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Bruner Foundation 
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RE: 2007 Rudy Bruner Award 

Dear Selection Committee Members: 
I learned of the Rudy Bruner Award through my participation in The Mayors' 

!nstitwe on City Design and it is with great pleasure that I am offering our Inner West 
Street corridor redevelopment program for consideration. 

West Street is the histori c entrance to Annapolis, and Inner West treet is 
partially in our hi toric di strict. Twenty year ago lhis primary downtown commercial 
corridor was lined with vacant, underultized and blighted properties. Today it is a vital 
and vibrant urban street. Getting to this point wasn't easy, it took a lot of effort on the 
part of the city and the community to put together the original Inner West treet Action 
Plan and mixed-usc zoning, and to stick with that Plan's original vision. The city and 
community have worked in a collaborative manner to develop and revi e the 
redevelopment plan, to put together urban design and development objectives, and to 
review individual projects for compatibility. The success of the corTidor lies in thi 
collaborati ve effort and our taying \Vith the original goals, ensuring consistency and 
predictabi lity. 

We in Annapolis va lue our past, but look fon: ard to our future. The new 
development project are ide-by-side \\'ith project that han: adaptive!) reu ed older 
structures. 

The successful redevelopment of this corridor through city-developer-communi ty 
collaboration and emphasis on maintaining community character makes this project an 
excellent candidate for your consideration. 

Sincerely, 
? 

-r~~ 

Ellen 0. Moyer 
Mayor 

Phone: 410 263-7997 I Fax: 41 0-216-9284 / TDD: 410-263-7943 / E-maal: mayor@annapolis.gov./ www.annapolas.gov 
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Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. If possible, 
answers to all questions should be typed or written directly on the fOrms. If the forms are not used and answers are typed on a separate page, 
each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area provided 
on the original form. 

ProjectName .inner WU:.t S.tfet-t Location Ci-1-y of Anno..poli.( 

Project Size 50 e.CreJ COYIJmtal, 120 ~ -ivh:! j Total Development Cost $22..ml I lie VI j)IAI:llic.-

N/A Annual Operating Budget (if appropriate) 

Date Initiated I qes Percent Completed by December 1. 2006 £o'/, 
Project Completion Date (if appropriate) N {I\-
Attach. if you wish. a list of relevant project dates 

Title MdYo~ of ctty G-f A-nno.pol\s 

Address ltRD D1Ati. of Glww-fcr <;f. 
Organization CL±y of MV\t~poltJ 

City/State/Zip ~Ol(J 1 Mol . 2J4Dl 
Telephone ( 410 ) ~3 - 1'f '11 Fax d-10 ) Z!B- \\2-'\ 
E-mail Weekend Contact Number (for notification): 

Key Participants (Attach an additional sheet if needed) 

Organization Key Participant Telephone/e-mail 

~Pu@bl~ic~A~e~nc~ie~s------~~~~~~~~ll~~~~~~~o~~AYII@ru~~~~U~O~~c~c~~~~~~~~-7~kl 

Architect'Desi ner Jtt 
Develo er Phi l 'DIAnn t\ · nn 
Professional Consultant Pa.tncig fa.ll.ll, 

I 1ru liltA)l 6rauf> 

Community Group 

Other 

Please indicate how you learned of the Rudy Bruner Award for Urban Excellence. (Check all that apply). 
_Direct Mailing _Magazine Advertisement Previous RBA entrant 

-2.3 
410-(QUq- '50 
J/lD -Z't5 -1151/ 

.l>l-Wbr-1\<l<n (9 
,%soC.t().lian jmti I . corn 

Professional _Online Notice _ Previous Selection Committee .l!il-mbe~ ~ L. 1,. /'I .h, 
1 Organization _Bruner/Loeb Forum _?other (please specify) .._M._.(}.;"'-Y¥-"-DIT,._,.__,I"-!L"'C,:"';u"-1!!Ln.u1f,.,"''-OV\..:..:._v=l_,_"(-'f-D.Io<-'oe.,.S_,_~'¥-V)-'-

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, and to 
post on the Bruner Foundation web sites, 'the materials submitted. The applicant warrants that the applicant has full power and authority to 
submit the application and a ched mat rials and to grant these rights and permissions. 
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ABSTRACT 

