considerations. 

The Board and the Planning Commission must also consider the following matters: 

 

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

previous discussion on Land Use Article, § 10-305.  This analysis includes an existing 

land use map of the general area of the property in question.  This map is also included 

in Appendix I. 

 

(2) The zoning classification of other property within the general area of the property in 

question; See the previous discussion on Land Use Article, § 10-305.  This analysis 

includes an existing zoning map of the general area of the property in question.  This 

map is also included in Appendix I. 

 

(3.) The suitability of the property in question for the uses permitted under its existing 

zoning classification; The property included in this zoning bill is what we would refer 

to as a “corner store” property.  What this means is that the building on the property 

was “purpose built” to be used for a ground floor commercial use. The design of this 

property is commercial in character and the design deviates from the other adjacent 

buildings on the interior of the block that were designed as residential homes. Under the 

residential zoning the properties in questions would have to be modified for residential 

use, typically reducing the size of the front storefont window, removing awnings or 

signage. The following chart shows the specific parcels included.  
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(4.) 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. Refer to the discussion on Substantial 

Change in the Findings of Fact section above. 

  

Property Address Approximate Lot 
Size (sqft) 

Existing 
Zoning 

Current 1st Floor Use 

2623 Huntingdon Avenue 2623 R-7 Residence 

2701 Huntingdon Avenue 2250 R-7 Business 

200 West Lorraine Avenue 1300 R-8 Vacant 

201 West Lorraine Avenue 1512 R-8 Vacant 

2658 Huntingdon Avenue 1050 R-8 Vacant 

2740 Huntingdon Avenue 2100 R-8 Vacant 

2745 Huntingdon Avenue 1500 R-8 Vacant 

2800 Huntingdon Avenue 2100 R-8 Vacant 

2648 Hampden Avenue 1050 R-8 Residence 

501 West 27th Street 1050 R-8 Vacant 

2656 Miles Avenue 1440 R-9 Vacant 

2743 Miles Avenue 1300 R-9 Business 
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501 West  27th Street 
 

501 W. 27th St. is a 1050 ft.2 parcel that sits at the end of a rowhouse block adjacent to an alley 

that backs up to the 2500 block of Hampden Ave.  It houses a 1410 ft.2 two story structure. The 

oldest and only land use record for this property was done in 1931 and is listed as a dwelling 

unit and grocery store.  

 

Maryland Land Use Article, § 10-305- Rezoning Standards for Review 

 
According to Maryland Land Use Article, Division I, Title 10 (Baltimore City Zoning), any 

proposed zoning changes must be referred to the Baltimore City Planning Commission and to 

the Board of Municipal and Zoning Appeals (BMZA), which must study the proposed changes 

in relation to the Plan, the needs of Baltimore City and the needs of the particular 

neighborhood in the vicinity of the proposed changes. The rezoning standards as set forth in 

Section 10-305 (a) (2) below are germane to each of the parcels.  

 

Land Use Article, § 10-305. Changes to boundaries of districts or zones, MD LAND 

USE § 10-305 (a) (2) The Planning Commission and the Board shall: 

(i) study the proposed changes in relation to: 

1. the plan; 

2. the needs of Baltimore City; and 

3. the needs of the particular neighborhood in the vicinity of the proposed changes; and 

(ii) report their findings and recommendations to the Mayor and City Council. 

 

1. The plan  
The Baltimore City Comprehensive Master Plan is not so specific as to recommend land use 

and/or zoning changes for the properties in question. But as stated previously, this request is in-

line with the goals and objectives of LIVE EARN PLAY LEARN to redevelop vacant 

properties, promote unique retail venues, and create additional opportunities for mixed-use 

which is the direction of change in Remington. 

 

2. The needs of Baltimore City 

The proposed B-1-2 zoning district supports the City’s master plan to strengthen 

neighborhoods, strategically redevelop vacant properties throughout the City, to promote 

unique retail venues, and create additional opportunities for mixed-use which is the direction of 

change in Remington.    

 

3. The needs of the particular neighborhood in the vicinity of the proposed changes 

The proposed B-1-2 zoning district also supports the specific neighborhood needs to provide 

for additional commercial uses in the area by creating a mixed-use walkable neighborhood that 

allows people to live, work and play in the same neighborhood while expanding the small 
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business opportunities. On August 6, 2015, the Planning Commission adopted the Zoning and 

Land Use Study in the Remington Central Business Area (Appendix 1).  

 

Over the past several years the Department of Planning staff has been working with several 

stakeholders on a neighborhood plan for the Remington neighborhood.  Though the plan is still 

in process, one of the visions for the neighborhood expressed by many stakeholders is to have a 

walkable, mixed-use neighborhood that could include either new construction or reuse of 

vacant properties.  

 

In addition, the City is undergoing a comprehensive rezoning process, which includes new 

zoning categories and map recommendations. The Zoning and Land Use Study was based on 

the neighborhood plan work and was completed by staff to assess the existing multiple zoning 

categories and land uses, as well as the TransForm recommendations for the neighborhood. 

This neighborhood-wide study also documents several larger development projects and 

proposals, as well as, allows staff to better understand the adjacencies of the multiple land uses 

that exist within Remington.  Further, the study considers many smaller parcels and identifies 

opportunities for rezoning and land use changes for these parcels, consistent with a residential, 

mixed-use community. 

 

Delineation of the Neighborhood 

The first step in considering whether there is a substantial change in the character of the 

neighborhood such as to justify a piecemeal rezoning request is to define or delineate the 

relevant neighborhood.  The following maps represent what we believe constitutes the relevant 

neighborhood for Remington.  The neighborhood boundaries, as shown in the map below, are 

based a Neighborhood Statistical Areas (a Census Geography).  We use these boundaries for 

statistical analysis and for general definitions of neighborhoods.  For planning purposes, these 

boundaries include both sides of a boundary street.  In addition, the Planning Department will 

use broader areas than just a neighborhood to evaluate impact and change to a neighborhood.  

Changes that happen in one neighborhood may have substantial impact on an adjacent 

neighborhood 

 

As shown in the zoning and land use map on the following page, the Remington neighborhood 

has a mixture of zoning categories, including M-2-2, M-1-2, B-3-2, B-2-2, R-9, R-8, R-7 and 

R-6. The very nature of this mix in zoning category exemplifies the mix of land uses that in 

some cases predated the existing zoning code and are present in the neighborhood today. 
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The study showed that throughout the dense residentially zoned area and along major streets 

such as 28th Street, Huntingdon Avenue and Howard Street, there were many vacant storefront 

properties.  Though there has been some larger scale redevelopment and reoccupation of 

vacant homes, many storefront buildings, unless occupied with non-conforming uses or 

converted to residential, remain vacant.  Given the vision to create a dense walkable 

neighborhood the zoning and land use study recommends that these properties be rezoned in 

phases.  In addition, TransForm Baltimore also anticipated the reuse of the parcels for 

commercial use by a combination of neighborhood commercial conditional use and C-1 

zoning.  To address the corridors TransForm Baltimore also recommends downzoning some of 

the properties that are currently B-3-3 to the future C-1 which is a main street category.   

 

Overall, the study revealed that there is a healthy mix of land uses that lend themselves to a 

vibrant Remington in which one could actually live, work and play.  There are some zoning 

changes that will help further the goal of solidifying Remington as a walkable neighborhood 

that provides more services for the residents that live there and the surrounding areas. 

 

Maryland Land Use Article 10-304 (b)(1) and 10-304 (b)(2)  -Findings of 

Fact and Substantial Change 
 

Once the Planning Commission and BMZA report their findings and recommendations to the 

Mayor and City Council, the City Council shall make the following findings of fact for each 

property in City Council Bill #16-0734.  The Department of Planning Staff includes proposed 

Findings of Fact in this staff report, which the City Council may adopt.  The information 

outlined in this section was used to evaluate as to whether or not the proposed rezoning is in 

the interest of the public. The statute regarding the findings of fact is as follows: 

 

Land Use Article, § 10-304. Zoning regulations--Amendment, repeal, and reclassification, 

MD LAND USE § 10-304 

 

10-304 (b)(1) If the purpose and effect of a proposed map amendment is to change the 

zoning classification of particular property, the City Council shall make findings of fact 

that address: 

(i) population change; 

(ii) the availability of public facilities; 

(iii) present and future transportation patterns; 

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

(v) the recommendations of the Baltimore City Planning Commission and the Board; and 

(vi) the relationship of the proposed amendment to Baltimore City's plan. 

