Carroll County Planning Commission
Report and Recommendation to the
Board of County Commissioners

Rezoning Case No. 224 —Luers Avenue Properties

Summary:

Petitioner/Owner: Elders Luers, LP, NJJ, LLC and Luers Lane, LLC., Petition
1205 York Road, Penthouse
Lutherville, MD 21093

Elders Luers, LP, NJJ, LLC and Luers Lane, LLC., Owners
1205 York Road, Penthouse
Lutherville, MD 21093
Petitioner’s Attorney: J. Brooks Leahy
127 East Main Street
Westminster, MD 21157

Current Zoning: “B-NR” Business Neighborhood Retail Business

Requested Zoning: “B-G” General Business

Total Acreage: 15.56 acres (11 individual parcels that will be consolidated if
rezoning in Approved)

Existing Use of Land: 11 individual parcels total- 5 properties are being used
residentially and the rest are currently vacant

Comprehensive Plan: 2001 Freedom Community Comprehensive Plan

Land Use Designation: “B-NR” Business Neighborhood Retail

Public Water Service Area: Final/Existing Water Service Area (W-1)

Public Sewer Service Area: Final/Existing Sewer Service Area (S-1)

PC recommendation: Recommend that the Board of County Commissioners

approve the requested rezoning from B-NR to B-G for the
subject properties.

Request Description:

The request is to reclassify 11 parcels that together total 15.56 acres from Neighborhood Retail
Business (B-NR) to General Business (BG). The subject property is located on the south side of
Liberty Road (MD 26) and eastside of Luers Avenue. The property has a land use designation of
Local Business in the 2001 Freedom Community Comprehensive Plan.

Request in Detail:
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The subject property is comprised of 11 parcels that together total 15.56 acres located on the
south side of Liberty Road (MD 26) and eastside of Luers Avenue. (see Exhibit A — Rezoning
Plat).

The property has a land use designation of Local Business in 2001 Freedom Community
Comprehensive Plan (see Exhibit B- Designated Land Use).

The rezoning petition is based on both an argument of mistake in the current zoning designation
and change in the neighborhood (see Exhibit C — Rezoning Petition).

Background of Request:

The neighborhood delineation was finalized by the Director of Planning on August 27, 2015.

The Carroll County Bureau of Comprehensive Planning accepted the subject petition on October
19, 2015 in accordance with the Carroll County Procedures for Rezoning.

Findings:

1. Property Use and Development History

The eleven parcels included within the petition area were created by deed. Five of these
properties are currently being used residentially and developed between 1930 and 1965. The
other six parcels within this rezoning petition are vacant.

2. Soils

The property lies within six soil series as identified and defined by USDA’s Natural Resources
Conservation Service (NRCS) as the following: Brinklow Channery Loam, 8 to 15 percent
slopes (BrC- This soil type is on farmland. Classification is well drained. This soil type
represents 3.9 acres), Brinklow Channery Loam, 15 to 25 percent slopes (BrD- This soil type is
on not farmland. Classification is well drained. This soil type represents 0.2 acre) Glenelg
channery loam, 3 to 8 percent slopes (GeB- This soil type is on prime farmland. Classification is
well drained. This soil type represents 7.1 acres), Glenelg-Urban land complex, 0 to 8 percent
slopes (GfB- This soil type is on not farmland. Classification is well drained. This soil type
represents 2.0 acres), Manor loam, 15 to 25 percent slopes (MaD- This soil type is not prime
farmland. Classification is well drained. This soil type represents 1.9 acres), Urban Land-
Udorthents Complex, 0 to 8 percent slopes (UrB- This soil type is on ridges and uplands. The
parent material consists of graded areas of schist and/or gneiss. Classification is well drained.
This soil type represents 0.1 acre). The soil classification for the remaining .368 acre is
unknown.

3. Watersheds
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The property is located in the Liberty Reservoir MDE 8-digit watershed. The Carroll County
Water Resource Management Area Guidance Map designates the site as surface watershed area.

