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The Redevelopment of State Center in Baltimore City
2007 Joint Cha ir men's Report, Page 74

This report was prepared in response to language contained on page 74 of the 2007 Joint
Chairmen's Report. Specifically, the language directs that:

"The comm ittees request that the Maryland Department ofTransportation (A'fDOTj,
working with the Department afGeneral Services (DGS), submit a report that explains
the sho rt- and long-term plan for the redeve lopment a/State Center in Baltimore City.
The report should include information regarding the future owners hip ofthe State Center
complex, the State agencies that will be impacted by the redevelopment ofState Center
and hOH' they "rill be impacted, estim ated redeve lopment and other ancillary cos ts to the
State fo r the proposed redevelopment, and an assessment ofthe impact that this proposed
redevelopment project will have on Baltimore City and State operations in general. The
report shall also discuss what imp act delaying construction ofthe current State lab will
have on the developmen t ofState Center. "

Introduction

"State Center" refers 10 an area in mid-town Baltimore City generally borderi ng Preston
Street that includes four buildings which house a large number of State Agencies and employees.
The State Center complex is the largest concentration of State government offices in Maryland,
and it is comprised of approximately 25 acres of land around the State Center/Cultural Center
Metro Station and across the street from the Cultural Cente r Light Rail Station. The site is
surrounded by Martin Luther King, Jr. Boulevard, Howard Street, Hoffman Street and Madison
Avenue. The complex has 4 mid-to-high rise State office buildings including: 201 West Preston
Street; 300 West Preston Street; 301 West Preston Street; and, 1100 North Eutaw Street.

A 650-space parking structure, a chiller
plant, and three surface parking areas
occupy 5 of the 25 acres. In addition,
the State is interested in the
redevelopment of the historic 5th

Regiment Armory building at the
corner of Howard and Preston Streets,
after it is vacated by the National
Guard, its current occupant. The 5lh

Regiment Armory is listed on the
National Registry of Historic Places .
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This area has been the subject of a cooperative effort between the State and the City of
Baltimore to assess opportunities to revitalize the State' office complex through greater use of
transit oriented development (TOO). These TOO principles include: development that is
physically and functionally integrated with transi t; that reduce auto dependency; increase
pedestrian/bicycle trips; foster safer station areas; enhance walkable connections to transit
stations; provide mixed-use development, including housing and convenience goods and
services; offer attractive public spaces; promote and enhance ridership; and encourage
revitalization and sound growth.

The State also seeks to ensure that the resulting development reflects a commitment to
the following values:

• Affordable Housing
• Green Design
• Senior Friendly Design
• Historic Preservatio n and Appropriate Design
• Support of Creative Arts and Culture

A significant goal is the integration of the State Center development program with other
redevelopment efforts at the adjacent McCulloh Homes and Maryland General Hospital, as well
as other nearby properties owned by other institutions and private owners.

MDOT in partnership with the State of Maryland's Department of Planning (MOP),
Department of General Services (DOS) and Baltimore City commissioned a comprehensive
visioning and planning initiative to review the potential for a Transit-Oriented Development
(TOO) centered on the existing State-owned property adjacent to the State Center Metro station
in Baltimore.

In December 2004, the consultant team began by reviewing the planning area, detail ing
site characteristics and market condit ions. At the same time, the consultant team and partners
(MOOT, DOS, MOP & Baltimore City agencies) initiated a comprehensive community input
process including individual and group stakeholder meetings. The initial analysis and
background information served as the foundation for a five-day charrette process. At the
charrette, community leaders, area stakeholders and government officials worked with the
consu ltant team to craft alternative development concepts.

The consultant's development recommendations at the end of the five-day planning
charrette included more than 3,000 new housing units (53 percent for-sale and 47 percent rental);
approximately 1.2 million square feet of office/institutional space; 500,000 square feet of
retail/entertainment space and a 200-room hotel. In response to community interest the retail
space incorporated a 60,000 square foot grocery store. Based on shared park ing arrangements,
the TaD strategy projects the creation of more than 5,000 parking spaces with a mixture of
structure, tuck-under, surface and street parking spaces.
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The draft State Center Transit Oriented Development Strategy provides a framework for
dispos ition of State-owned properties and promotion ofTOD in the corridor between Penn
Station and Pennsylvania Avenue. The State Center Transit Oriented Development Strategy sets
forth a vision that through new TOD at State Center and nearby properties the existing cultural
and educational institutions of the Cultural Center can be enhanced and the area diversified so
that it becomes one of the City's most attractive arts, entertainment, retail and resident ial
districts. This newly vibrant area would serve to reconnect and reenergize some of the City's
most diverse and historically significant communities and resources.

At the completion of the visioning process, the area's neighborhood associations formed
the State Center Neighborhood Alliance. The Alliance includes representatives from the
following neighborhood groups: Bolton Hill, Madison Park, Marble Hill , McCulloh Homes,
Mount Vernon, Seton Hill and Upton . The Alliance meets on a monthly basis to discuss issues
related to the State-Center redevelopment and area wide concerns.