 

Below is the plat map included in the bill, which shows the location of each parcel and the 

Findings of Fact for each parcel included in the bill. 
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1. Population change- The Remington neighborhood has experienced many fluctuations 

in population since 1971.  The table below shows the population counts in Remington 

from the decennial Census since 1970. 

 

Remington Population Counts - 

Decennial Census (Census Tract 1207) 

1970 3,842 

1980 3,179 

1990 2,894 

2000 2,308 

2010 2,476 

 

 

As you can see, since 1970, the neighborhood experienced a steady decline in 

population, but in 2000, the population hit the lowest point of that period and began to 

trend upwards. Between the 2000 and 2010 Census periods there was a 6.8% 

population increase, which translates into 157 additional residents within Remington in 

the last 10 years. 

2. Availability of public facilities- The properties are well served by City services, with no 

expected impacts as a result of this rezoning.  There is no new construction proposed 

for this parcel.  Given the size of this parcel we, do not expect there to substantial 

changes or upgrades to the existing public infrastructure. 

3. Present and future transportation patterns- The existing transportation pattern of this 

area is not expected to change as a result of this rezoning.  Currently, there are no major 

street configurations proposed as a result of this rezoning.  The property is currently 

served by either bus, automobile, bicycle or pedestrian.  This is expected to be the 

future transportation pattern, no change from the impact of this rezoning.  All newly 

established uses will have to work with the Zoning office to determine the required 

parking as some may be eligible for a parking credit because the buildings were 

established prior to 1971 and provided no parking.  The lot sizes of the parcels in this 

rezoning proposal are relatively small and parking requirements, if any, would be 

minimal.  Though the exact future impact is not known at this time, some parts of 

Remington have Residential Permit Parking that restricts parking from 7 am to 7 pm. 

For those residential streets that do not have RPP, residents could work with the 

Parking Authority of Baltimore City (PABC) to potentially expand the program within 

the neighborhood. 

4. Compatibility with existing and proposed development for the area- The rezoning 

proposal will allow for development that is consistent with the existing small scale 

commercial establishments which exist throughout the Remington neighborhood.  It 

will also allow for business that complement and serve the many industrial business and 

residents in the area. Also, the proposal is consistent with proposed development in the 

area which typically consists of mixed-use, residential, commercial, and office uses.   
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5. Recommendations of the Baltimore City Planning Commission and the BMZA- For the 

above reasons, the Planning Department will recommend approval of the rezoning 

request to the Planning Commission. The BMZA has not yet commented on this bill. 

6. Relationship of the proposed amendment to Baltimore City's plan- As mentioned 

above, the proposed zoning changes are compatible with LIVE EARN PLAY LEARN, 

the City’s Master Plan.  

 

The City Council may grant the amendment to change the zoning classification based on a 

finding that there was either a substantial change in the character of the neighborhood where 

the property is located, or that there was a mistake in the existing zoning classification. In this 

case, the neighborhood is undergoing substantial change in character that is a reflected in the 

Planning Department analysis below.  

 

Land Use Article, § 10-304 (b) (2)-.Supporting Rezoning Based on Substantial Change in 

Character of the Neighborhood 

 

The State of Maryland Land Use Article, § 10-304. Zoning regulations--Amendment, repeal, 

and reclassification, MD LAND USE § 10-304 allows for the following: 

 

10-304 (b) (2) The City Council may grant the amendment to change the zoning 

classification based on a finding that there was: 

(i) a substantial change in the character of the neighborhood where the property is 

located; or 

(ii) a mistake in the existing zoning classification 

 

The justification for this parcel rezoning is based on substantial change in the neighborhood. 

Substantial Change in the character of the neighborhood can come from many sources.  The 

easiest to see if the physical construction of new buildings or the adaptive reuse of buildings.  

In the case of Remington, the change, not only includes those things, but the nuance of policy 

and the land use shifts that have occurred even within a property that may not have had a 

zoning change.  These subtle changes can cumulatively reflect the neighborhood character 

change that you see on the ground in the Remington neighborhood.   

 

Often times people confuse zoning and land use.  They are two different things.  The zoning 

category allows for the breadth of permitted or conditional uses on a parcel.  At any given time, 

a property owner could opt to apply for permits to use the property for any of the allowable 

land uses.  As shown in the adopted land use study, the Remington neighborhood has had a 

variety of zoning categories since 1971. Though the zoning itself has not changed often within 

the neighborhood, the land uses on the ground have changes through the years.  These changes 

have caused the character of the neighborhood to substantially change.  Both M-2 and B-3 

zoning categories are present in the Remington neighborhood.  These two categories are 

example of categories that have a breadth of land uses that can operate within its allowable 

zoning, but by merely changing land uses can alter the character of the neighborhood in a 

profound way. 
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Remington was built as a neighborhood with many industrial buildings with rowhouses often 

capped at the end of blocks with a rowhome that had a corner store configuration on the ground 

floor.  The industrial buildings were used for manufacturing and industrial uses (jobs) and the 

rowhouses for housing the families.  The corner store properties provided goods and services 

within the neighborhood.  As shown, the population at the time of the 1971 Zoning Code began 

to show steady decline until 2000.  The heavy industries moved out of the city, thus jobs began 

to leave.  As people left the neighborhood, then some of the corner stores began to close.  This 

shift caused a substantial change in neighborhood character.  

 

In 2000 the population slowly began to increase.  Over the past 16 years the popularity of the 

neighborhood as begun to rise.  Some of the former commercial and industrial areas became 

prime for residential or mixed use spaces.  In addition, some of the vacant industrial buildings 

switched from heavier industrial uses to more benign office commercial spaces or warehouse 

uses or were even adapted to neighborhood amenities, such as a garden center or restaurants.   

 

With this new found population growth the desire for more walk to services was back on the 

rise. In 2010, there was a major policy change that began to hinder the upward growth. In 

addition, the physical redevelopment and demand that the population growth was causing yet 

another substantial change in neighborhood character since 1971.  

 

Policy Change: City Zoning Code Text Amendment Highlighted the Need For Rezoning   

 

In 2010, the was a major policy shift in the  Zoning Code of Baltimore City that made it much 

harder for residentially zoned properties that could prove their past commercial land use to be 

re-occupied with a commercial land use.  Prior to 2010, the zoning code allowed for 

continuance or reestablishment of non-conforming uses. In 2010, the existing Zoning Code 

was amended to include stricter language regarding the discontinuance and abandonment of 

non-conforming uses.  The zoning code as amended does not allow a non-conforming use to be 

reestablished on the property if it has been discontinued for 12 consecutive months. At this 

point the nonconforming use status of the property will go away unless the zoning of a 

property is changed from a residential category to a commercial category.  The net effect of 

this 2010 amendment on properties with corner stores or non-residential purpose-built 

structures in residential zones is that they run the risk of losing their non-conformity and 

becoming vacant if they are not converted to use allowed in the residential zoning category. If 

left vacant they could become a blighting influence on the neighborhood. As shown in a 

previous chart, many of the parcels included in this rezoning bill are now indeed vacant.  

 

The B-1 zoning district is a neighborhood business district designation.  The permitted use list 

provides for a variety of residential, office and commercial uses that are suitable for smaller 

scale locations and streets.  This category does not include uses allowed in higher-density 

commercial categories such as liquor stores and taverns.  The allowable massing is governed 

by a Floor Area Ratio (FAR) of 2.5.  No front, rear or street corner setbacks are required.  No 

interior side yard setbacks are required, but if one is provided, it must be at least 10 feet. 
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The 2010 text amendment discussed above highlighted the need for the rezoning of these 

properties due to the shift of the neighborhood to mixed-use.    Before the text amendment, the 

need for the rezoning was not as pressing because the non-conforming commercial uses could 

be reestablished.  Now that this is not possible, and because of the separate change in the 

character of the neighborhood, the need to rezone these properties in keeping with the change 

is more obvious.    

 

The Remington neighborhood is undergoing substantial change with the reuse of some of the 

former industrial buildings and two major redevelopment proposals in the neighborhood: 

 

Major Projects That Lead to Substantial Change 

 

Adaptive Reuse/Conversion of Existing Industrial Buildings   

 

 2600 North Howard Street – In 2013, a former tire 

shop began renovations to become a mixed-us 

project that now houses a butcher shop, restaurant, 

and theater space. 