4, Agency Comments

On October 19, 2015 the Bureau of Comprehensive Planning referred the rezoning petition to
several agencies and bureaus for any comments that the Planning and Zoning Commission
should consider prior to making a recommendation to the County Commissioners.

The following agencies and bureaus were given the opportunity to provide comments:

Carroll County Bureau of Engineering

Carroll County Bureau of Resource Management
Carroll County Bureau of Utilities

Carroll County Roads Operations

Carroll County Health Department

Carroll County Office of the County Attorney

Carroll County Department of Economic Development
Carroll County Zoning Administrator

Carroll County Bureau of Development Review
Carroll County Planning Computer Mapping (GIS)
Maryland Department of Transportation — State Highway Administration
Maryland Department of Planning

Baltimore Metropolitan Council

Supervisor of Assessment

Written comments were received from the following Department:
Gary Dye, Carroll County Bureau of Utilities (Letter dated October 22, 2015):

“Parcels 506,822, 823 and 824 are served by both public water and sewer. Parcel 341 is
served by only public sewer. If the 11 contiguous parcels are to be consolidated, in the
event the request to rezone is granted, the existing water and sewer lateral connections
shall be removed in accordance with Bureau of Utilities specifications. Each parcel or lot
of land shall be permitted one water connection lateral and one sewer connection lateral
only. Size of the water and sewer laterals shall be dependent on the proposed use of the
newly created parcel and applicable area connection charges shall apply.”

Jack Lyburn, Carroll County Department of Economic Development (Memorandum
dated October 26, 2015):

“The Department of Economic Development supports the rezoning request for the
rezoning of several parcels totaling 15.56 acres from BNR to BG.
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The limited uses and maximum size of square footage allowed in a BNR zone is not the
most fitted to these lots. While the highest and best use for the lots in question is a
business designation, given the high traffic counts and heavy commercialization that
currently exists along MD 26, these lots would be best suited for BG zone.”

Clay Black, Carroll County Bureau of Development Review (Memorandum dated
November 3, 2015):

“A planned major street ‘As shown of the Freedom Plan’ impacts this property.”

Eric Beckett, Chief, Regional and Intermodal Planning Division, State Highway
Administration (Letter dated November 10, 2015):

“While there is no objection on our part to the actual rezoning, the State Highway
Administration has an interest in traffic conditions on MD 26 (Liberty Road) and we
want to make sure this rezoning and consolidation of parcels does not run counter to the
plan to improve MD 26 from MD 32 to Liberty Reservoir that is part of the Development
and Evaluation Program of the Maryland Department of Transportation’s Consolidated
Transportation Plan. Eldersburg Commons, the former Carrolltown Mall property, is the
recent example of this, where the full movement access points are provided via county or
local roads.”

5. Immediate Neighborhood

The immediate neighborhood is 385 acres and is located generally along MD 26 from Ridge
Road/Oklahoma Road to Johnsville Road with parts of the neighborhood on both the north and
south sides of MD 26.

The primary use within the neighborhood is commercial. There are also residential uses scattered
throughout the neighborhood as well.

6. Public Facilities

Transportation- The front commercial portion of the property has approximately 348 feet of
frontage on MD 26 and 761 feet on Luers Avenue. The properties that are being used for
residences currently have vehicular access from Luers Avenue.

MD 26 is classified by the state as an urban principal arterial. Luers Avenue is a Local Urban
Roadway. In the vicinity of this property, the highway is two lanes going in each direction on
MD 26.

Water and Sewer Service Area- This property is currently served and is in the Final/Existing
Water Service Area (W-1) Final/Existing Sewer Service Area (S-1) in the 2014 Carroll County
Water and Sewer Master Plan
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Telephone, Electric and Cable- Telephone service is provided to the area by Verizon. Electric
service is available through Baltimore Gas and Electric. Cable is provided by Comcast.

Transit- The Trailblazer route runs in front of the properties that face MD 26. There are multiple
Trailblazer stops nearby. The closest stops are at the Freedom Village Shopping Center on
Georgetown Boulevard and the Food Lion grocery store on W. Hemlock Road.