Selection of a Master Development Team

Based on the Strategy and significant community input, the Maryland Department of
General Services (DGS), in association with the Maryland Department of Transportation
(MDOT) and the Maryland Department of Planning (MOP), and in collaboration with the City of
Baltimore and neighborhood stakeholders, sought an experienced Master Developer of mixed­
use projects for the redeve lopment of underutilized State Center prope rties in accordance with
principles of Transit Oriented Development. A Request for Qualifications (RFQ) was used to
solicit and select a Master Developer who is capab le of comprehensive redevelopment of State­
owned properties in the State office complex known as "State Center" in the heart of Baltimore' s
Cultural District. The term "Master Developer" signified a development entity or enti ties with
the capacity and demonstrated experience to acquire the State-owned properties and successfully
handle all aspec ts of the development process, including planning, community involvement,
design, negot iation of public/private partnerships, structuring of private and public financi ng
sources, construction, sales and leasing, and ongoing management.

An Evaluation Panel consisting of representatives from more than seven area
neighborhoods, local stakeholders, third party observers, city agenc ies and elected officials
unanimously recommended the selection of the "State Center Partnership" deve lopment team.
This is a very large team headed by Struever Brothers, Eccles, and Rouse (SBER).

SBER has partnered with McCormack, Baron, Salazar (MBS) and Doracon
DevelopmentlPennrose Companies to draw on the complementary expertise of each firm.
Baltimore-based SBER is nationa lly recognized for innovative urban, mixed-use redevelopment
projects. St. Louis-based MBS has completed three TODs in the last six years, and it is a leader
in developing economically integrated communities. Doracon Development is one of the fastest
grow ing contracting firms in Baltimore and Pennrose Companies, a regional developer with a
substantial Maryland presence. These developers bring more than 85 years of combined
experience in creative financ ing, thoughtful urban design, and aggressive community and
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stakeholder engagement. The partnership offers the State a team with coast to coast TOD
experience and many credentials in creative publi c/private financing; urban office, ret ail, and
commercial development; high quality mixed income and senior housing; his toric preservation
and adaptive reuse; " green" sustainable design; community and stakeholder engagemen t; and
minority and women-ow ned business participation.

Project Status

A Plan and a Developmen t Program have not yet been created for State Center. The
State Center TOO project is undergoing a number of pre-develop ment planning activities and
developer's due diligence on the complex. The Maryland Department of General Services
(DOS) is supervising the development team' s activities, including: due diligence on-site,
interaction with neighborhood representatives, and planning for a con sensus redevelopment
program (CityScap ing). The State and the development team have also agreed on a structure of
agreements that will govern the public/private partnership through the redevelopment planning
of State Center.

On June 20, 2007, the Maryland Board of Public Works approved a Mem orandum of
Understanding (MOU) between the State of Maryland and the development team. It provides
for:

1. An exclusive negotiating privilege
2. A 5 100,000 performance deposit by State Center LLC
3. Insurance required of the developer du ring due di ligen ce
4. Indemnification of the State
5. Creation of a community planning process.
6. Promises of cooperation and confidentiality.

The MOD will be in force for a period of 120 days. At the end of the 120 days, the State and
State Center LLC intend to enter into an Interim Development Agreement (IDA) that will
es tablish project responsibili ties and milestones leading to a Master Development Agreement
(MDA). The IDA will last for a period of 1 year and will be subsumed by the MDA.

Due Diligence

The MOOT, DGS and State Center LLC have directed a number of studies to build a
greate r understanding of the site's opportunities and constra ints. This work incl udes:

1. A comprehensive title review of the properties in State Cen ter.
2. A survey of ex isting building condi tio ns.
3. Phase I Environmenta l Assessment.
4. Preliminary geotechnica l investigation.
5. Boundary and topographic surveys.
6. Utility and engineering surveys.
7. A survey of existing traffic and transportation issues.
8. State office space utilization and best practices on space requirements.
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All reports described above will be available on the State Center website,
http://www.statecenter.arg.

"CitvScaping"

The development team and the State have been part icipating in a planning process that
engages nearby residents, State employees and other stakeholders in community-driven
collaborative planning that the team has named "CityScaping." The process that began in May
2007 and is scheduled to run through the spring of 2008 was designed to maximize stakeholder
input and to create a thoroughly conceived and executable deve lopment plan . To date, more than
150 res idents and stakeholders have participated in the process. A timeline of CityScaping and
the development plan for the first building is displayed in Exhibit 1. CityScaping is a five-stage
process that is described below.

Stage 1: Plan the Plan

The goal of the first stage known as "Plan the Plan" is for the development team and the
community to define and agree to the following concepts: Proc ess, Schedule, Core Values,
Participating Stakeholders and Deliverables. It is the expectation that these sessions prepared
neighborhood residents and other stakeholders for future sessions that required more hands-on
participation.

Stage 2: Educate

The second stage was established so that project stakeholders can exchange key pieces of
information with one another that will inform future planning phases. Public, private, and
community partners taught and learned from each other about the bui ldings, people and
environment that currently exist at State Center and adjoining areas . Sessions featured
presentations on the history and context of the area, existing physical conditions, soc ial concerns
and market and stakeholder needs.