 

 

 

 2601 North Howard Street- In 2009, the former 

Census Building was redeveloped into Miller’s 

Court, a mixed-use development that features over 

30,000 square feet in office space and 40 

apartments. 

 

 

 

 2800 Sisson Street- In 2007, this former 

broom factory was converted to a garden 

center.  This use does not occupy the 

entirety of the building, giving room for 

future expansion or additional uses. 
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New Construction  

 

 Remington Row (both pictures to the right) – Now 

under construction, the recently approved Remington 

Row Planned Unit Development (PUD) at 2700 

Remington Avenue, is a mixed-use development that 

aligns with the existing mixed-use, neighborhood-

commercial character of the Remington 

neighborhood.  This PUD is 4.2 acres and is currently 

zoned both B-3-2 and R-9.  The development plan 

proposes 179,390 GSF of development, 108 

residential units for the entire project and includes a 

171 car garage. 

 

 

 25th Street Station (pictured below)- In 2010, the 

Mayor and City Council approved a PUD that called 

for the creation of a new mixed use development that 

includes 337,000 square feet of retail and 70-80 

residential units. Though the project has not moved 

forward, the creation of the Planned Unit 

Development shows the intent to redevelop a portion of the neighborhood into a large 

mixed-use development. 

 

 

 

 

 

 

 

 

In summary, these five major projects represent larger development moves within the 

Remington neighborhood, in addition to the 6.8% population increase between the 2000 and 

2010 Census.  These projects are dispersed and are all located at 28th Street or south, which 

encompasses the area in which the proposed multi-property rezoning is located.  The entire 

neighborhood has seen substantial growth and change that has primarily been centered in the 

lower half of the Remington neighborhood.  Two parcels, 200 West Lorraine and 201 West 

Lorraine are located on the corner at Howard Street and less than one block from the Miller’s 
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Court and tire shop redevelopments. Approximately, half of the parcels in this proposed 

rezoning are located on the 2600, 2700 and 2800 blocks of Huntingdon Avenue, which is 

within three blocks from the Remington Row development. 

 

The comprehensive rezoning in 1971 was based on the notion of separating different uses.  

Remington always includes a mix of different zoning categories, but the changes described in 

this report have involved bringing the residential, office, and retail uses together to a greater 

degree.  Since 1971, there has been major population decline, but in this neighborhood, since 

2000, there has been a striking shift in that residents are moving back.  One of the major causes 

of this positive trend is the change in the character of the neighborhood reflected in these major 

mixed-use projects that are in close proximity to the 12 properties included in City Council Bill 

#16-0734.  

 

 

 

Zoning Code, § 16-305- Public Interest and Other Considerations of the 

Requested Zoning Change  
 

According to the Zoning Code of Baltimore City the Planning Commission must find the 

following:  

 

Zoning Code, § 16-305. Required considerations — rezonings. 

 

16-305 (b) Change to be in public interest. 

The Board and the Planning Commission may not recommend the adoption of a proposed 

change in zoning classification unless they find that the adoption of the change is in the 

public interestand not solely for the interest of an applicant. 

 

16-305 (c) Additional considerations. 

The Board and the Planning Commission must also consider the following matters: 

(1) existing uses of property within the general area of the property in question; 

(2) the zoning classification of other property within the general area of the property in 

question; 

(3) the suitability of the property in question for the uses permitted under its existing 

zoning 

classification; and 

(4) 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. 

 

 

Zoning Code 16-305 (b) Change to be in public interest. 

In the analysis, which included the rezoning standards, showing that the requested zoning 

changes for each of the parcels listed in the City Council Bill #16-0734 does conform with the 

City Master Plan objectives to redevelop vacant properties, promote unique retail venues, and 
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encourage more opportunities for mixed-use development.  In addition, the requested zoning 

change for each of the parcels listed in the bill does meet the desired goals and vision for the 

Remington neighborhood as shown in the adopted land use study to make the neighborhood 

more walkable. In addition, as previously mentioned, Planning Staff has proposed Findings of 

Fact to the City Council in this staff report.  These proposed Findings of Fact were used in the 

analysis of each of the parcels included in City Council Bill #16-0734.  Based on this overall 

analysis, it is found that rezoning this parcel is found to be in the interest of the public and not 

solely for the interest of the applicant.  In approving the staff’s recommendation to approve 

City Council Bill #16-0734, it is thereby finding that the adoption of the change in zoning 

classification is in the public interest and meets Title 16-305 (b) of the Zoning Code of 

Baltimore City.  

 

 

Zoning Code 16-305 (c) Additional considerations. 

The Board and the Planning Commission must also consider the following matters: 

 

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

previous discussion on Land Use Article, § 10-305.  This analysis includes an existing 

land use map of the general area of the property in question.  This map is also included 

in Appendix I. 

 

(2) The zoning classification of other property within the general area of the property in 

question; See the previous discussion on Land Use Article, § 10-305.  This analysis 

includes an existing zoning map of the general area of the property in question.  This 

map is also included in Appendix I. 

 

(3.) The suitability of the property in question for the uses permitted under its existing 

zoning classification; The property included in this zoning bill is what we would refer 

to as a “corner store” property.  What this means is that the building on the property 

was “purpose built” to be used for a ground floor commercial use. The design of this 

property is commercial in character and the design deviates from the other adjacent 

buildings on the interior of the block that were designed as residential homes. Under the 

residential zoning the properties in questions would have to be modified for residential 

use, typically reducing the size of the front storefont window, removing awnings or 

signage. The following chart shows the specific parcels included.  

 



City Council Bill #16-0734/Rezoning –Certain Properties in the Remington Central Business Area 

 
144 

 

 

(4.) 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. Refer to the discussion on Substantial 

Change in the Findings of Fact section above. 

 

  

Property Address Approximate Lot 
Size (sqft) 

Existing 
Zoning 

Current 1st Floor Use 

2623 Huntingdon Avenue 2623 R-7 Residence 

2701 Huntingdon Avenue 2250 R-7 Business 

200 West Lorraine Avenue 1300 R-8 Vacant 

201 West Lorraine Avenue 1512 R-8 Vacant 

2658 Huntingdon Avenue 1050 R-8 Vacant 

2740 Huntingdon Avenue 2100 R-8 Vacant 

2745 Huntingdon Avenue 1500 R-8 Vacant 

2800 Huntingdon Avenue 2100 R-8 Vacant 

2648 Hampden Avenue 1050 R-8 Residence 

501 West 27th Street 1050 R-8 Vacant 

2656 Miles Avenue 1440 R-9 Vacant 

2743 Miles Avenue 1300 R-9 Business 
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2656 Miles Avenue 
 

2656 Miles Ave. is a 1440 ft.2 parcel that sits at the southwest corner of W. 27th Street and 

Miles Ave. It houses a 2016 ft.2 two story structure. 

 

The citywide police survey conducted in 1931 to determine the uses of each property revealed 

that this property was being used as one apartment and a shoe repair store. In 1963 a rear 

addition was added to increase the dwelling units to two and expand the shoe repair store. In 

1986 it was authorized to use the first floor as a deli. Most recently, in 2015, it was authorized 

to be used as a single family dwelling.  

 

This property is located on the eastern side of the neighborhood close to the industrial 

buildings. However, some of these buildings have been converted into office spaces and other 

uses that are more compatible with the nearby residences. It is about one and a half blocks 

north of the stalled 25th Street Station PUD and two blocks west of the Remington Row PUD 

that is slated to have a mix of residential, commercial, and office spaces.  

Maryland Land Use Article, § 10-305- Rezoning Standards for Review 

 
According to Maryland Land Use Article, Division I, Title 10 (Baltimore City Zoning), any 

proposed zoning changes must be referred to the Baltimore City Planning Commission and to 

the Board of Municipal and Zoning Appeals (BMZA), which must study the proposed changes 

in relation to the Plan, the needs of Baltimore City and the needs of the particular 

neighborhood in the vicinity of the proposed changes. The rezoning standards as set forth in 

Section 10-305 (a) (2) below are germane to each of the parcels.  

 

Land Use Article, § 10-305. Changes to boundaries of districts or zones, MD LAND 

USE § 10-305 (a) (2) The Planning Commission and the Board shall: 

(i) study the proposed changes in relation to: 

1. the plan; 

2. the needs of Baltimore City; and 

3. the needs of the particular neighborhood in the vicinity of the proposed changes; and 

(ii) report their findings and recommendations to the Mayor and City Council. 