7. Zoning

The zoning districts found within the neighborhood are “R-10,000", “R-20,000", “B-NR”
Neighborhood Retail Business, “B-G” General Business, “I-R” Restricted Industrial, and “C”
Conservation. The properties on the north side of MD 26 are zoned either “B-NR” or “B-G”,
while the properties on the south side of MD 26 are a mix of the business and residential zoning.

e R-10,000- the purpose of this district is to provide for smaller lot sizes [10,000 square
feet minimum] for single- and 2-family dwellings, based on the presence of public water
and sewerage facilities. This would essentially mean more dwellings per acre
[approximately 3 to 4 families] and less open area than in the R-20,000 Residence
District.

e R-20,000- the purpose of this district is to provide a location for single-family residential
development, the individual lots of which contain a minimum of 20,000 square feet (or
approximately 2 families per acre). The area may or may not be served with public water
and/or public sewerage facilities.

e Neighborhood Retail Business - the purpose of this district is to provide for logical
locations where the retail services needed by a neighborhood population can be made
available. The areas are in communities and at locations of expected population
concentrations which might be termed a neighborhood or small community.

e General Business- the purpose of this district is to provide logical locations of all
businesses of a more general nature than might be expected to be found in a
neighborhood. The businesses proposed include retail, wholesale, and some light
processing operations.

e Restricted Industrial - The purpose of this district is to provide locations for some of the
lighter manufacturing processes and which may not be as extensive as those provided in
the I-G District. For the most part, the manufacturing is composed of processing or
assembly of previously processed materials. It is not the purpose of this district to
promote or encourage the use of land within the district for retail services or PBCs
normally expected to be located within the established business district; however, it is
anticipated that there may be areas or locations where retail services or PBCs can be
reasonably and logically considered due to their relationship with other uses existing
within the district, as well as their relationship with the district boundary line or the
configuration of the property and the relative scale of the project.

e Conservation- The purpose of this district is to prescribe a zoning category for those areas
where, because of natural geographic factors and existing land uses, it is considered
feasible and desirable to conserve open spaces, water supply sources, woodland areas,
wildlife, and other natural resources. This district may include extensive steeply sloped
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areas, stream valleys, water supply sources, and wooded areas adjacent thereto.

Zoning of the Petition Area

At the time of the original zoning adopted by the County in 1965, the northwest corner of the
petition area was zoned “BG” General Business (fronting on MD 26), with the remainder of the
petition area zoned Residential “R-10,000.”

In 1990, the County adopted a small area amendment (known as the Eldersburg Small Area
Amendment) to the “Mini” Plan and corresponding comprehensive rezoning for the amendment
area. The amendment area included the petition area plus the adjoining parcels fronting on MD
26 and the adjoining property to the east, which is now the Homeland development. The
amendment was in response to property owner requests to enlarge areas designated for business
uses so that they were more developable. Careful consideration was given to the effect of
additional business designations on the surrounding residential areas. The need to remain true to
the goals of the “Mini” Plan also was considered, particularly with respect to avoiding the
creation of strip development by punctuating areas of commercial development with other uses.

In the October 17, 1989 Special Report to the Planning Commission concerning the Eldersburg
Small Area Amendment, staff indicated that “Neighborhood Business” was the most appropriate
designation because this designation already existed on several properties in the amendment area
and it provided a good transition zone between the “General Business” to the west and the
“Medium Density Residential” to the east. The Report also stated that “the much more intense
uses allowed in the General Business Designation would present the potential for considerable
negative impacts on existing and future residential uses.” (Note: the Report focused on the two
residential developments that existed in 1990 and abutted the amendment area: Spencer Village,
a multi-family housing development southwest of the amendment area, and Bonnie Brae, a
single-family-home development east of the area.) With the adoption of the plan amendment
and comprehensive rezoning, the Neighborhood Business land-use designation and
corresponding “BL” zoning were extended west to Luers Avenue and south to the south
boundary of parcel 61 of the petition area, adding approximately 10 acres of “BL” and
subtracting the same acreage from “R-10,000.”