Stage 3: Vision

The firs t two stages were designed to provide basic information and context for the planning
process so that residents and other stakeholders would get the mos t out of the third stage known
as "Vision." In this stage, the deve lopment team and its consultants facilitated a collaborative,
hands-on, working sessions during which residents and stakeholders participated in
brainstorming exercises to identify what the redeveloped Stat Center could be. During these
sessions, the development team shared national best practices from comparable redevelopment
efforts, and encouraged participants to contribute big ideas, discuss their hopes and fears and
engage in out-of-the-box thinking. All input was documented, see Exhibit 2.
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Stage 4: Plan

With the ideas collected in the Vision sessions , the development team will creat e a conceptual
design that embodies what the redeveloped State Center could be. The developmen t team will
narrow and focus all of the ideas into a series of tests and models and begin to evaluate what is
possible. These test fits and models will eventually be condensed into a se ries of visual schemes
and written documents. The development team will present these alternatives to the residents
and stakeholders with multiple opportunities for feedback.

Stage 5: Deliverables

After completing the Plan stage, the development team will create the final deliverables that will
reflect the work of the previous stages. The development team envisions two distinct
deliverables, a Planned Unit Development (PUD) proposal and a Human Capital Plan. The PUD
will describe proposed land uses and will include preliminary site and building design s as well as
written narratives . The development team' s goal is (0 complete the PUD in February 2008 so
that it can submitted to Baltimore City Council later that year. The development team will also
create a Human Capital Plan that will detail the social service and people-centered programming
to be included in the redevelopment effort . The Plan will identify needed resources and an
imp lementation program.

JOINT CHAIRMEN'S REPORT ISSUES

\Vhat will be th e fulu re ownership of Sta le Cente r?

The ownership of the State Center complex has not been determined at this time.
According to the tim etable in the Interim Development Agreement, the determination of
ownership will be mad e by January 2009.

However, the State expects that it will includ e a comb ination of publi c and private
ownership of property at least to the extent that there will be a mix of public and private uses in
the complex. Both the State and the development team arc undertaking studies to infonn the
creation of a development program that will define the mix.

Which Slate Agencies will be impacted and how will th e" be impacted?

The project has not reached the point where it could identify specific State Agencies tha t
will be impacted. However, it is expec ted that those agencies currently occupying office space
in the complex would continue to do so. Currently, 14 Agenci es lease space in the complex. It
is possible that additional Agencies in the general vicinity of State Center might relocate into the
complex.

The impact on State Agencies will result from the renovation of existing space in the
complex or the provision ofoffices in new buildings. In either scenario, the office environment
will be modernized into a more efficient use of office space and facilities in general. Th e
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management of facilit ies will also be provided more consistently than general funded agencies
can provide. In addition, there will be many more on-site amenities including restaurants, retail
and recreational opportunities.

TOO results in a mix ofland uses whose operation activates a neighborhood for a longer
period of time than a "9 to 5" office environment. As it impacts State employees, TOO
generates two otherbenefits of note. First, since more life is introduced into the complex, it
fosters a safer environment. TOO emphasizes the pedestrian and this TOO will redefine this
realm. Currently the complex (and its employees) is isolated by the unfriendly street network
that the development plan will address.

\Vhat are the estimated redevelopment and other an cillarv costs to the State for th e
proposed redevelopment?

The costs to the State arc unknown until a Plan and a Development Program are
completed. However, the following assumptions about the incidence of redevelopment costs will
generally be true.

• The costs ofprivate land uses will solely be the respo nsibility of the development team.

• The costs of renovation or the provision of new space for State uses may in part be
secured by State leases. Lease terms will be dictated by the State's needs, the Baltimore
office market and construction costs.

• For some building(s), the State may dec ide to retain ownership and the redevelopment
cost will be the responsibility of the State.

• It is expected that infrastructure improvements will be supported by innovative financing
such as Tax Increment Financing.

\Vhat is the impact of the redevelopment on Baltimore City and St ate operations?

The first impact will be on the neighborhoods surrounding the State Center complex .
The project has been characterized by a large amount of community interaction. Neighborhood
representatives have participated in all activ ities from the development of the draft Transit
Oriented Development Strategy to the selection of the deve lopment team and now CityScaping.
The planning methodology includes individual neighborhood input as well as a larger
Neighborhood Alliance with representatives from all neighborhoods.

The collection and management of information between the development team and the
residents and stakeholders is critically important. The development team has created an
interactive web portal to distribute and collect information, huo : I ,'W\\·w.5t3Iecenter.OfQ. For
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people withou t access to a personal or office computer, the deve lopment team is working to set
up an information station in State Center. The station will include a computer terminal as well as
hard copies of relevant documents.

The second impact to the City is fisca l. It has not been determined unti l the deve lopment
program is approved , but major improvements on land previously own ed by the State will
increase the City's tax base. For example, the City stands to receive a major annual increase in
net new personal and real property taxes .

The major impact to State operations will be modernized facili ties as described above.
Once the roster of State Agencies is known in 2009, it will be poss ible to describe the impact to
State operations more specifically.

"Th at will be th e impact of delaving cons truction of th e current State lab on th e
dev elopment of State Center?

Delaying the construction of a new laboratory facili ty will have a major impact on the
development of State Cen ter. Complex mixed use developments like State Center require long
lead times to plan, permit and build . The groundbreaking for the first building is estimated to be
in 2009 with delivery in 201 1. A new or renovated building is expected to be started each year
after 2009.