Project Name: Inner West Street Redevelopment 
Address: West Street from Church Circle to Westgate Circle City/State/ZIP Annapolis. MD 2140 I 

1. Give a brief overview of the project, including major goals 
The West street corridor is the historic gateway to the City of Annapolis and the site of the first 
thoroughbred horse races in the United States. 'Inner West Street' is a seven block segment and, except 
for the first block, outside of Annapolis' historic district and historic downtown. It is abutted by three 
neighborhoods-Murray Hill, Presidents Hill and Clay Street. In 1985 when the first advisory committee 
was formed to develop a plan for the seven block Inner West Street, the corridor was described as being 
in decline with marginal low-profit tenants, and having underutilized/vacant buildings and lots and 
inappropriate auto-related uses. The stated goal in 1985 was to: 

Promote substantial rehabilitation and redevelopment oflnner West Street which would: 
improve the economic viability and physical appearance of the commercial area; 
be compatible with the surrounding residential area; and 
serve the needs of the neighborhood and the business community. 

As a result of the 1985 plan, Annapolis adopted a mixed-use zone for the corridor and established a 
number of design parameters to ensure compatibility of design and minimal impacts of new building on 
adjacent neighborhoods. Annapolis also has a strong preservation value that can be seen in some of the 
projects. 

Since 1985 Annapolis has kept its eye on this original goal while making significant capital 
investments and providing staff assistance to bring about the redevelopment of this important corridor. 
The Inner West Street is now undergoing a renaissance; seeing significant private investment both in the 
corridor and in the areas adjacent to the corridor; and providing significant tax base to the city while 
providing urban amenities to adjoining neighborhoods. 

2. Why does the project merit the Rudy Bruner Award for Urban Excellence? 
The Rudy Bruner Award looks for projects that demonstrate a holistic excellence in the 

integration of process, values and design. The revitalization of inner West Street encompasses all of 
these traits. Annapolis values its residents, neighborhoods, architecture, urban form, history and 
heritage. The process used in the revitalization plan has resulted the design of the public and private 
areas, and the various redevelopment projects reflecting these values. First and foremost, no public plan 
or private project has been developed without citizen/property owner input such that all development 
plans are modified to reflect the values of the community. Westgate Circle and the overall urban design 
plan had its design guided by a citizen committee that met numerous times. Knighton Garage and West 
Village were guided by a committee that first determined development objectives, then design 
parameters. New projects such as Park Place, Severn Savings Building, lSI West, O'Callaghan's Hotel 
underwent a number of neighborhood meetings before the plans were finalled. West Village was city 
owned property for which a development team was sought that could preserve and reuse the extant 
modest, abandoned houses to maintain a sense of the original scale. The first block of West Street is in 
the historic district, and brick was used for the street surface consistent with the historic district pallette. 
The sidewalks on Church Circle were rebricked under a community led fund-raising initiative. 
Neighborhood entry features were developed adjacent to the commercial corridor. Finally, the 
downtown hospital site (two blocks from the corridor) has seen residential redevelopment including a 
new waterfront park. The Clay Street neighborhood (adjacent to the corridor) has seen significant 
investment in housing rehabilitation, facade improvement, and affordable housing by non-profit housing 
providers and Habitat for Humanity. Our work to revitalize the corridor has focused beyond the corridor 

l on all areas that impact on and are impacted by the redevelopment. 
/ 
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PROJECT DESCRIPTION 

1. Describe the underlying values of the project. What, if any, trade-oils were required to implement the projecl? 
Annapolis' primary value is preserving community character while moving the city forward. The 

elements of community character include architecture, scale, urban form, neighborhood preservation and 
heritage. Moving the city forward means recognizing we are a dynamic (not static) city that continues to 
undergo change and development due to forces both in and out of our control. Thoughtful planning 
requires managing this change in a manner mindful of community character by using collaborative 
decision-making .. The original 1985 Inner West Street Action Plan established not only the desired uses 
in the corridor but also design guidelines to ensure compatibility and began .the process of citizen 
participation in planning and decision-making. By 1995 there had been very little redevelopment in the 
corridor so the city undertook revisions to the plan to create greater incentives. These revisions were 
prepared in concert with residents, commercial property owners and the development community. In 
addition the city began the urban design/street reconstruction project, again with resident and property 
owner participation in guiding the work of the urban design consultants. The first major project was 
Westgate Circle. As originally conceived this circle would provide the western anchor to the corridor 
and as conceived by a local architect would be the first extension of the Nicholson's original town plan. 
Once the city committed its own capital funds to street and infrastructure improvements, private 
investment followed. Each new development proposal must consider community character in the design 
and many are required to provide context studies and meet with the various neighborhood groups. By 
creating a paradigm of consultation with resident and other groups we have been able to move forward 
with major redevelopment projects. Developers understand that they will be required to work with the 
neighbors and the neighbors understand that they will have meaningful input into the design of the 
project. 