The zoning of the petition area was changed to “B-NR” Neighborhood Retail Business in 2006,
when the “BL” district was replaced with the “B-NR” district throughout the county. Ordinance
No. 06-08 amended the “BL” district by changing the text to “B-NR.” The purpose of the “B-
NR” zoning district is to “provide for logical locations where the retail services needed by a
neighborhood population can be made available. The areas are in communities and at locations
of expected population concentrations which might be termed a neighborhood or small
community.” The purpose statement for the “B-NR” district is the same as for the “BL” district.
The impetus for the change was the concerns expressed by homeowners in residential
neighborhoods that high impact uses were allowed in the “BL” district. However, the new “B-
NR” district, includes changes to principal permitted uses, building height, and maximum size of
individual uses, among other things.
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8. Relationship of Proposed Zoning to Comprehensive Plan

The subject property was designated as Local Business in the 2001 Freedom Community
Comprehensive Plan. The zoning classification for the petition property, which is “B-NR” is
consistent with the 2001 Freedom Community Comprehensive Plan’s Land Use Designation.
The petitioner states that this request is “consistent with the 2001 Freedom Community
Comprehensive Plan.”

0. Mistake in the Current Zoning

The petition states that before 2006, the subject property was zoned B-L (Local Business). By a
zoning text amendment, the district was renamed “Neighborhood Retail Business (B-NR) Zoning
District.” The zoning text amendment became law by enactment of Ordinance 06-08, executed
June 2, 2006. The Ordinance also limited uses in the new B-NR district to a maximum of 10,000
square feet of floor area per use with a limited 30% variance potential. The permitted variance
was subsequently eliminated by Ordinance No. 09-02 dated April 7. 2009. The zoning change
from B-L to B-NR occurred without adequate and accurate consideration of the suitability of
individual parcels for the new zoning classification. This was especially true as to Parcel 61
which was 11.55 acres and was unlike the vast majority of B-L properties at the time the new B-
NR took place. The Valbridge report makes clear that B-NR properties are overwhelmingly
small lots only two are in excess of 5 acres, Petitioners’ Parcel 61 (11.55 acres) and EMA
headquarters on Johnsville Road (8.01 acres). The restriction of uses over 10,000 square feet is
appropriate for nearly all of the B-NR zoned lots, since the average land area is only 1.02 acres
(\VValbridge Report, page 9). The impact of the 10,000 square feet restriction on a larger parcel
(such as Petitioners’ Parcel 61) makes it virtually impossible to develop such parcel for
commercial uses (Valbridge Report, page 13).

This mistake was in fact found by the Planning Commission and Board of County
Commissioners in Rezoning Case No. 212- Carrolltown Center, which was also B-L zoned
property that became B-NR as a result of the 2006 Text Amendment. Carrolltown Center was
rezoned to B-G in Rezoning Case 212 as a result of mistake.

The recognition that B-NR was inappropriate for larger parcels was further confirmed when the
Finksburg Plaza property (11.46 acres) was recently rezoned from B-NR to B-G was part of the
comprehensive rezoning of the Finksburg Corridor Plan.

Petitioners respectfully submit that there should have been consideration of the larger size of
Parcel 61, unlike any other commercial properties in the neighborhood, before it was rezoned
from B-L to B-NR. As stated earlier, the only other parcels over ten (10) acres at the time of a
conversion of B-L to B-NR were Carrolltown Center and Finksburg Plaza, both of which have
now appropriately been rezoned to B-G. Further, its location in the heart of the regional
shopping hub, and it location in the Boulevard District described in the 2001 Freedom
Community Comprehensive Plan, made it suitable for B-G zoning and unsuitable for the new B-
NR zoning.
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The proposed consolidation of the ten (10) contiguous small parcels into the 11.55 acre Parcel 61
creates an appropriate commercial parcel consistent with B-G zoning. Large parcels would be
more consistent with principal permitted uses with this B-G zone. Principal permitted uses within
the General Business district are generally found to be readily accessible to major transportation
corridors such as Maryland Route 26 and near population concentrations such as those found
within the Freedom Area. Additionally, a B-G use on the subject property would be consistent
with the 2001 Freedom Community Comprehensive Plan if granted, and would be compatible
with the proposed Boulevard District (floating zone) and its main objectives to address land use,
design guidelines and traffic control.