 

1. The plan  
The Baltimore City Comprehensive Master Plan is not so specific as to recommend land use 

and/or zoning changes for the properties in question. But as stated previously, this request is in-

line with the goals and objectives of LIVE EARN PLAY LEARN to redevelop vacant 

properties, promote unique retail venues, and create additional opportunities for mixed-use 

which is the direction of change in Remington. 

 

2. The needs of Baltimore City 

The proposed B-1-2 zoning district supports the City’s master plan to strengthen 

neighborhoods, strategically redevelop vacant properties throughout the City, to promote 
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unique retail venues, and create additional opportunities for mixed-use which is the direction of 

change in Remington.    

 

3. The needs of the particular neighborhood in the vicinity of the proposed changes 

The proposed B-1-2 zoning district also supports the specific neighborhood needs to provide 

for additional commercial uses in the area by creating a mixed-use walkable neighborhood that 

allows people to live, work and play in the same neighborhood while expanding the small 

business opportunities. On August 6, 2015, the Planning Commission adopted the Zoning and 

Land Use Study in the Remington Central Business Area (Appendix 1).  

 

Over the past several years the Department of Planning staff has been working with several 

stakeholders on a neighborhood plan for the Remington neighborhood.  Though the plan is still 

in process, one of the visions for the neighborhood expressed by many stakeholders is to have a 

walkable, mixed-use neighborhood that could include either new construction or reuse of 

vacant properties.  

 

In addition, the City is undergoing a comprehensive rezoning process, which includes new 

zoning categories and map recommendations. The Zoning and Land Use Study was based on 

the neighborhood plan work and was completed by staff to assess the existing multiple zoning 

categories and land uses, as well as the TransForm recommendations for the neighborhood. 

This neighborhood-wide study also documents several larger development projects and 

proposals, as well as, allows staff to better understand the adjacencies of the multiple land uses 

that exist within Remington.  Further, the study considers many smaller parcels and identifies 

opportunities for rezoning and land use changes for these parcels, consistent with a residential, 

mixed-use community. 

 

Delineation of the Neighborhood 

The first step in considering whether there is a substantial change in the character of the 

neighborhood such as to justify a piecemeal rezoning request is to define or delineate the 

relevant neighborhood.  The following maps represent what we believe constitutes the relevant 

neighborhood for Remington.  The neighborhood boundaries, as shown in the map below, are 

based a Neighborhood Statistical Areas (a Census Geography).  We use these boundaries for 

statistical analysis and for general definitions of neighborhoods.  For planning purposes, these 

boundaries include both sides of a boundary street.  In addition, the Planning Department will 

use broader areas than just a neighborhood to evaluate impact and change to a neighborhood.  

Changes that happen in one neighborhood may have substantial impact on an adjacent 

neighborhood 

 

As shown in the zoning and land use map on the following page, the Remington neighborhood 

has a mixture of zoning categories, including M-2-2, M-1-2, B-3-2, B-2-2, R-9, R-8, R-7 and 

R-6. The very nature of this mix in zoning category exemplifies the mix of land uses that in 

some cases predated the existing zoning code and are present in the neighborhood today. 
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The study showed that throughout the dense residentially zoned area and along major streets 

such as 28th Street, Huntingdon Avenue and Howard Street, there were many vacant storefront 

properties.  Though there has been some larger scale redevelopment and reoccupation of 

vacant homes, many storefront buildings, unless occupied with non-conforming uses or 

converted to residential, remain vacant.  Given the vision to create a dense walkable 

neighborhood the zoning and land use study recommends that these properties be rezoned in 

phases.  In addition, TransForm Baltimore also anticipated the reuse of the parcels for 

commercial use by a combination of neighborhood commercial conditional use and C-1 

zoning.  To address the corridors TransForm Baltimore also recommends downzoning some of 

the properties that are currently B-3-3 to the future C-1 which is a main street category.   

 

Overall, the study revealed that there is a healthy mix of land uses that lend themselves to a 

vibrant Remington in which one could actually live, work and play.  There are some zoning 

changes that will help further the goal of solidifying Remington as a walkable neighborhood 

that provides more services for the residents that live there and the surrounding areas. 

 

Maryland Land Use Article 10-304 (b)(1) and 10-304 (b)(2)  -Findings of 

Fact and Substantial Change 
 

Once the Planning Commission and BMZA report their findings and recommendations to the 

Mayor and City Council, the City Council shall make the following findings of fact for each 

property in City Council Bill #16-0734.  The Department of Planning Staff includes proposed 

Findings of Fact in this staff report, which the City Council may adopt.  The information 

outlined in this section was used to evaluate as to whether or not the proposed rezoning is in 

the interest of the public. The statute regarding the findings of fact is as follows: 

 

Land Use Article, § 10-304. Zoning regulations--Amendment, repeal, and reclassification, 

MD LAND USE § 10-304 

 

10-304 (b)(1) If the purpose and effect of a proposed map amendment is to change the 

zoning classification of particular property, the City Council shall make findings of fact 

that address: 

(i) population change; 

(ii) the availability of public facilities; 

(iii) present and future transportation patterns; 

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

(v) the recommendations of the Baltimore City Planning Commission and the Board; and 

(vi) the relationship of the proposed amendment to Baltimore City's plan. 

 

Below is the plat map included in the bill, which shows the location of each parcel and the 

Findings of Fact for each parcel included in the bill. 
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1. Population change- The Remington neighborhood has experienced many fluctuations 

in population since 1971.  The table below shows the population counts in Remington 

from the decennial Census since 1970. 

 

Remington Population Counts - 

Decennial Census (Census Tract 1207) 

1970 3,842 

1980 3,179 

1990 2,894 

2000 2,308 

2010 2,476 

 

 

As you can see, since 1970, the neighborhood experienced a steady decline in 

population, but in 2000, the population hit the lowest point of that period and began to 

trend upwards. Between the 2000 and 2010 Census periods there was a 6.8% 

population increase, which translates into 157 additional residents within Remington in 

the last 10 years. 

2. Availability of public facilities- The properties are well served by City services, with no 

expected impacts as a result of this rezoning.  There is no new construction proposed 

for this parcel.  Given the size of this parcel we, do not expect there to substantial 

changes or upgrades to the existing public infrastructure. 

3. Present and future transportation patterns- The existing transportation pattern of this 

area is not expected to change as a result of this rezoning.  Currently, there are no major 

street configurations proposed as a result of this rezoning.  The property is currently 

served by either bus, automobile, bicycle or pedestrian.  This is expected to be the 

future transportation pattern, no change from the impact of this rezoning.  All newly 

established uses will have to work with the Zoning office to determine the required 

parking as some may be eligible for a parking credit because the buildings were 

established prior to 1971 and provided no parking.  The lot sizes of the parcels in this 

rezoning proposal are relatively small and parking requirements, if any, would be 

minimal.  Though the exact future impact is not known at this time, some parts of 

Remington have Residential Permit Parking that restricts parking from 7 am to 7 pm. 

For those residential streets that do not have RPP, residents could work with the 

Parking Authority of Baltimore City (PABC) to potentially expand the program within 

the neighborhood. 

4. Compatibility with existing and proposed development for the area- The rezoning 

proposal will allow for development that is consistent with the existing small scale 

commercial establishments which exist throughout the Remington neighborhood.  It 

will also allow for business that complement and serve the many industrial business and 

residents in the area. Also, the proposal is consistent with proposed development in the 

area which typically consists of mixed-use, residential, commercial, and office uses.   
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5. Recommendations of the Baltimore City Planning Commission and the BMZA- For the 

above reasons, the Planning Department will recommend approval of the rezoning 

request to the Planning Commission. The BMZA has not yet commented on this bill. 

6. Relationship of the proposed amendment to Baltimore City's plan- As mentioned 

above, the proposed zoning changes are compatible with LIVE EARN PLAY LEARN, 

the City’s Master Plan.  

 

The City Council may grant the amendment to change the zoning classification based on a 

finding that there was either a substantial change in the character of the neighborhood where 

the property is located, or that there was a mistake in the existing zoning classification. In this 

case, the neighborhood is undergoing substantial change in character that is a reflected in the 

Planning Department analysis below.  