The future of the lab tower in 201 West Preston Street affects the entire northeastern
quadrant (approximately 25%) of the site. This part of State Center is a likely site for substantial
community retai l and affordable hou sing products . Both elements are key to the around-the­
clock success of State Center.

CONCLUSION

This report outlines the progress of the State Center Red evelopment Project to date. It
provides extensive information on the community planning process terrned "CityScaping," and it
briefly describes due diligence activities of the State and the deve lopment team. Finally , it
discusses the progression oflegal agreements that the Project requires and that will be presented
to the Maryland Board of Public Works.

The next steps for the Project include the follow ing items:

Execution of an Interim Development Agreement that will supercede the current Memorandum
of Understanding between the State and the development team. Projected completion: February
2008.

Implementation of the "P lan" and "Deliverables" phases of "CityScaping." Projected
completion of the Preliminary Development Plan : March 2008; Projected completion of
"Deliverables:" December 2008.
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Continue site investigations and bui lding assessments. Projected completion : December 2008.

Design of the first development phase of Stat Center. Projected completion: December 2008.

Execution ofa Master Development Agreement. Projected completion: Januarv 2009.

As theproject reaches the next levels of design, DGSIMDOT will be able to provide the
Committees with correspondingly more detailed information on the Project impacts to the State,
State Center Agencies, and the City of Baltimore.
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Exhibit 1: CityScaping Timelines
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Exhibit 2: State Center Vision Comments

Ideas Shared during CitvScaping
Plan the- PI.1D: ::\101'"2nd :\ }f'etin g

• Need hand outs

• Direct mail to r greater attendance

• Fliers distributed that says/describes wh at is going on

• Keep language residemfriendly

• State to clarify their expectations

• Be d eaf about plan go ing forwa rd and important dates agreed upon

• Communic ate multiple ways - mul tiple rimes - don't leave people behind

P lan t h£o Plan: :\1.,, \- 8th :\leeting

• Look at opportunities to have meeting in another place an d ;11ano ther
time ( 0 get more residen ts to come - no one should be left om

• Be specific about meeting expectation s for the Cirys caping work so
that part icip ants understand requirements

• Set specific goals for each stated "Core Value" so There are concrete
me asurements for success

• E ave meetings in sp aces that encourage') everyone to participate
Places that are set up w ith tables is a better format than an auditorium

• Let people know that these meetings are interactive . It wi ll get more
people to come if they know they have work to do

• Have nn assessment sheer ':;0 more people will give feedback

• Bring and aeria l photograph to the meeting, for refe rence

• Ke ep lip the mult iple mee ting s. It give s a way for more people to
participate at each stage of the process

• Call neighborhood lea ders to get information Out a ll web sires
or ask for help to get people to come

• Put State Center We b Site all hand outs at mee tings

• It is good to han' a clear objective and agenda for the meeting; so we stay on
track and make progress_ It makes for a better use of every one's time
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Plan th E." PI"n: :.\Iity Brei ),Iee-ting
• Clarity on meeting: minutes documenrarion & process for recording changes

For ex: Chris Shea comments about ~fcCul1oh Homes 110t recorded

• ReD is critical srakd lO lder. l\Iake sure to invite Housing Authority to meeriug to report
on ::...IcCulloh. Consistently missing Housing Authority representation.

• Can Mcculloh be specific about needs and theirvision?

• Have another Meeting later at night so that commuters can participate in CiryScaping

• Give context for work completed to date so people understand

how prior work fits into current schedule/plan

• There may be a need to revisit individual meetings with community groups

• "Educate" done in June might be roo short - we may need more rime.

• Better to complete the Phase than to stick to the schedule. Don't rush through­
be thorough.

• Stakeholders need to be clear about their needs

• Stay focused on Stale Center £,0 thar progress can be made .

• CityScaping is better described as a spiralling process - not a stra ight line
it is mesvy - back & forth w....people, thoughts & ideas.

• Put COPy of Educate package in Librarv or some conuuuairv place for access., ... ~ ~

• Send out summary package for "Educate" prior to first "Educate" meeting .

• N eed strong facilitation scribe & information manager. One p erson can't do

whole presentation - irs roo much ruuing back & forth .

• Conc ern about [mal building plan provid ing access to everyone
(incl. physically impaired)

• Consider spillover benefits in the planning process to other communities

• Should r..fcCulloh have a resident i nitiated separate process?

• Want a deliverable (I\.-rOU) that clarities the community bene fit return

as bein g a key stakeholder
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Pb ll th t' Pb n : J UD(> 2nd lnE'eti ng
• Landlords should participate. Reach out effort should include them 3 .. well

• State Center IV is invited to present at the Jw:C' 20th - )'kCulloh Tenant
Council Mfg. 3 - 5 pm

• Gaining the maximum input (involvement) from the community is more
important than sticking to die timeline

• Concern that theremight not be enough time for "Piau" stage of CiryScaping
Schedule need.. 10 remain flexible to adjust as appropriate

• An interest that the approvalprecess for each building's development be
similar to the Ciryxcaping process in that it engages the stakeholders and
sticks to the Public/Private/Community Partnership core value..