10. Change in the Character of the Neighborhood

Rezoning is also justified because of Substantial Change in the Character of the Neighborhood.
First there have been a substantial increase in commercial uses in the neighborhood through both
mistake/change rezoning and the conversion of many Industrial Restricted (“I-R””) zoned
properties into business uses through conditional use applications.

A total of 85.84 acres in the neighborhood have been rezoned to B-G since 2008. Carrolltown
Mall (29.78 acres) was rezoned from B-NR to B-G (Rezoning Case No. 212), Main Street
Eldersburg, LLC (12.40 acres) was rezoned from I-R to B-G (Rezoning Case No. 213),
Eldersburg Marketplace (35.66 acres) was rezoned from I-R to B-G (Rezoning Case No. 214),
and Bevard Square (8.00 acres) was rezoned from I-R to B-G (Rezoning Case No. 215). In
addition, four smaller properties were rezone from R-20,000 to B-NR. M&I properties (0.88
acre Rezoning Case N0.208), Opposum Hollow (0.56 acres Rezoning Case No. 218), Property
on the corner of Bonnie Brae and MD 26 (2.00 acres Rezoning Case No. 221), Dickenson Road
(Tract Z-1) property (2.20 acres Rezoning Case No0.222) These eight rezonings are shown on
“Exhibit 4,” a portion of a map showing rezoned parcel changes from 2001 to 2014 that is part of
the Freedom Area Community Comprehensive Plan Area: Changes from 2001 to 2014 document
dated June 2015, prepared by Carroll County Planning Staff as part of the current Freedom
Comprehensive Plan update now underway.

In addition to the major rezoning previously discussed, Quantum Eldersburg, LLC has recently
filed a mistake/change rezoning petition seeking to have the former Wal-Mart property (16.11
acres) rezoned from I-R to B-G in Rezoning Case No. 223.

The change in character of the neighborhood has been substantial and is further discussed in the
Valbridge Report on pages 12 and 13.

Secondly, the commitment by the Petitioners to consolidate the ten small parcels and existing
large parcel into one large 15.568 acre parcel is itself a substantial change within the
neighborhood. This will permit the unified parcel to be developed, and because of it is size and
location in the heart of the Freedom Boulevard District, B-G zoning is most appropriate. On the
other hand, B-NR zoning restriction to a single use no larger than 10,000 square feet makes
development under B-NR nearly impossible.
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Petitioners respectfully submit that rezoning the subject parcels to B-G would be a logical
extension of the existing adjacent zoning district. All parcels west of the subject parcels to
Maryland Route 32 are presently zoned B-G. The requested rezoning would be compatible with
the existing neighborhood. The requested rezoning gives an opportunity to make an attractive B-
G development in the neighborhood rather than a potential series of haphazard, unattractive
shops.

Staff Recommendation:

Luers Properties Findings

Mistake

The most discernable land use trend in evidence from 2001 to the present is one of increasing
commercialization. Some of this was envisioned by the Plan (2001) and some of it was not. Had
the 2001 Plan designated the subject parcels as Agriculture, Residential, or Industrial (or, in
other words, something other than Commercial), there would be prima facie evidence to clearly
support the argument of “Mistake”. But, the fact that the parcels were designated Commercial
(albeit Business Local), makes the case more difficult. However, because this property is in a
commercial zoning category the argument of Mistake is harder to determine. The question
centers on whether the property could have developed in a commercial manner consistent with
the Plan under a Local Business designation. [Note: This designation became “BL” under the
implementation of zoning.]