 

Land Use Article, § 10-304 (b) (2)-.Supporting Rezoning Based on Substantial Change in 

Character of the Neighborhood 

 

The State of Maryland Land Use Article, § 10-304. Zoning regulations--Amendment, repeal, 

and reclassification, MD LAND USE § 10-304 allows for the following: 

 

10-304 (b) (2) The City Council may grant the amendment to change the zoning 

classification based on a finding that there was: 

(i) a substantial change in the character of the neighborhood where the property is 

located; or 

(ii) a mistake in the existing zoning classification 

 

The justification for this parcel rezoning is based on substantial change in the neighborhood. 

Substantial Change in the character of the neighborhood can come from many sources.  The 

easiest to see if the physical construction of new buildings or the adaptive reuse of buildings.  

In the case of Remington, the change, not only includes those things, but the nuance of policy 

and the land use shifts that have occurred even within a property that may not have had a 

zoning change.  These subtle changes can cumulatively reflect the neighborhood character 

change that you see on the ground in the Remington neighborhood.   

 

Often times people confuse zoning and land use.  They are two different things.  The zoning 

category allows for the breadth of permitted or conditional uses on a parcel.  At any given time, 

a property owner could opt to apply for permits to use the property for any of the allowable 

land uses.  As shown in the adopted land use study, the Remington neighborhood has had a 

variety of zoning categories since 1971. Though the zoning itself has not changed often within 

the neighborhood, the land uses on the ground have changes through the years.  These changes 

have caused the character of the neighborhood to substantially change.  Both M-2 and B-3 

zoning categories are present in the Remington neighborhood.  These two categories are 

example of categories that have a breadth of land uses that can operate within its allowable 

zoning, but by merely changing land uses can alter the character of the neighborhood in a 

profound way. 
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Remington was built as a neighborhood with many industrial buildings with rowhouses often 

capped at the end of blocks with a rowhome that had a corner store configuration on the ground 

floor.  The industrial buildings were used for manufacturing and industrial uses (jobs) and the 

rowhouses for housing the families.  The corner store properties provided goods and services 

within the neighborhood.  As shown, the population at the time of the 1971 Zoning Code began 

to show steady decline until 2000.  The heavy industries moved out of the city, thus jobs began 

to leave.  As people left the neighborhood, then some of the corner stores began to close.  This 

shift caused a substantial change in neighborhood character.  

 

In 2000 the population slowly began to increase.  Over the past 16 years the popularity of the 

neighborhood as begun to rise.  Some of the former commercial and industrial areas became 

prime for residential or mixed use spaces.  In addition, some of the vacant industrial buildings 

switched from heavier industrial uses to more benign office commercial spaces or warehouse 

uses or were even adapted to neighborhood amenities, such as a garden center or restaurants.   

 

With this new found population growth the desire for more walk to services was back on the 

rise. In 2010, there was a major policy change that began to hinder the upward growth. In 

addition, the physical redevelopment and demand that the population growth was causing yet 

another substantial change in neighborhood character since 1971.  

 

Policy Change: City Zoning Code Text Amendment Highlighted the Need For Rezoning   

 

In 2010, the was a major policy shift in the  Zoning Code of Baltimore City that made it much 

harder for residentially zoned properties that could prove their past commercial land use to be 

re-occupied with a commercial land use.  Prior to 2010, the zoning code allowed for 

continuance or reestablishment of non-conforming uses. In 2010, the existing Zoning Code 

was amended to include stricter language regarding the discontinuance and abandonment of 

non-conforming uses.  The zoning code as amended does not allow a non-conforming use to be 

reestablished on the property if it has been discontinued for 12 consecutive months. At this 

point the nonconforming use status of the property will go away unless the zoning of a 

property is changed from a residential category to a commercial category.  The net effect of 

this 2010 amendment on properties with corner stores or non-residential purpose-built 

structures in residential zones is that they run the risk of losing their non-conformity and 

becoming vacant if they are not converted to use allowed in the residential zoning category. If 

left vacant they could become a blighting influence on the neighborhood. As shown in a 

previous chart, many of the parcels included in this rezoning bill are now indeed vacant.  

 

The B-1 zoning district is a neighborhood business district designation.  The permitted use list 

provides for a variety of residential, office and commercial uses that are suitable for smaller 

scale locations and streets.  This category does not include uses allowed in higher-density 

commercial categories such as liquor stores and taverns.  The allowable massing is governed 

by a Floor Area Ratio (FAR) of 2.5.  No front, rear or street corner setbacks are required.  No 

interior side yard setbacks are required, but if one is provided, it must be at least 10 feet. 
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The 2010 text amendment discussed above highlighted the need for the rezoning of these 

properties due to the shift of the neighborhood to mixed-use.    Before the text amendment, the 

need for the rezoning was not as pressing because the non-conforming commercial uses could 

be reestablished.  Now that this is not possible, and because of the separate change in the 

character of the neighborhood, the need to rezone these properties in keeping with the change 

is more obvious.    

 

The Remington neighborhood is undergoing substantial change with the reuse of some of the 

former industrial buildings and two major redevelopment proposals in the neighborhood: 

 

Major Projects That Lead to Substantial Change 

 

Adaptive Reuse/Conversion of Existing Industrial Buildings   

 

 2600 North Howard Street – In 2013, a former tire 

shop began renovations to become a mixed-us 

project that now houses a butcher shop, restaurant, 

and theater space. 

 

 

 

 2601 North Howard Street- In 2009, the former 

Census Building was redeveloped into Miller’s 

Court, a mixed-use development that features over 

30,000 square feet in office space and 40 

apartments. 

 

 

 

 2800 Sisson Street- In 2007, this former 

broom factory was converted to a garden 

center.  This use does not occupy the 

entirety of the building, giving room for 

future expansion or additional uses. 
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New Construction  

 

 Remington Row (both pictures to the right) – Now 

under construction, the recently approved Remington 

Row Planned Unit Development (PUD) at 2700 

Remington Avenue, is a mixed-use development that 

aligns with the existing mixed-use, neighborhood-

commercial character of the Remington 

neighborhood.  This PUD is 4.2 acres and is currently 

zoned both B-3-2 and R-9.  The development plan 

proposes 179,390 GSF of development, 108 

residential units for the entire project and includes a 

171 car garage. 

 

 

 25th Street Station (pictured below)- In 2010, the 

Mayor and City Council approved a PUD that called 

for the creation of a new mixed use development that 

includes 337,000 square feet of retail and 70-80 

residential units. Though the project has not moved 

forward, the creation of the Planned Unit 

Development shows the intent to redevelop a portion of the neighborhood into a large 

mixed-use development. 

 

 

 

 

 

 

 

 

In summary, these five major projects represent larger development moves within the 

Remington neighborhood, in addition to the 6.8% population increase between the 2000 and 

2010 Census.  These projects are dispersed and are all located at 28th Street or south, which 

encompasses the area in which the proposed multi-property rezoning is located.  The entire 

neighborhood has seen substantial growth and change that has primarily been centered in the 

lower half of the Remington neighborhood.  Two parcels, 200 West Lorraine and 201 West 

Lorraine are located on the corner at Howard Street and less than one block from the Miller’s 
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Court and tire shop redevelopments. Approximately, half of the parcels in this proposed 

rezoning are located on the 2600, 2700 and 2800 blocks of Huntingdon Avenue, which is 

within three blocks from the Remington Row development. 

 

The comprehensive rezoning in 1971 was based on the notion of separating different uses.  

Remington always includes a mix of different zoning categories, but the changes described in 

this report have involved bringing the residential, office, and retail uses together to a greater 

degree.  Since 1971, there has been major population decline, but in this neighborhood, since 

2000, there has been a striking shift in that residents are moving back.  One of the major causes 

of this positive trend is the change in the character of the neighborhood reflected in these major 

mixed-use projects that are in close proximity to the 12 properties included in City Council Bill 

#16-0734.  

 

 

 

Zoning Code, § 16-305- Public Interest and Other Considerations of the 

Requested Zoning Change  
 

According to the Zoning Code of Baltimore City the Planning Commission must find the 

following:  

 

Zoning Code, § 16-305. Required considerations — rezonings. 

 

16-305 (b) Change to be in public interest. 

The Board and the Planning Commission may not recommend the adoption of a proposed 

change in zoning classification unless they find that the adoption of the change is in the 

public interestand not solely for the interest of an applicant. 

 

16-305 (c) Additional considerations. 