• Feedbackmechanism needs to be dynamic, SBER:Doracoll;,r.-rBS need to be clear about
about what we are doing at each stage of CiryScaping so people can get interested and
get involved - so that they don't miss om on their opportunity to contribute

• Might be helpful to coordinate a mass mailing: to the Alliance neighborhood to
Increase participation even more

Educate: JUDE' 18th mE'e!iulZ

• Notify neighborhood", about upcoming CityScapmg meetings earlier so people
have time to p13l1. Don't count solely on emal as a way to get the word Out.

Use fliers and regular mail for those peoplewho do not haw email address.

• More information is needed on current issues around neighborhood"safety"
to inform the "Educate" stage of CityScapiug

• Parking requirements shouldbe planned with better mas"> transit in place
hopefully reducing overall parking demand

• Need to investigate deeper into AfricanAmerican heritage to consider future memorial
or oppormuiry for celebration.

• Important to consider how sight Iiaes from previous street grid could be brought back
in future plan.

• Important to reestablish predesrian ccenecnou tim were lost when State Center was
developed.

• M:l1lYpedestrian connections around McCulloh Homes were identified as Red zones.
Team should consult with Housing Authority to ;ee how to improve m eet experience
and how to better integrate ~\"!cCulloh Homes into the- Community

• Team need; to describe what the affordable- housing: ranges are so that McCulloh can
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understand if any units aft being built potentially for them.

• Educate session illustrate how Stare Center is an island in the middle of many

disconnected communities. The existing pockets of comrnunires need to be
connected in the future plan for State Center.

• Educate session also showed that State Center has great proximity to high amenity
areas and beauriful neighborhoodvarchirecture. State Center is centralized
to many key points - cultural, educational, historical, transit diverse neighborhoods,
Pennsylvania Avenue .

• Sentiment was shared that the current architecture on srte 15 a "downer".

• The notion of environmentally friendly materials. and people friendly
environments was introduced.

• A future step needs to include a clear articulation of the desired effects on
safety and crime that the redeveloped State Center wi ll achieve .

• An idea was raised about finding out more on instirurions 8:: community policing

systems - current practices in other areas shared and ideas for State Center

forumlared.

• Ideas were ..hared on the possibilities of installing lighting-cameras to he lp

increase safety in area .

• Site is seen as a "concrete ghost town" currrently. It is intimidating. daunt ing,
A "concrete jungle ". A forlorn 8:: forgotten place. A misplaced site .

• There was an interest by marry that they would like to see State Center look like the past
with better connectivery & ..rreer life.

• An idea about haying open markets was offered up.

• A desire to have continu ity in streetscaping: lighting. etc. from State Center into the
neighb orhoods to creat e a sense of seamless connectivity.

• Need to identify cultural icons as part oftEduca te" stage .

• A goal wa s articulated of wanring to aesrherically and physically integrate key
destina tion s for be rter continuity within and around the sire.

• Ther e wa s a de sire expressed tor State Center to creak' ' ....ays to stim ulate
entrepreneurship and notjust "jobs".

• A question was raised as to whether or l~O I there will be private offices in with
the State offi ces.
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• A comment was made - "Where's the sizzle?" to make sure the future plans
create rbe marker artracrion needed for the whole development plan to gain
uiomenrum and come togethe-r.

• Ideas were expressed to preserve and create green space - and make area
inviting to pedestrians and easy to walk to and around

• Find out more about existing businesses tim can grow with State Center &. have
a local business emphasis in the futur e plan.

• Need examination of hotv and why neighborhoods/streetsworked the way they did
and how we can reuse existing infrasuucture for future plan.

• Connection from State Center to south. Pedestrian access is a major challenge

• Question of intent of cham - are they u nfairly pointing out statistics on lower income
neighborhoods?

• A strong request was made to post calendar of tenrative Cityscaping dates from
now until October

Educate: June 19th mp-(> ting
• Thought was raised that 301 'V. Preston: may qualify for national registry - international

style. This needs furtherresearch.

• An idea \\'3 ; raised to main tain Eutaw Place: maintain 3 ;' an "extruded square".
Minimize additional public transit and maintaining integrity.

• The "Green belt" wa... mentioned: It extends from Druid Hill Park to Mr. Vernon.
Call this Urban Forest possiblypass though SC? Th is idea needs further exploration.

• Retention of statejobs in the City is an important concept, TIle Stare's commitment to
keep job; at State Center is important to the comniuniry.

• Don't lose the community in this process - keep them engaged,

• State Center: uninvitingpresently. An empry &- unsafe place.

• Commercial opporruairy: Hospital and hospice possibilities shouldbe thought about.

• Crossmg l\-IT.K from the south is unsafe. Needs 3 safe IIJWll

• Stare Center is the break, no man's laud. between neighborhoods

• Would like to integrate the old grid to reconnect neighborhoods

• 201 Prestca: Blocks ::....::t. Vernon from State Center

• Crossing Heward Street is daunting. Xeeds to be more pedestrian friendly



The Redevelopment of State Center in Baltimore City
2007 Joint Chairmen's Report, Page 74

• Statistics: Broadsocioecceomicdifferences. Concern for types of uses andhow
statistics willbe used to inform the plan and program

• Howard Sf: light rail connection to State Center is bad. Needs to be changed.