2. How has the project impacted the local community? Please include relevant information. 
Inner West Street revitalization has impacted the community in a number of ways-development 

is not without impacts. The adjacent communities' major concerns are traffic and density. To address 
this issue the city transit department has begun a free shuttle from city dock, down Inner West Street and 
to the Naval Academy football stadium (approx. 6,000 parking spaces) to encourage perimeter parking 
and shuttling to work, or using the shuttle to go from offices on West Street to the courthouse or other 
destinations closer to the city dock. The city has worked with these adjacent communities to develop 
neighborhood gateways (as a visual cue that one is entering a residential area) and traffic calming. The 
city has also built two parking garages since 1990 to try to consolidate parking and has established 
residential parking districts in these areas to discourage commercial parking. The incentivized height of 
buildings is also of concern. Some projects are required to undertake shadow studies in the review 
process, but the height concerns (and the concomitant density) prompted the city's Economic 
Development and Planning Departments to work with property owners and residents to establish height 
districts along the corridor. On the plus side, the revitalization of inner West Street has seen the 
transformation of a once blighted, ugly corridor and turned it into a lively, attractive mixed-use urban 
street. This has stabilized and increased adjacent property values and resulted in adding residents to 
downtown Annapolis. Early in the process, it was obvious that the redevelopment oflnner West Street 
would not be successful if the adjacent inner city neighborhood continued to be neglected. In 
conjunction with the planning for Inner West Street the city, working with Anne Arundel County 
agencies, prepared a revitalization plan for the Clay Street neighborhood including housing and economic 
opportunities-this plan is also being implemented over time. In terms of the community as a whole, the 
redevelopment oflnner West Street has greatly increased the city's tax base and provided the community 
with additional fine restaurants and retail opportunities. 



PROJECT DESCRIPTION (cont'dl 

3. Descrtbe the key elements of the development process, including community participation where approprtate. 

• 
Key elements of the development process are as follows: 
1985-first action plan-worked with property owners and adjacent residents to develop 
1985-95--<:onstruction ofGott's Court public parking garage-designed with in collaboration with 
community members; beginning of redevelopment of first block oflnner West Street; 
construction of 128 West Street office building. First discussions about public improvements to 
Inner West Street 
1995-revisions to original plan to provide additional incentives developed working with Murray 
Hill, President's Hill and Clay Street residents; capital budgeting began for Westgate Circle 
1996-Westgate Circle citizen design committee established to work with Deartment of Public 
Works on design of the circle 

• 1997/98-Westgate Circle construction begun; O'Callaghan's hotel begins meeting with adjacent 
neighborhoods on preliminary designs; citizen design committee begins working on street scape 
design for entire corridor 

• 1999-2006-reconstruction of corridor begun and completed; major projects meet with 
neighborhoods/staff, under go up to 30 hours of public hearings, these projects include Park 
Place, Severn Savings Building, 151 and 115 West and Acton's Landing are either built or under 
construction; planned projects under review include two condominium projects. Land for 
Knighton Garage donated by Cecil Knighton includes existing small scale structures. Committe 
formed to advise the city on development objectives-save and reuse structures and build garage 
behind-and then to provide design guidelines for garage; city issues RFPs to developers 
interested in purchasing and reusing the structures. Free shuttle begun. 

4. Describe the financing of the project, sources and square foot costs where applicable. 
The public improvements (approx. $22 million) were financed principally through the sale of 

bonds pursuant to the city's capital budget; $2 million in Department of Transportation assistance given 
for construction of circle. All other development is privately funded. Park Place was approved for 
approx. $20,000,000 in tax increment financing, the city will receive approx. 800 parking spaces in the 
Park Place garage as public parking spaces in return. 