The Board and the Planning Commission must also consider the following matters: 

(1) existing uses of property within the general area of the property in question; 

(2) the zoning classification of other property within the general area of the property in 

question; 

(3) the suitability of the property in question for the uses permitted under its existing 

zoning 

classification; and 

(4) 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. 

 

 

Zoning Code 16-305 (b) Change to be in public interest. 

In the analysis, which included the rezoning standards, showing that the requested zoning 

changes for each of the parcels listed in the City Council Bill #16-0734 does conform with the 

City Master Plan objectives to redevelop vacant properties, promote unique retail venues, and 
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encourage more opportunities for mixed-use development.  In addition, the requested zoning 

change for each of the parcels listed in the bill does meet the desired goals and vision for the 

Remington neighborhood as shown in the adopted land use study to make the neighborhood 

more walkable. In addition, as previously mentioned, Planning Staff has proposed Findings of 

Fact to the City Council in this staff report.  These proposed Findings of Fact were used in the 

analysis of each of the parcels included in City Council Bill #16-0734.  Based on this overall 

analysis, it is found that rezoning this parcel is found to be in the interest of the public and not 

solely for the interest of the applicant.  In approving the staff’s recommendation to approve 

City Council Bill #16-0734, it is thereby finding that the adoption of the change in zoning 

classification is in the public interest and meets Title 16-305 (b) of the Zoning Code of 

Baltimore City.  

 

 

Zoning Code 16-305 (c) Additional considerations. 

The Board and the Planning Commission must also consider the following matters: 

 

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

previous discussion on Land Use Article, § 10-305.  This analysis includes an existing 

land use map of the general area of the property in question.  This map is also included 

in Appendix I. 

 

(2) The zoning classification of other property within the general area of the property in 

question; See the previous discussion on Land Use Article, § 10-305.  This analysis 

includes an existing zoning map of the general area of the property in question.  This 

map is also included in Appendix I. 

 

(3.) The suitability of the property in question for the uses permitted under its existing 

zoning classification; The property included in this zoning bill is what we would refer 

to as a “corner store” property.  What this means is that the building on the property 

was “purpose built” to be used for a ground floor commercial use. The design of this 

property is commercial in character and the design deviates from the other adjacent 

buildings on the interior of the block that were designed as residential homes. Under the 

residential zoning the properties in questions would have to be modified for residential 

use, typically reducing the size of the front storefont window, removing awnings or 

signage. The following chart shows the specific parcels included.  
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(4.) 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. Refer to the discussion on Substantial 

Change in the Findings of Fact section above. 

  

Property Address Approximate Lot 
Size (sqft) 

Existing 
Zoning 

Current 1st Floor Use 

2623 Huntingdon Avenue 2623 R-7 Residence 

2701 Huntingdon Avenue 2250 R-7 Business 

200 West Lorraine Avenue 1300 R-8 Vacant 

201 West Lorraine Avenue 1512 R-8 Vacant 

2658 Huntingdon Avenue 1050 R-8 Vacant 

2740 Huntingdon Avenue 2100 R-8 Vacant 

2745 Huntingdon Avenue 1500 R-8 Vacant 

2800 Huntingdon Avenue 2100 R-8 Vacant 

2648 Hampden Avenue 1050 R-8 Residence 

501 West 27th Street 1050 R-8 Vacant 

2656 Miles Avenue 1440 R-9 Vacant 

2743 Miles Avenue 1300 R-9 Business 
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2743 Miles Avenue 

 
2743 Miles Ave. is a 1300 ft.2 parcel that sits at the southeast corner of W. 28th Street and 

Miles Ave. It houses a 2360 ft.2 two story structure. 

 

The oldest information on the use of this property dates back to 2004 where it was authorized 

to continue the use of a grocery store on the first floor. It continues to operate as a non-

conforming grocery store.  

 

This property is located on the eastern side of the neighborhood close to the industrial 

buildings. However, some of these buildings have been converted into office spaces and other 

uses that are more compatible with the nearby residences. It is about two blocks north of the 

stalled 25th Street Station PUD and two blocks west of the Remington Row PUD that is slated 

to have a mix of residential, commercial, and office spaces.  

 

Maryland Land Use Article, § 10-305- Rezoning Standards for Review 

 
According to Maryland Land Use Article, Division I, Title 10 (Baltimore City Zoning), any 

proposed zoning changes must be referred to the Baltimore City Planning Commission and to 

the Board of Municipal and Zoning Appeals (BMZA), which must study the proposed changes 

in relation to the Plan, the needs of Baltimore City and the needs of the particular 

neighborhood in the vicinity of the proposed changes. The rezoning standards as set forth in 

Section 10-305 (a) (2) below are germane to each of the parcels.  

 

Land Use Article, § 10-305. Changes to boundaries of districts or zones, MD LAND 

USE § 10-305 (a) (2) The Planning Commission and the Board shall: 

(i) study the proposed changes in relation to: 

1. the plan; 

2. the needs of Baltimore City; and 

3. the needs of the particular neighborhood in the vicinity of the proposed changes; and 

(ii) report their findings and recommendations to the Mayor and City Council. 

 

1. The plan  
The Baltimore City Comprehensive Master Plan is not so specific as to recommend land use 

and/or zoning changes for the properties in question. But as stated previously, this request is in-

line with the goals and objectives of LIVE EARN PLAY LEARN to redevelop vacant 

properties, promote unique retail venues, and create additional opportunities for mixed-use 

which is the direction of change in Remington. 

 

2. The needs of Baltimore City 

The proposed B-1-2 zoning district supports the City’s master plan to strengthen 

neighborhoods, strategically redevelop vacant properties throughout the City, to promote 
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unique retail venues, and create additional opportunities for mixed-use which is the direction of 

change in Remington.    

 

3. The needs of the particular neighborhood in the vicinity of the proposed changes 

The proposed B-1-2 zoning district also supports the specific neighborhood needs to provide 

for additional commercial uses in the area by creating a mixed-use walkable neighborhood that 

allows people to live, work and play in the same neighborhood while expanding the small 

business opportunities. On August 6, 2015, the Planning Commission adopted the Zoning and 

Land Use Study in the Remington Central Business Area (Appendix 1).  

 

Over the past several years the Department of Planning staff has been working with several 

stakeholders on a neighborhood plan for the Remington neighborhood.  Though the plan is still 

in process, one of the visions for the neighborhood expressed by many stakeholders is to have a 

walkable, mixed-use neighborhood that could include either new construction or reuse of 

vacant properties.  

 

In addition, the City is undergoing a comprehensive rezoning process, which includes new 

zoning categories and map recommendations. The Zoning and Land Use Study was based on 

the neighborhood plan work and was completed by staff to assess the existing multiple zoning 

categories and land uses, as well as the TransForm recommendations for the neighborhood. 

This neighborhood-wide study also documents several larger development projects and 

proposals, as well as, allows staff to better understand the adjacencies of the multiple land uses 

that exist within Remington.  Further, the study considers many smaller parcels and identifies 

opportunities for rezoning and land use changes for these parcels, consistent with a residential, 

mixed-use community. 

 

Delineation of the Neighborhood 

The first step in considering whether there is a substantial change in the character of the 

neighborhood such as to justify a piecemeal rezoning request is to define or delineate the 

relevant neighborhood.  The following maps represent what we believe constitutes the relevant 

neighborhood for Remington.  The neighborhood boundaries, as shown in the map below, are 

based a Neighborhood Statistical Areas (a Census Geography).  We use these boundaries for 

statistical analysis and for general definitions of neighborhoods.  For planning purposes, these 

boundaries include both sides of a boundary street.  In addition, the Planning Department will 

use broader areas than just a neighborhood to evaluate impact and change to a neighborhood.  

Changes that happen in one neighborhood may have substantial impact on an adjacent 

neighborhood 

 

As shown in the zoning and land use map on the following page, the Remington neighborhood 

has a mixture of zoning categories, including M-2-2, M-1-2, B-3-2, B-2-2, R-9, R-8, R-7 and 

R-6. The very nature of this mix in zoning category exemplifies the mix of land uses that in 

some cases predated the existing zoning code and are present in the neighborhood today. 
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The study showed that throughout the dense residentially zoned area and along major streets 

such as 28th Street, Huntingdon Avenue and Howard Street, there were many vacant storefront 

properties.  Though there has been some larger scale redevelopment and reoccupation of 

vacant homes, many storefront buildings, unless occupied with non-conforming uses or 

converted to residential, remain vacant.  Given the vision to create a dense walkable 

neighborhood the zoning and land use study recommends that these properties be rezoned in 

phases.  In addition, TransForm Baltimore also anticipated the reuse of the parcels for 

commercial use by a combination of neighborhood commercial conditional use and C-1 

zoning.  To address the corridors TransForm Baltimore also recommends downzoning some of 

the properties that are currently B-3-3 to the future C-1 which is a main street category.   