• Need to document pedestrian circulation parrems. especially peak hour patterns
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STATE CENTER
State Center - Cityscaping

Visioning Documentation
Visioning Summary

Introduction

The State Center redevelopment offers the
rare chance to build on the tremendous
economic power of the State's office presence
in Baltimore and knit together existing
transit, cultural, institutional I university, and
neighborhood assets.

With its proximity to downtown and direct
access to local and regional transportation networks, State
Center is an ideal location for the development of a uniquely
vibrant Transit Oriented Development (TOD). State Center also
offers the potential to spur further investment in the surrounding
neighborhoods of Midtown and West Baltimore.

The State of Maryland in 2006 issued a Request for Proposals
(RFP) to redevelop State Center. Struever Brothers, Eccles, a
Rouse (SBER), Doracon, and McCormack, Baron, Salazar (MBS)
were chosen to develop the State Center project. "Having
completed infill TODs in urban settings across the country, and
with an unswerving commitment to stakeholder engagement
and comprehensive community revitalization, The Partnership is
ideally suited to create a successful, authentic urban community
where the State Center office buildings now stand.

The 2006 RFP was based on a 2005 study conducted by the
State of Maryland and Baltimore City. The 2005 study included
110 acres. The 2DD6 RFP however was issued for 28 acres.
The discrepancy between the 2005 study area and the current
study area prompted the development team, state, and city
to conduct a new public process we are calling "CityScaping."
The CityScaping process involves five phases with the ultimate
goal of producing a Planned Unit Development (PUD). A PUD is a
legal framework that allows for the development of a complete
neighborhood or district. PUD's were created in reaction
to zoning regulations that are often not flexible enough to
accommodate mixed-use development. The PUD is required to be
approved by the city council.

Thecurrent 28 acre site is highlighted in
yellow.

The 200511 0 acre StudyArea is highlighted
in yellow.

3



CityScaping

CityScaping began with the "Plan the Plan" phase. This phase
consisted of 4 public meetings and was meant to engage t he
stakeholders in the CityScaping process. The team presented
the CityScaping schedule and process for review and comments.
Feed back from the meetings was used to adjust the schedule
and to accommodate additional stakeholders. The Educate phase
of CityScaping consisted of 3 public meetings. The goal of the
Educate meetings was to present the goals of the stakeholders as
well as the history and existi ng conditions of the site.

Education Session on June 19, 2007

"

D, fin, '" A~r"on :

· Pro. es.
· Schcdcl.
· Cor<Volu",
· S,oJ;., holdo" Indcdod
· Deli' , rables

CityScaping Schedule
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• Phy.ical
• Hurn3II
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era in. t.,., '" Discovery
· 8 . <1 Pr301 LC",
·Ou,of bna lhinking
· Hope. &: Fe"..
· lli~ Id. ""

Fncc . '" Di.. iplin,
· Tesl VisionCon.op"
·M<><l, l Sct""no.
· Vi<ll,lize the id, ,.
in. ",Till,n k dr.,,"
~'"n

Atbi,.. tb, Oultnm,
' pun
· Human Capitol Pion

The Visioning Phase

Stakeholders List

NeighborhoodAlliance

Bolton Hill
CharlesNorth
Belvedere
Mt. Vernon

Seton Hill
Heritage Crossing
McCulloh Homes/Spencer Gardens

Upton

Madison Park

Surounding Institutions
MICA

"M,
Maryland General

Goverment
State Government
City Government

Development Team

Struever Brothers, Eccles, C: Rouse
McCormack Baron Salazar
Doracon

Design Team
Design Collective, Inc.
Urban Strategies

Gladding Jackson Kercher Anglin
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The goal of the Visioning Phase was to define objectives 11
brainstorm ideas to inform the vision for the State Center TaD.
This phase consisted of 3 Visioning sessions: August 25, 2007;
September 8, 2007; and September 27, 2007. Secretary Collins
of The Maryland Department of General Services (DGS) opened
the Visioning phase. He extended a welcome to the community
and encoura ged everyone to think creatively. Secretary Collins
reiterated the State's objective to capitalize on the public
investment in mass transit. He restated the state's goal ; to
created a more sustainable and economically viable community
that would knit together the urban fabric that had been torn
apar t by urban renewal.

The three Visioning sessions had a total of approximately 100
people. Attendees included residents of Bolton Hill, McCulloh
Homes / Spencer Gardens, Charles North, Herita ge Crossing,
Madison Park, Marble Hill, Mount Vernon, Seton Hill , Druid
Heights, Hamilton, Harlem Park and Upton. State Center
employees from the Department of Health and Mental Hygiene
(DHMH), Department of General Services (DGS) , the Fifth
Regiment Armory and Maryland Depar tment of Planning (MDP)
also attended the meetings. There were participants from SWIA,
DHCD, BCPSS and University of Balt imore. Verna Jones, the Sta te
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Table 5 illustrates their ideas for State Center
at the September 27,2007 Visioning session,

Table 6 presents their ideas at the end of the
August 25,2007 Visioning Session.