The petitioner suggests that the fact that one of the parcels designated local business under the
2001 Plan is a “Mistake” since the main 11 plus acre parcel’s large size could not have been
developed to its highest and best use under a local business land use designation (later a “BL”
zoning classification).

While there is some logical basis for a finding of “Mistake” based upon the 2001 designation, the
“Mistake” analysis becomes much more evident in 2006, when the County changed the zoning
code provisions governing the subject property from “BL” to B-NR”. While still commercial in
nature, the provisions of the “B-NR district are much more restrictive than the provisions of the
“BL” District it replaced. When the questions in the analysis above are reevaluated based upon
the limiting nature of the “B-NR” District, the answers to those questions change. For example,
could the property have developed in a commercial nature consistent with the Plan under a “B-
NR” zoning classification? The answer to that question is: Probably not. Would the
development of the subject parcels have been facilitated more expeditiously and/or to a greater
degree and/or to a greater effectiveness under a “B-NR” designation? The answer is: Definitely
not. Staff is much more confident that the petitioner’s case of “Mistake” is supported by these
facts. It is extremely unlikely that a parcel as large as 11.55 acres could have been developed in
its highest and best commercial use under the provisions of the “B-NR” District. As the
applicant alleges in their petition, this was the case with the Carrolltown property and the
Finksburg Shopping Plaza property. This may also explain at least some of the reason why this
property has remained undeveloped for the past decade.
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It is important to note that the “Mistake” in the opinion of staff is with the 2006 imposition of the
“B-NR” zoning classification rather than the original classification of “BL” based upon the 2001
Plan’s land use designation of local business. Clearly, the “B-NR” classification was
implemented without the benefit of a comprehensive process that included appropriate levels of
planning analysis. As such, it was fatally flawed in execution and erroneous in application.

Change

As earlier stated, significant “Change” has taken place in the neighborhood since 2001. Also, as
noted, some of this “Change” is consistent with the Plan and some represents a departure from
anticipated future conditions. Pursuant to the provision of 4-204 of the Annotated Code, “. . . the
legislative body shall make findings of fact that address: population change; the availability of
public facilities; present and future transportation patterns; compatibility with existing and
proposed development for the area; the recommendation of the Planning Commission; and the
relationship of the proposed amendment to the local jurisdiction’s plan.”

It is a judgement call as to whether the majority of the petitioners allegations of “Change” are
sufficient to support the claims, however when one factor is parcel consolidation this argument
becomes significantly more difficult to refute. As noted in the petitioner’s report, it is the intent
of the property owners to consolidate all 11 parcels into one parcel totaling 15.56 acres. This
consolidation will be timed to take effect simultaneously with the zoning map amendment. The
ability to develop this parcel in a commercial manner consistent with the 2001 Plan representing
the highest and best use of this property will be exacerbated under a consolidated scenario and
was not envisioned by the 2001 Freedom Community Comprehensive Plan.

Another “Change” factor that demands attention is the “Change” resulting from the 2006
rezoning. The 2006 zoning decision had a huge impact upon the manner in which the subject
property and, in fact, all “BL” properties could be utilized. This “Change” was not anticipated
by the 2001 Plan, but it clearly has had a “Change” in the character of the neighborhood in terms
of types of uses that could occur and the manner in which they could occur, the intensity and the
likelihood of a property being developed, and a long-term economic viability of the
neighborhood. For these reasons, staff recommends a finding of “Change” in the character of the
neighborhood sufficient to justify the requested zoning map amendment.

