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City of Cambridge
DEPARTMENT OF PUBLIC WORKS
1025 WASHINGTON STREET
CAMBRIDGE, MARYLAND 21613
TELEPHONE: 410-228-1955
MD RELAY (V/TTY) 7-1-1 or 1-800-735-2258
E-Mail: pescher@choosecambridge.com

MEMO TO:
FROM:
DATE:
Subject:

Planning and Zoning Commission
Pat Escher, A.I.C.P., City Planner
December 21, 2020
Agenda

Due to the State of Emergency, Planning Commission hearing will be held remotely. The
public and applicants may view the hearing via Town Hall Streams on the web.
AS ALL FORMAL APPLICATIONS HAVE BEEN EITHER DEFERRED OR
WITHDRAWN – THE JANUARY PLANNING COMMISSION HAS BEEN CANCELED

AGENDA
The City of Cambridge Planning & Zoning Commission meeting will be held on Tuesday,
January 5, 2021, at 6:00 pm at Council Chambers, 305 Gay St., Cambridge, Maryland. These
are the following items scheduled:

Approve or amend agenda as presented
Elections for Chair and Vice-Chair
Approval of Minutes
December 8th

Old Business
NA

New Business
1. PZ 2021-006 SE to Allow for a Corner Store at 901 Pine Street. Deferred by Applicant

PUBLIC HEARING – Continued
1. PZ 2021 – 004 Master Plan Amendment to allow up to 200 multi-family units on a parcel
designated as RP-2, Map 0031, Grid 0019, Parcel 27, 2.16 Acres. This hearing is to
Review the Findings of Fact and forward a Recommendation of Denial to the City
Council. Deferred by Applicant
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2. P&Z 2021 – 005 – Rezoning and Map Amendment for parcel within the NC-4 Zoning
District. Map 0302, Grid 0015, Parcel 2088. Rezoning Request for a change a lot from a
residential zoning to commercial zoning, Continued Hearing. Withdrawn

Discussion Items
421 Maryland Avenue to Allow for a Third Residential Unit (PZ 2017- 021)

* Please note the Agenda is subject to change, the final agenda will be approved by the
Commission at the Hearing.

Meeting link:
https://cityofcambridge-bnf.my.webex.com/cityofcambridgebnf.my/j.php?MTID=m5adf2e8358b0f31882412c7625fd169b
Meeting number:
132 500 8893
Password:
plan123 (7526123 from phones and video systems)

More ways to join
Join by video system
Dial 1325008893@cityofcambridge-bnf.my.webex.com
You can also dial 173.243.2.68 and enter your meeting number.
Join by phone
+1-408-418-9388 United States Toll
Access code: 132 500 8893
Global call-in numbers
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City of Cambridge
DEPARTMENT OF PUBLIC WORKS
PLANNING & ZONING
1025 WASHINGTON STREET
CAMBRIDGE, MARYLAND 21613
410-228-1955

Planning and Zoning
Staff Report
January 5, 2021

I. BACKGROUND INFORMATION:
P & Z Case No.:
Nature of Request:
Location of Property:
Total Acreage:
Zoning:

PZ REZ 2021-005
Map Amendment and Rezoning
A property located in close proximity to the corner of High
and Washington Streets
36,103 sq. ft.
NC-4, Residential

II. STAFF RECOMMENDATION: The Planning Commission either request that the
applicant withdraw the application or forward a recommendation of denial to the City
Council for this request to rezone the property from residential to a commercial
designation.
III. BACKGROUND: This item has come before the Commission on October 29th as a
discussion item and again on December 8th as a formal public hearing. The Planning
Commission deferred the hearing to this January 5th docket to give the applicant more
time to consider the request and address the community concerns.
Staff has included some previous documents and minutes so not to belabor those
points that we previously raised. The applicant met with staff and the Comm. Lauer
and Chairperson Losty to present the idea of the zone change. It was determined that
the item should go in front of the Commission as a discussion item. It went to the
Commission as an informal discussion item and while it was viewed that this could be
a potential benefit to the community, the Commission wanted to get the community’s
input on this matter.
Staff wanted to hold some community meetings, but when it was discussed with some
members of the “Core Group” - a community group that was established when the
City started the community outreach for the Pine Street Neighborhood revitalization
efforts – it was determined that the timing for a community meeting was not very
conducive given the pandemic, proximity to the holidays and the runoff election.
There was a grass root effort that took place with an online survey. There was also the
dispersal of post cards asking opinions about the proposal.
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The majority of the comments from the neighborhood were not positive citing
•
•
•

•

•
•

Safety concerns;
The fact that the City was beginning a Small Area Plan for the neighborhood and that
should be further along before any redevelopment that would require a rezoning;
Concerns with the negative impacts that dollar stores have on poorer neighborhoods;
o Impacts to property values;
o Impacts to neighborhood locally owned business;
o Potential increase in crime; and
o The lack of site maintenance at the existing Family Dollar Store;
A local radio talk show host discussed how he did a show about Dollar Stores and
received over 500 negative comments about these stores and their effects on
neighborhoods.
There already is an abundance of Dollar Stores in Cambridge; and
Introducing a national chain into a nationally registered, African American historic
neighborhood is not compatible with character of the district.