 

Overall, the study revealed that there is a healthy mix of land uses that lend themselves to a 

vibrant Remington in which one could actually live, work and play.  There are some zoning 

changes that will help further the goal of solidifying Remington as a walkable neighborhood 

that provides more services for the residents that live there and the surrounding areas. 

 

Maryland Land Use Article 10-304 (b)(1) and 10-304 (b)(2)  -Findings of 

Fact and Substantial Change 
 

Once the Planning Commission and BMZA report their findings and recommendations to the 

Mayor and City Council, the City Council shall make the following findings of fact for each 

property in City Council Bill #16-0734.  The Department of Planning Staff includes proposed 

Findings of Fact in this staff report, which the City Council may adopt.  The information 

outlined in this section was used to evaluate as to whether or not the proposed rezoning is in 

the interest of the public. The statute regarding the findings of fact is as follows: 

 

Land Use Article, § 10-304. Zoning regulations--Amendment, repeal, and reclassification, 

MD LAND USE § 10-304 

 

10-304 (b)(1) If the purpose and effect of a proposed map amendment is to change the 

zoning classification of particular property, the City Council shall make findings of fact 

that address: 

(i) population change; 

(ii) the availability of public facilities; 

(iii) present and future transportation patterns; 

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

(v) the recommendations of the Baltimore City Planning Commission and the Board; and 

(vi) the relationship of the proposed amendment to Baltimore City's plan. 

 

Below is the plat map included in the bill, which shows the location of each parcel and the 

Findings of Fact for each parcel included in the bill. 



City Council Bill #16-0734/Rezoning –Certain Properties in the Remington Central Business Area 

 
164 
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1. Population change- The Remington neighborhood has experienced many fluctuations 

in population since 1971.  The table below shows the population counts in Remington 

from the decennial Census since 1970. 

 

Remington Population Counts - 

Decennial Census (Census Tract 1207) 

1970 3,842 

1980 3,179 

1990 2,894 

2000 2,308 

2010 2,476 

 

 

As you can see, since 1970, the neighborhood experienced a steady decline in 

population, but in 2000, the population hit the lowest point of that period and began to 

trend upwards. Between the 2000 and 2010 Census periods there was a 6.8% 

population increase, which translates into 157 additional residents within Remington in 

the last 10 years. 

2. Availability of public facilities- The properties are well served by City services, with no 

expected impacts as a result of this rezoning.  There is no new construction proposed 

for this parcel.  Given the size of this parcel we, do not expect there to substantial 

changes or upgrades to the existing public infrastructure. 

3. Present and future transportation patterns- The existing transportation pattern of this 

area is not expected to change as a result of this rezoning.  Currently, there are no major 

street configurations proposed as a result of this rezoning.  The property is currently 

served by either bus, automobile, bicycle or pedestrian.  This is expected to be the 

future transportation pattern, no change from the impact of this rezoning.  All newly 

established uses will have to work with the Zoning office to determine the required 

parking as some may be eligible for a parking credit because the buildings were 

established prior to 1971 and provided no parking.  The lot sizes of the parcels in this 

rezoning proposal are relatively small and parking requirements, if any, would be 

minimal.  Though the exact future impact is not known at this time, some parts of 

Remington have Residential Permit Parking that restricts parking from 7 am to 7 pm. 

For those residential streets that do not have RPP, residents could work with the 

Parking Authority of Baltimore City (PABC) to potentially expand the program within 

the neighborhood. 

4. Compatibility with existing and proposed development for the area- The rezoning 

proposal will allow for development that is consistent with the existing small scale 

commercial establishments which exist throughout the Remington neighborhood.  It 

will also allow for business that complement and serve the many industrial business and 

residents in the area. Also, the proposal is consistent with proposed development in the 

area which typically consists of mixed-use, residential, commercial, and office uses.   



City Council Bill #16-0734/Rezoning –Certain Properties in the Remington Central Business Area 

 
166 

5. Recommendations of the Baltimore City Planning Commission and the BMZA- For the 

above reasons, the Planning Department will recommend approval of the rezoning 

request to the Planning Commission. The BMZA has not yet commented on this bill. 

6. Relationship of the proposed amendment to Baltimore City's plan- As mentioned 

above, the proposed zoning changes are compatible with LIVE EARN PLAY LEARN, 

the City’s Master Plan.  

 

The City Council may grant the amendment to change the zoning classification based on a 

finding that there was either a substantial change in the character of the neighborhood where 

the property is located, or that there was a mistake in the existing zoning classification. In this 

case, the neighborhood is undergoing substantial change in character that is a reflected in the 

Planning Department analysis below.  

 

Land Use Article, § 10-304 (b) (2)-.Supporting Rezoning Based on Substantial Change in 

Character of the Neighborhood 

 

The State of Maryland Land Use Article, § 10-304. Zoning regulations--Amendment, repeal, 

and reclassification, MD LAND USE § 10-304 allows for the following: 

 

10-304 (b) (2) The City Council may grant the amendment to change the zoning 

classification based on a finding that there was: 

(i) a substantial change in the character of the neighborhood where the property is 

located; or 

(ii) a mistake in the existing zoning classification 

 

The justification for this parcel rezoning is based on substantial change in the neighborhood. 

Substantial Change in the character of the neighborhood can come from many sources.  The 

easiest to see if the physical construction of new buildings or the adaptive reuse of buildings.  

In the case of Remington, the change, not only includes those things, but the nuance of policy 

and the land use shifts that have occurred even within a property that may not have had a 

zoning change.  These subtle changes can cumulatively reflect the neighborhood character 

change that you see on the ground in the Remington neighborhood.   

 

Often times people confuse zoning and land use.  They are two different things.  The zoning 

category allows for the breadth of permitted or conditional uses on a parcel.  At any given time, 

a property owner could opt to apply for permits to use the property for any of the allowable 

land uses.  As shown in the adopted land use study, the Remington neighborhood has had a 

variety of zoning categories since 1971. Though the zoning itself has not changed often within 

the neighborhood, the land uses on the ground have changes through the years.  These changes 

have caused the character of the neighborhood to substantially change.  Both M-2 and B-3 

zoning categories are present in the Remington neighborhood.  These two categories are 

example of categories that have a breadth of land uses that can operate within its allowable 

zoning, but by merely changing land uses can alter the character of the neighborhood in a 

profound way. 
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Remington was built as a neighborhood with many industrial buildings with rowhouses often 

capped at the end of blocks with a rowhome that had a corner store configuration on the ground 

floor.  The industrial buildings were used for manufacturing and industrial uses (jobs) and the 

rowhouses for housing the families.  The corner store properties provided goods and services 

within the neighborhood.  As shown, the population at the time of the 1971 Zoning Code began 

to show steady decline until 2000.  The heavy industries moved out of the city, thus jobs began 

to leave.  As people left the neighborhood, then some of the corner stores began to close.  This 

shift caused a substantial change in neighborhood character.  

 

In 2000 the population slowly began to increase.  Over the past 16 years the popularity of the 

neighborhood as begun to rise.  Some of the former commercial and industrial areas became 

prime for residential or mixed use spaces.  In addition, some of the vacant industrial buildings 

switched from heavier industrial uses to more benign office commercial spaces or warehouse 

uses or were even adapted to neighborhood amenities, such as a garden center or restaurants.   

 

With this new found population growth the desire for more walk to services was back on the 

rise. In 2010, there was a major policy change that began to hinder the upward growth. In 

addition, the physical redevelopment and demand that the population growth was causing yet 

another substantial change in neighborhood character since 1971.  