-t ·
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Maryland State Senator, Verna Jones
participating in the August25, 2007
Visioning session , Photograph by Deacon
Michael Bishop - www.rnichael -bishcp.org
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The design team, consisting of Design Collective (DCI), Urban
Strategies (US), ft Glatting Jackson Kercher Anglin (GJKA),
presen ted smart growth ft TOO objectives, good urban
design practices, human capital objectives, and traffi c and
t ransportation oppo rtunit ies. The visioning slide presentation
illustrated the potent ial of the State Center site through case
studies, diagrams, and images of best practices. The goal of the
presentati on was to foster creative by helping the stakeholde rs to
envision a t ransformed State Center.

Once the presentation was complete, the visioning began. The
par t icipants worked in groups of 6-8 people. Afacilitator joined
each t able to e nsure that everyone was heard and to foste r
conversation. The participants were encouraged to discuss their
hopes, fea rs, and dreams. The table discussions we re documented
with notes ft maps. Each t able receive a packet that included
icon cards, markers, stickers, pens, and a list of ice-breaker
questions. The participants were encouraged to use the tools
provided to articu late their vision for State Center. At t he e nd
of the table session, each table chose a person to present thei r
discussion to the en t ire gathering. An exit questionnaire provided
the partic ipants with another opportunity to communicate their
vision .

Next Steps

This document is meant to summarize the extensive amount
of information received in the visioning process. In order to
analyze and synthesize the variety of information provided to
the team through, notes, maps, icon cards, Ii surveys, the design
team separated all th e input into 4 categories. Each category is
summarized below. The summaries highlight the general t rends
and some of the unique and potentially innovative ideas that were
discussed during the three Visioning sessions. The Visioning Re port
contains a more expanded analysis of the Visioning information.
The appendix of this document contains all t he feedback from the
Visioning sessions. The information is divided by date and type. it

Senator from the 44" dist rict took part in t he Visioning sessions.
Representatives from the Baltimore City Planning Department ,
the Attorney General 's office, the Baltimore City Police
Department, Maryland Depart me nt of Transportation, Baltimore
Housing and Baltimore Development Corporation attended
sessions as well.

Representat ives from SBER, Doracon, and MBS attended all
t he meetings and participated in the Visioning exe rcise. The
development team fielded questions from concerned citizens
and recapped the CityScaping process . They stressed the team's
values of shared prosperity, diversity, inclusion, and transparency.



includes transcribed notes , photographs of the maps, Et copies of
the surveys.

The Plan Phase follows the completion and documentation of the
Visioning sessions. The Visioning inputs will be combined with
the state's requirements and analyzed for financial and spacial
feasibility to created 3 draft plans. These plans will be presented
to the public for review and comment. This step will be repeated
at least two more times. The plan presentations will build upon
each other. The first presentation will illustrate 3 different
schemes and will focus on massing, use, and transportation as a
framework for further development. The second Plan presentation
will combine the comments from the first presentation into one
or two plans that include more detail on open space, building
setbacks, and streetscapes. The third presentation ideally would
be the final presentation assuming that the stakeholders are
satisfied. Additional presentations are possible if necessary.

The approved plan will then be documented and presented to the
Baltimore City Council for approval as a PUD.

Visioning Analysis September 28,2007
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Visioning Executive Summary

Theproposed Charles Street Trolley Route
Map. Designed by Kittelson &; Associates, Inc.
for the Charles Street Development
Corporation.
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Retail
Big box retail received mixed reviews. An urban
model grocery store however was desired by a
large portion of the tables. It was suggested that a
grocery could ancho red neighborhood oriented local
retail. Hamden, Federal Hill, Mt. Washington, and
Belvedere Square were listed as good examples of a
desired retail mix.

Land Use, Activities, & Open Space
Use

Preston St. was identified as a street that should be redesigned
to be more pedestrian friendly. This and an improved intersection
with MLK would connect the light rail and metro stations. Preston
St. was associated with retail, entertainment and dinning.

Reestablishing the historic street grid was shown in a variety of
maps. When reconfiguring the existing street grid, the design
team needs to minimize any negative impacts on the surrounding
communities.

Integration of Baltimore City's bicycle master plan was suggested
by multiple participants.

Avariety of retail options were suggested to serve
the diverse communities that surround State Center.
Wheaton Maryland & Columbia Heights were sited as
case studies for economically diverse retail. Santana
row was also mentioned as a precedent. Afarmers
market and a food co-operative were also recognized
as alternatives to a standard grocery store. The Park
Slope Co-op in Brooklyn, New York was referenced as
a case study.

Transportation
Several transportation issues were identified in the Visioning
sessions. Connecting the metro to the light rail, improving
several problematic intersections, and creating livable pedestrian
streets were the 3 issues that were most often mentioned in the
transportation topic.

Suggestions for improvement of mass transit service included
a shuttle or connection to the proposed Charles Street trolley,
extended hours of service, and traffic lights that are pre-empted
by the light rail.

Ground floor retail was requested on Eutaw, MLK,
Howard, and Preston Streets. Greeting card, 7
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Composite Summary of Visioning Group maps
for land use.

cloth ing, craft, and toy stores were also mentioned
as desired retail options . There was also a desi re to
see street vendors and opportunities to purchase
newspapers and magazines.