Planning Commission Recommendation:

Based on the above findings, and in consideration of Article XXX (Section 223.197) of the Code
of Public Local Laws and Ordinances of Carroll County, and Section 4.05 of the Land Use
Avrticle of the Annotated Code of Maryland, the Planning and Zoning Commission unanimously
recommended that this property be rezoned from “B-NR” to “B-G” based on a “mistake” in the
current zoning and “change in the character of the neighborhood.”
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Exhibit A
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Exhibit B
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Exhibit C
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Exhibit D
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Exhibit E
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Exhibit F
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Exhibit G
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Exhibit H

December 17, 2015 Page 51



Planning Commission Report and Recommendation - Rezoning Case No. 224- Luers Avenue Properties

December 17, 2015 Page 52



Uses Permitted in the Business Zones

Use

B-NR

B-G

Agriculture

Local retail business or service
shops, including:

o

Alcoholic beverage stores

Antique shops

Appliance stores

Automobile accessory

Bakery shops

Banks, S&L institutions

Beauty shops & barber shops

Candy stores

Clothing stores

Convenience stores

Dress or millinery shops

Drugstores

Dry goods or variety stores

Florist or garden shops

Food & grocery stores

Fruit or vegetable stores

Fuel stations

Furniture & upholstering
stores

WU V||V |TV|(V|TV|OV(UV|TV|O|(OV|TO|(O| V|00

WU V||V |TV|(V|TV|OV(UV|TV|O|(OV|TO|(O| V|00

Gift or jewelry stores

Hardware stores

Laundromats

Laundry or dry-cleaning
establishments & pick-up
stations

0|0 |0 |T©

0|0 |0 |T©

Meat markets

Office supply stores

Pet shops

Photographic studios

Produce stands

Radio & TV studios or repair
shops

V| |TO|TO|TO|©

V| |TO|TO|TO|©

Restaurants & lunch rooms

Shoe repair shops

Specialty shops

Sporting goods or hobby
shops

T©W|(TO|TO|T©

T©W|(TO|TO|T©

Tailor establishments




Uses Permitted in the Business Zones

Use B-NR B-G
Taverns P P
Taxi stands P P
Commercial parking lots P P
Funeral establishments P P
Offices & clinics, professional | P P
& business, including animal
hospitals or veterinary clinics
without runways
Planned Business Centers P P
(PBC)
Retirement homes, nursing P P
homes, continuing care
retirement communities &
assisted-living facilities, or
boarding homes
Schools, art, trade, business, P P
or nursery & day care centers
Social clubs, fraternal P P
organizations, & community
meeting halls
Department stores, as part of | P P
a PBC
Amusement arcades P P
Custom carpentry & C P
woodworking shops
Custom printing shops C P
Custom sign painting shops C P
Sheet metal & light metal C P
working shops
Automobile service centers C P
Any use permitted inthe A, R- | P P
20,000 or R-10,000 Districts
Religious establishments P P
Circus, carnival or other P P
transient enterprise
Single-family & two-family P P
dwellings
Recreation areas & centers P P
Conservation areas P P
Riding academies P P




Uses Permitted in the Business Zones

Use

B-NR

B-G

Sawmills, for cutting timber
grown primarily on the
premises

Colleges

Public buildings

Planned Unit Development

Amusement parks

Automobile, motorcycle,
trailer or implement sales

X|X|©O|©O|©O

0|0 | ©O|T0|O

Bottling of soft drinks or milk
or distribution stations

Bowling Alley

>

Department stores

>

Drive-in eating or drinking
establishments

Golf driving ranges

>

Hotels/motels

>

Manufacture & assembly of
electrical appliances,
electronics, & communication
equipment, professional,
scientific, & controlling
instruments, & photographic
or optical products

Newspaper & publishing
establishments

Skating rinks

Swimming pools

>

Telephone central office or
service center

Tourist homes

X

Truck or motor freight
terminals or warehouses

Wholesale business,
warehousing, or service
establishments, except as first
allowed in the Industrial
Districts

Any use permitted in the R-
7,500 District




Uses Permitted in the Business Zones

Use B-NR B-G

Multifamily dwelling, in a PUD

Boarding or lodging houses

Mini storage

XX | X | X
NO|U|TO|O

Building material sales &
storage yards

Feed & grain sales, milling X C
and/or storage

Outdoor drive-in theaters X C

Animal hospitals, kennels with | X C
runways

e Dark blue shaded areas designate uses that are regulated differently between the B-NR
and B-G Districts.

P — Permitted use by right
C — Conditional use

X = Prohibited use
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