 

Policy Change: City Zoning Code Text Amendment Highlighted the Need For Rezoning   

 

In 2010, the was a major policy shift in the  Zoning Code of Baltimore City that made it much 

harder for residentially zoned properties that could prove their past commercial land use to be 

re-occupied with a commercial land use.  Prior to 2010, the zoning code allowed for 

continuance or reestablishment of non-conforming uses. In 2010, the existing Zoning Code 

was amended to include stricter language regarding the discontinuance and abandonment of 

non-conforming uses.  The zoning code as amended does not allow a non-conforming use to be 

reestablished on the property if it has been discontinued for 12 consecutive months. At this 

point the nonconforming use status of the property will go away unless the zoning of a 

property is changed from a residential category to a commercial category.  The net effect of 

this 2010 amendment on properties with corner stores or non-residential purpose-built 

structures in residential zones is that they run the risk of losing their non-conformity and 

becoming vacant if they are not converted to use allowed in the residential zoning category. If 

left vacant they could become a blighting influence on the neighborhood. As shown in a 

previous chart, many of the parcels included in this rezoning bill are now indeed vacant.  

 

The B-1 zoning district is a neighborhood business district designation.  The permitted use list 

provides for a variety of residential, office and commercial uses that are suitable for smaller 

scale locations and streets.  This category does not include uses allowed in higher-density 

commercial categories such as liquor stores and taverns.  The allowable massing is governed 

by a Floor Area Ratio (FAR) of 2.5.  No front, rear or street corner setbacks are required.  No 

interior side yard setbacks are required, but if one is provided, it must be at least 10 feet. 
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The 2010 text amendment discussed above highlighted the need for the rezoning of these 

properties due to the shift of the neighborhood to mixed-use.    Before the text amendment, the 

need for the rezoning was not as pressing because the non-conforming commercial uses could 

be reestablished.  Now that this is not possible, and because of the separate change in the 

character of the neighborhood, the need to rezone these properties in keeping with the change 

is more obvious.    

 

The Remington neighborhood is undergoing substantial change with the reuse of some of the 

former industrial buildings and two major redevelopment proposals in the neighborhood: 

 

Major Projects That Lead to Substantial Change 

 

Adaptive Reuse/Conversion of Existing Industrial Buildings   

 

 2600 North Howard Street – In 2013, a former tire 

shop began renovations to become a mixed-us 

project that now houses a butcher shop, restaurant, 

and theater space. 

 

 

 

 2601 North Howard Street- In 2009, the former 

Census Building was redeveloped into Miller’s 

Court, a mixed-use development that features over 

30,000 square feet in office space and 40 

apartments. 

 

 

 

 2800 Sisson Street- In 2007, this former 

broom factory was converted to a garden 

center.  This use does not occupy the 

entirety of the building, giving room for 

future expansion or additional uses. 
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New Construction  

 

 Remington Row (both pictures to the right) – Now 

under construction, the recently approved Remington 

Row Planned Unit Development (PUD) at 2700 

Remington Avenue, is a mixed-use development that 

aligns with the existing mixed-use, neighborhood-

commercial character of the Remington 

neighborhood.  This PUD is 4.2 acres and is currently 

zoned both B-3-2 and R-9.  The development plan 

proposes 179,390 GSF of development, 108 

residential units for the entire project and includes a 

171 car garage. 

 

 

 25th Street Station (pictured below)- In 2010, the 

Mayor and City Council approved a PUD that called 

for the creation of a new mixed use development that 

includes 337,000 square feet of retail and 70-80 

residential units. Though the project has not moved 

forward, the creation of the Planned Unit 

Development shows the intent to redevelop a portion of the neighborhood into a large 

mixed-use development. 

 

 

 

 

 

 

 

 

In summary, these five major projects represent larger development moves within the 

Remington neighborhood, in addition to the 6.8% population increase between the 2000 and 

2010 Census.  These projects are dispersed and are all located at 28th Street or south, which 

encompasses the area in which the proposed multi-property rezoning is located.  The entire 

neighborhood has seen substantial growth and change that has primarily been centered in the 

lower half of the Remington neighborhood.  Two parcels, 200 West Lorraine and 201 West 

Lorraine are located on the corner at Howard Street and less than one block from the Miller’s 
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Court and tire shop redevelopments. Approximately, half of the parcels in this proposed 

rezoning are located on the 2600, 2700 and 2800 blocks of Huntingdon Avenue, which is 

within three blocks from the Remington Row development. 

 

The comprehensive rezoning in 1971 was based on the notion of separating different uses.  

Remington always includes a mix of different zoning categories, but the changes described in 

this report have involved bringing the residential, office, and retail uses together to a greater 

degree.  Since 1971, there has been major population decline, but in this neighborhood, since 

2000, there has been a striking shift in that residents are moving back.  One of the major causes 

of this positive trend is the change in the character of the neighborhood reflected in these major 

mixed-use projects that are in close proximity to the 12 properties included in City Council Bill 

#16-0734.  

 

 

 

Zoning Code, § 16-305- Public Interest and Other Considerations of the 

Requested Zoning Change  
 

According to the Zoning Code of Baltimore City the Planning Commission must find the 

following:  

 

Zoning Code, § 16-305. Required considerations — rezonings. 

 

16-305 (b) Change to be in public interest. 

The Board and the Planning Commission may not recommend the adoption of a proposed 

change in zoning classification unless they find that the adoption of the change is in the 

public interestand not solely for the interest of an applicant. 

 

16-305 (c) Additional considerations. 

The Board and the Planning Commission must also consider the following matters: 

(1) existing uses of property within the general area of the property in question; 

(2) the zoning classification of other property within the general area of the property in 

question; 

(3) the suitability of the property in question for the uses permitted under its existing 

zoning 

classification; and 

(4) 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. 

 

 

Zoning Code 16-305 (b) Change to be in public interest. 

In the analysis, which included the rezoning standards, showing that the requested zoning 

changes for each of the parcels listed in the City Council Bill #16-0734 does conform with the 

City Master Plan objectives to redevelop vacant properties, promote unique retail venues, and 
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encourage more opportunities for mixed-use development.  In addition, the requested zoning 

change for each of the parcels listed in the bill does meet the desired goals and vision for the 

Remington neighborhood as shown in the adopted land use study to make the neighborhood 

more walkable. In addition, as previously mentioned, Planning Staff has proposed Findings of 

Fact to the City Council in this staff report.  These proposed Findings of Fact were used in the 

analysis of each of the parcels included in City Council Bill #16-0734.  Based on this overall 

analysis, it is found that rezoning this parcel is found to be in the interest of the public and not 

solely for the interest of the applicant.  In approving the staff’s recommendation to approve 

City Council Bill #16-0734, it is thereby finding that the adoption of the change in zoning 

classification is in the public interest and meets Title 16-305 (b) of the Zoning Code of 

Baltimore City.  

 

 

Zoning Code 16-305 (c) Additional considerations. 

The Board and the Planning Commission must also consider the following matters: 

 

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

previous discussion on Land Use Article, § 10-305.  This analysis includes an existing 

land use map of the general area of the property in question.  This map is also included 

in Appendix I. 

 

(2) The zoning classification of other property within the general area of the property in 

question; See the previous discussion on Land Use Article, § 10-305.  This analysis 

includes an existing zoning map of the general area of the property in question.  This 

map is also included in Appendix I. 

 

(3.) The suitability of the property in question for the uses permitted under its existing 

zoning classification; The property included in this zoning bill is what we would refer 

to as a “corner store” property.  What this means is that the building on the property 

was “purpose built” to be used for a ground floor commercial use. The design of this 

property is commercial in character and the design deviates from the other adjacent 

buildings on the interior of the block that were designed as residential homes. Under the 

residential zoning the properties in questions would have to be modified for residential 

use, typically reducing the size of the front storefont window, removing awnings or 

signage. The following chart shows the specific parcels included.  
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(4.) 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. Refer to the discussion on Substantial 

Change in the Findings of Fact section above. 

 

Property Address Approximate Lot 
Size (sqft) 

Existing 
Zoning 

Current 1st Floor Use 

2623 Huntingdon Avenue 2623 R-7 Residence 

2701 Huntingdon Avenue 2250 R-7 Business 

200 West Lorraine Avenue 1300 R-8 Vacant 

201 West Lorraine Avenue 1512 R-8 Vacant 

2658 Huntingdon Avenue 1050 R-8 Vacant 

2740 Huntingdon Avenue 2100 R-8 Vacant 

2745 Huntingdon Avenue 1500 R-8 Vacant 

2800 Huntingdon Avenue 2100 R-8 Vacant 

2648 Hampden Avenue 1050 R-8 Residence 

501 West 27th Street 1050 R-8 Vacant 

2656 Miles Avenue 1440 R-9 Vacant 

2743 Miles Avenue 1300 R-9 Business 
































	Remington Part 1
	Remington- part 2
	Remington- part 3