5. Is the project unique and/or does it address significant urban issues? Is the model adaptable to other urban settings? 
Though there is nothing particularly unique about revitalizing a decaying urban corridor, 

Annapolis' efforts on Inner West Street are significant insofar as they have been successful, and have 
created an understanding that development can only go forward with community support. The 
community trusts that they will be involved in the development process, and developers understand that 
compromise with the community is necessary in the design process. Annapolis has achieved a balance 
where all parties to a development know and understand their roles. This project has addressed 
significant urban issues such as blight, stagnant property values, and crime. The project has resulted in a 
lively street with employment, shopping, entertainment and restaurants. 

The Annapolis planning model is a 'bottom up' model. Rather than have technical staff develop 
plans and priorities, Annapolis worked with community groups, property owners and developers to come 
to consensus around a vision and then works to implement that vision. In the case oflnner West Street, 
the original vision was compelling enough that Annapolis has stuck with it, providing consistency and 
predictability for all concerned. 
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ARCHITECT OR DESIGNER PERSPECTIVE 
Please an~wer questions in space provided. Applicants should feel frt:!r: to use photocopies of the: applic.'1tion f(1rms if netded. If possible, 
answers to all questions should be typed ot written directly on the fo(ms. If the forms fire not used and answt!n. are typed on a separate 
page, each answe( must be preceded. by the qUestion to which it W$ponds, iind the length of each answer sh0\1ld be limited to the area pro
vided on the original form. 

This sheet Js to be filled out by a design professional who worked as a consultant on the project, providing design. plant~ing, or other ser
vices. Copies ma.y be given to o~er design professionals if desired. 

Name ...\oH-N J . .;q!Wty-7/ Title ffi r@YfiV 
Organization fsJ;:; ~~~ ~ Teleohone (tjl& ) 'UJ B I(, fJ;:> 

Fax (etto ) U ~-.1ff(f~ 
CitWState/ZIP A"t'f'l'ft{?M' .f M t? 'Z J'"FJ I Address Zoq Mftt.N n$T 

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available 1or reproductic1n or u:e by othe~, for 
any purpose whatsoever, the materials submitted. The applicant warrants that the·applicant has full power and authority to submit the 
application an all attach materials and to grant these rights and per!'llissiotts. 

The building design concept was developed within the given zoning parameters as a signature urban 
structure providing an exclamation point at the beginning (or end) of an entry corridor into the City 
of Annapolis. The palette of materials was confined to a limited group of textures and colors- brick, 
limestone, stainless steel/storefront and railings - to be sympathetic and harmonious with both the 
contemporary era as well as Historic Buildings of the downtown. The location in the mixed-use 
corridor encompasses residential and commercial uses adjacent to residential communities. Scale 
addressed both vehicular and pedestrian concerns. Additionally, the building was designed to 
include environmentally responsible features. · 

2. Describe the most important social and programmatic functions of the de~ign. 

The most important "social" functions include responding to the architectural scale of the 
neighborhood as well as the desire of the neighborhoods for a mix of uses to serve the community. 
These neighborhood concerns became apparent through the City Zoning mandated hearing 
processes. "Program" functions include addressing the mixed-use retail requirements, parking 
requirements as well as a building addressing the pressing environmental concerns. Environmentally 
the installation of a "green roof'' helps with storm water management issues on a micro scale and 
atmospheric heating on a macro level. 



AR~HITECT OR DESIGNER PERSPE~TIVE (coNr'Dl 

The major challenges of designing this particular project were the balancing the cogency (or lack 
thereof) of neighborhood concerns versus the mandated Commission's reviews versus the 
Owrier/developer requirements versus the original building parti. The design process is a continual 
"negotiation" among the jurisdictional entities - Codes, Zoning, Owner, Neighborhood; and 
finally/eventually the malleable Architecture. Typically, design by negotiation,' design by committee 
equates to non-descript design. The "challenge" is the process yet this particular process hopefully 
adds to the Community acceptance and success of the built work. . 