The Commissioners raised concerns with the fact that they have heard from many
citizens who were not in favor of the proposal.
Commissioner Burroughs is very familiar with the neighborhood and walked it many
times going to High School. He expressed concern about traffic and lack of sidewalks
and children who walk through the intersection to get to and from school. He believes
the intersection is dangerous with no signalization and he wants a business that will
give back to the community. As an election judge, he has heard from many citizens in
opposition to the proposal. He believes that the City does not need another Dollar
Store.
Commissioner Nelson has heard from many citizens in opposition to the proposal. She
worked as a police office and worked that very congested intersection and a child was
hit by a vehicle very close to the intersection, so she has safety concerns.
Commissioner Trego believes that the City has reached a saturation point for Dollar
Stores. He wants a business that will give back to the community. He was in a Dollar
Store and they were not enforcing the state mandate for masks and he therefore has
concerns about how the stores are managed.
Commissioner Lauer stated he would hold his opinion until the end.
Commissioner Breig stated he was not going to comment on the business model of
these stores. He said he had read the comments, most of which were negative. He did
want to comment that he agreed with the statement that there were many
commercial parcels in Cambridge that could accommodate this use and why not
locate the store on one of them. Instead they want to embed themselves into a
predominately residential area. He has also heard that this was going to be a
convenient walkable store, but there already are locally owned, convenient walkable
stores already in the neighborhood. Additionally, the profits go to a corporate office
and don’t necessarily benefit the community which is another reason the community
is not supportive.
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The applicant, Mr. Rogers, went through the comments and addressed those concerns
as represented in the minutes.
Commissioner Lauer stated he did not think there was an error in zoning or that the
area has changed since the adoption of the Comprehensive Plan. When you read the
criteria in the NC-4 zoning and other things in the code, it mentions compatibility. He
has divorced himself from the actual use and believes that he does not believe there
was an error in zoning or enough change has occurred since the adoption of the
Comprehensive Plan to warrant a rezoning.
The applicant wanted additional time to address the concerns of the citizens and the
Commission and asked the application be deferred to the next hearing.

DISCUSSION: The standards for a rezoning, within Section 2.2.3 of the UDC are (1)
was the property zoned in error or (2) the area changed substantially since the
Comprehensive Plan was adopted to rise to the level warranting a rezoning. The
Commission and staff have weighed in on their opinions about these criteria.
There is an additional standard that the Council must take into consideration and
therefore the Commission needs to review this criterion also in their determination.
The Council and therefore the Commission must determine if what is being proposed
is “the compatibility with the existing and proposed development for the area…”
The issue of compatibility is of particular importance with the rezoning request as a
portion of proposed development lies within the National Registered of Historic
Places of Pine Street. The following pages (5&6) has a portion of a section from the
district’s documentation. The criteria that was presented for acceptance into the
district were (1) “Architecture and Ethnic History” and (2) That the area “Embodies the
distinctive characteristics of a type, period or method of construction….” (Please see
the more detailed narrative provided.) So, when reviewing this rezoning request,
given the fact that this proposal is in and adjacent to a significant historic district, there
needs to be given weight to this historic designation and a project compatibility to the
district with the rezoning decision. This well-suited principle is again restated in the
NC – 4 zoning district purpose statement for areas that were residential in nature prior
to zoning.

§ 2.2.3
D.

Amendments to this Ordinance

Action on Proposed Amendments
1.

In reaching a decision on any zoning amendment, the City Council shall
make findings of fact which shall include the compatibility with the
existing and proposed development for the area, the recommendations
of the Planning Commission, the conformance of the amendment with the
Comprehensive Plan and as appropriate, the suitability of the property(s)
in question to the uses permitted under the existing and proposed zoning
classifications.
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§ 4.2.1
B.

City Divided into Zoning Districts

Purposes of Zoning Districts
3.

Neighborhood Conservation: The Neighborhood Conservation districts (NC-1,
NC-2, NC-3, and NC-4) are applied to residential neighborhoods that predate the
adoption of City zoning regulations and exhibit primarily single-family
residential character. The intent is to maintain the character of neighborhoods
including the setting for important historic and cultural resources. The district
regulations are also intended to establish reasonable conditions for the
continuation of non-residential uses that pre-date City zoning and to allow other
non-residential uses under strict guidelines and upon special review. There shall
be four NC districts each corresponding to the unique settlement patterns
therein. These districts permit and encourage minor infill development but
generally all proposed new dwellings shall be single-family detached units.

In the Downtown Waterfront Developement District, there is a standard for
compatible use. It has been stated by members of the community that a national
chain is not compatible with the historic fiber of the neighborhood and the locally
owned and operated stores.
5.

Downtown/Waterfront Development: The Downtown/Waterfront
Development (DW) district is applied to the mixed-use center of
Cambridge. The district regulations are intended to promote compatibility
in building form, a broad mixture of compatible land use types arranged
in ways that foster efficient use of land and a walkable community. The
uses permitted in this district and the special regulations pertaining to
development are set forth separately in § 4.4 of this Ordinance.

IV. STAFF RECOMMENDATION: The Planning Commission either request that the
applicant withdraw the application or forward a recommendation of denial to the City
Council for this request to rezone the property from residential to a commercial
designation.
1.
2.
3.

The property currently zoned NC-4 was not zoned in error and has been zoned
residentially since 2001.
The area, while undergoing some changes, has not had enough change since the
adoption of the Comprehensive Plan to warrant a rezoning.
The proposed project is within and adjacent to the National Registered of Historic
Places of Pine Street. Compatibility to that district is required by the UDC to be
reviewed by Council and therefore should be a consideration of the Planning
Commission.
i. The attainment of this national historic designation was based upon
architecture, the ethnic history and distinctive characteristics. (the
smaller scale of commercial buildings interspersed throughout the
neighborhood and the repetition of architectural elements for the
residential structures) The area has a history of locally owned and
operated small scaled commercial uses. A large format retail, national
chain store would not be in keeping with the character of neighborhood.

4

4.
5.

The City is at the beginning stages of a Small Are Plan process and the rezoning of
any property would be premature given this planning effort.
There are other commercial properties within the City that can accommodate this
use.
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Existing Family Dollar Store
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