Services
Dry cleaner, post office, medical office, bank, free
Wi·Fi, Auto Service center, photo processi ng, small
appliance repair, pet oriented services, florist, shoe
repair, goocwill, opticia n, and a library were listed
as services the community needs. The exit surveys
showed support for keeping the majority of the
state 's current services and listed add itional services
to be added,

8

Resta urants / Cafes
It was agreed that the area needs a wide variety of
restaurants both in style and price range, The list
of desired restau rants ranges from coffee shops to
tab lecloth restau rants. While some peop le requested
fast food, others specifically asked that it not be
included, Abakery and ice cream shop were also
requested .



Housing
Amix of housing types and price points was
requested. The mix included a wide financial range
including low income, workforce, and market rate.
Rental and owner occupied units where included
in the mix. There was interest in creating a co-op
apartment as a rental type. High-rise, mid-rise, and
low-rise residential buildings were all discussed and
a variety of opinions existed about arch itectural
styles. The future of McCulloh Homes was a concern
of many Visioning session participants.

Entertainment 8: Recreation
Night Clubs, movie theatres, bars and
restaurants were requested to establish
evening activity. The Armory was
identified as an opportunity for a mult i­
purpose community 8: recreation center.
Away to remember the rich African
American tradition of the area was
suggested.

Parking
Parking was discussed in two directions.
One camp wanted to minimize parking
to encourage public transit and
encourage more sustainable commuting
while the other camp wanted to ensu re
that parking would never be in short
supply. Participants requested that
parking garages be wrapped as much as
possible.

Activities & Open Space
Based on the comments from the map and
notes, any new open spaces should be provided
in a location where they are defensible and
activated by surrounding uses such as transit
users, shoppers, office workers, 8: residents.
The open space should accommodate outdoor
dining, entertainment, recreation, and
relaxation. Multiple tables stated that in order
to balance the desire for activity and green
ope n space that they would be willing to
support taller buildings. Festivals, community
events, outdoor movies, bike riding, and
children's activities were all discussed at
multiple tables as well.

-
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Portion of Baltimore City's Bike Masteplan.
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Table s's map from the September 8,2007
VisioningSession.
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Overall Image & Character
When asked what their highest priority was for the project several
people listed safety and other activity related subjects. High
density was encouraged by several tables with the caveat that
the buildings should gradually transition from lower to higher.
Walkable pedestrian streets were addressed in the transportation
section and they play an important role in the image and
character of the project. Preston Street, for example, was seen
as an active retail, dining, and entertainment street. Most of the
acti vities were centered around Preston St. and the metro /light
rail corridor.

Participants in the Visioning Sessions had varying opinions about
prefe rred architectural styles. There was support for both
traditional and contemporary architecture. Several tables wanted
the character of State Center to be "Funky & Diverse" while
others wanted to continue the historic feel of the surrounding
neighborhoods into State Center. Further investigation lead the
design team to conclude that style is not necessarily the concern.
The goal is to design buildings that are contextual and integrated
into the urban fabric and to create a sense of place.

Many people would like State Center to be a sustainable and
healthy neighborhood. Aspects of sustainable design were
addressed in several comments. LEED Certified buildings were
suggested as well as LEED for Neighborhood Development
certification . It was suggested that a health y community would
encourage activity and a healthy lifestyle.

Human Capital
The Visioning session table reports, individual comments
during table discussions as well as the exit survey responses
have provided an enormous amount of data for analysis and
incorporation into a Human Capital Plan for State Center.

There is an emerging consensus around human capital priority
areas. The expression of priorities during the Visioning sessions is
generally consistent with the information that was provided in the
meeting s with the neighborhoods that comprise the Neighborhood
Alliance. In summary, the Visioning participants believe that
the redevelopment of State Center should address the following
opportunities for human capital development:

1) Job Opportunities: New job opportunities should be created
for unemployed and underemployed community residents. The
opportunities should include construction jobs which will lead
to careers in construction. They should also include long term
employment options and support for entrepre neurs from the
community.



2) Development of Childre n: Facilities and resources for the
deve lopment of children should be included in the planning
for State Center. Astate-of-the art school would be desirable
if the resources available to other schools in the surrounding
neighborhoods are also increased. Ahigh quality child care
ce nter located at the State Center would support working
families due to its easy access to transit .

3) Youth Development: Sports, recreation and pe rsonal
development opportunities, particularly for youth, should be
developed at State Center. The possibility of transforming the
Armory into a community center for sports, technology and
the arts was frequently mentioned .

4) Improvements to Quality of Life : Participants defined
improved quality of life for the community as access to
affordable e nte rtainment , dining, shopping and exercise
opportunities. An improved quality of life should be a high
value and inform development decisions.

5) Housing Options: Housing developed at State Center should
encourage diversity through a mix of housing types and should
include housing that is affordable to low income households.

6) Public Safety: Planning for Public Safety is essential if the
community is going to benefit from the access to transit and
the othe r human capital assets that are being considered for
Stat e Center.

While Visioning participants think that it is essential that the
redeveloped State Center better address human needs, they
do not want the site to include a high concentration of social
services.

State Services Currently
Provided at State Center

Department of HeaLth & Mentat Hygiene
????

Department of la bor. Ucensing, & Regulation
ill

Offlce of theComptroller
Tax PreparationAssistance

lwe neee a Iht of services that are currently
provided and what will remainl what needs
storefront access)

ViSioningAnalysis september 28, 2007.
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