The completed building relates to the urban context in multiple ways. The physical-urban context is 
defined by different scales of the building. The pedestrian scale -material selection and relationship 
of building elements to the street, the sidewalk, the neighborhood. The vehicular scale- building 
relationship to the streetscape and vehicular flow around the building. The Citysc~pe scale -
building as a signatory element of the streetscape- signifying an entry into the City:a:'a into the 
City's primary mixed-use corridor. 
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r ~. PROFESSIONAL CONSULTANT PERSPECTIVE 

Ple..a answer questions In 1p11:e pr<~vldod. Appll<~nlt 1hould le<:l fn:e to""' photocopies of the 1ppllcatlon forms II n"'idtll. If po5>ible. 
Aft~ to all que<lloncshoufd be typed or wtiUen diii!CIIy on r/1' form•. If the forms are not used and answ•11 all! typed on a separate 
page. each aruwer mUSI be preceded by 1M quesUon ro whim II IVIPOI!da, and the lenB'h of each anower sbutdd be limited to lhlllti pro· 
vlded on the arialnal form. 
Thl1 lhYIIIIO bo flllod out by a professional who worked as a con..,uant on rile ptojecl. providing ~ign, planning. 1$1, "'other ser· 
vices. Copieo may be gi..., to other p~eo>i...,lo II desired. 

Namo :Pat!YC.IA. L. Fa.Jx 

I. What roiG did fOil or )'OUr organlu~on play in die d.....,lopment ofthio project! 

The Faux Group, Inc. working with the Planning Staff of the city of Annapolis 
& the Mayor and City Council prepared a conceptual plan for West Street 
Revitalization. Elements of this plan included the "typical bricks and mortar'' 
elements that provided for a fresh took for an aging corridor, but also went 
further and by suggesting that the standard approach to revitalization, (let the 
developer pa~ his share) would not work. The planning team after 
investigating the surrounding jurisdiction concluded that the deck was stscked 
against the city. The local county had provided the development commuoity 
with an easy win. By upgrading roads in the area at taxpayers expense the 
county had created a competitive advantage over the City of Annapolis. The 
Faux Group imd city planners advised the city to not do a surfitce solution 
only, but to blclude the replacement of all underground utilities into the 
project. _ 

3. DtiCiilli the piiiJiic:l'l l~ct on ils cOillmunity. Please be as specific a• ponlble. 

The initial success of the effort could be seen in the stabilization of lease rates 
in the. co~~~r ~thad to t~ point been spiraling down. After passage of the 
pl~g ~mtiative, ~onstruction of the streetscape as called for in the plan and 
the mclusto~ of a nnxed use overlay offered by the city staff the conidor 
bec_ame the (ocus of public attention. These actions coupled with a strong 
regional economic turnaround helped to foster a revitalization of the corridor, 
which spilled into adjoining neighborhood. Property values soared and lease 
rates began to jump in 2 digit increments every year over the COW"Se of the 
next six years. Six new business addresses, a new hotel, a new public parking 
garage.and a major mixed-use development (Park Place) are the new 'upscale 
pla)lers' in a renewed corridor. ___ _ 



PROFESSIONAL CONSULTANT PERSPECTIVE (coNro) 

Our Plannin$ and design effort focused on one basic question, 'what would it 
take to attr~Wt private reinvestment in this corridor'. The revitalization that 
was happenip.g just outside the city limits was the result of substlli!tial 
infrastructure improvements, largely at taxpayer' expense. What we learned 
was that the political decision makers within the city were largely unaware of 
the significance of the county's investment initiative and its potential impact 

· on the city. Through a series of meetings and public presentations we were 
able to educate the political decision makers, which allowed them to make the 
easy win·win·vote, __ 

Least Successful Aspect, Everyone has a lesson they do not want to relearn. 
For the planning team, it would have to be our inability to win over intransient 
elements of the Public Works staff. to the need embrace this effort. Our :fui.ling 
was our inability to get them to accept an open process. 
Most Successful Aspect. We consider our greatest achievement to be that 
through the joint efforts of The Faux Group and the City Planning Staff, the 
City Council was presented a plan that had broad based public acceptance, 
private sector endorsement and a real world basis in the local real estate 
market Their response was a vote of 7 to 0 in favor. The city's corridor is 
now the focus of numerous building starts. At one point during the winter of 
2005 there Were 7 sky cranes could be seen on the skyline of a community 
that had not seen any significant dcvelopement since the UDAG era of the 
1960's. 
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Public Agency Perspective 

Name: 
Organization: 
Adddress: 
Fax: 

Jon Arason 
Annapolis, Dept of Planning and Zoning 
145 Gorman St. 
( 41 0)263-1 129 

Title: Planning Director 
Telephone: ( 41 0)263-7961 
City/State/Zip: Annapolis, MD 2140 I 
E-mail: JLA@annapolis.gov 

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by 
others, for any purpose whatsoever, the materials submitted. The applicant warrants that the applicant has full power and 
authority to submit the application and all attacked materials and to grant these nghts and permissions. 

Signature ~r------
1. What role did your agence play in the development of this project? Describe any requirements made of this project by your 
agency (e.g. zoning, public participation, public benefits, impact statements). 

The Department of Planning and Zoning has been responsible for the development and 
implementation of the Inner West Street plan. The Department organized the citizen advisory 
committees and prepared the original 1985 Action Plan. the 1995 plan update, and was responsible for 
passing the 2005 revisions for the height districts. The Department organized and staffed the urban 
design committees for Westgate Circle, the street scape, and the Knighton garage property and adaptive 
reuse. We wrote the original mixed-use zone and all amendments to it. We are responsible to review and 
approve or take to public hearing all development applications, and to work with the neighborhoods and 
deve lopers to ensure compatible development plans. 

The Department of Planning and Zoning requires public participation in all decisions related to 
development in this corridor. We require the preparation of traffic impact studies and neighborhood 
compatibility/context analyses, and, sometimes, shadow studies. The Department even coordinated and 
oversaw the city-wide 'Name the Circle' contest after Westgate (the winning name) Circle \Vas 
completed. 

2. How was this project intended to benefit your city? What trade-offs and compromises were required to implement the 
project? How did your agency participate in making them? 

Annapolis' downtown basically consists of two distinct areas: the historic district (the urban 
core) and the Inner West Street corridor. Business activity in the historic district is very much geared 
toward the visitor industry and given the constraints on development in the historic district there are few, 
if any, opportunities for large-scale commercial/office development. Ln addition, 40% ofthe property 
within the corporate boundaries is non-taxab le (state and county government, colleges, etc.}-this is a 
large percentage of non-taxable property considering that a major part of the Annapolis operating budget 
derives from property taxes. The other part of downtown, Inner West Street, was identified to create 
opportunities for economic development, employment opportunities, and to increase the city's 
commercia l tax base. In essence to take a struggling commercial corridor and turn it into a top qual it) 
urban street. The city now has over a half billion dollars in private investment bringing shops 
employment opportunities, restaurants and entertainment for the community. 

fn any endeavor like this one, requiring as it did, buy-in from residents, property owners and 
developers compromises were key. The mixed-use zone contains many checks on development to protect 
adjoining properties and areas and recently we compromised on the imposition of height limit districts 
throughout the corridor. 



PUBLIC AGENCY PERSPECTIVE (CDNT'D) 

3.Describe the project's impact on your city. Please be as specific as possible. 

• 

• 

The Inner West Street revitalization project has had a number of positive impacts on Annapolis: 

It took a blighted corridor having many vacant, dilapidate, and underutilized properties and 
turned it into a thriving mixed-use urban street. 
It has created a central business district directly outside of the historic core . 
The street scape and beautification projects have created an attractive gateway to the historic 
district on the original road into Annapolis. 
Westgate Circle took a disorganized, congested intersection of three streets and created an 
efficient intersection. 
The redevelopment has enhanced property values in and provided stability for adjacent 
neighborhoods, as well as being much of the impetus behind quality residential projects outside 
of the corridor. Because it is now an attractive street providing many amenities the 
redevelopment has resulted in a desire for persons to live downtown. 
The participatory nature of the plan deyelopment and implementation has brought adjacent 
neighborhoods into the project-to-project development process. 
Private development has increased the city's commercial property tax base. 
It has made the city competitive from an economic development standpoint with the large town
center being built right outside of the city limits. 

4. Did this project result in new models of public/private partnerships? Are there aspects of this project that would be instructive 
to other agencies like yours in other cities? 

Traditional public/private partnerships have included tax-increment financing (the Park Place 
project), pubic parking garage construction to help maximize the use of private land, and the public 
investment in infrastructure. The most important partnership that has moved redevelopment forward is 
the link between the project developers and the adjacent neighborhoods. Involving neighborhoods is an 
essential aspect of the design-development process. For example, the Park Place project, being a large 
project, had scores of community meetings before submitting for city approval. Each project on West 
Street has design elements that directly reflect community concerns, and there are projects that have not 
been approved based on community opposition and the developer's unwillingness to address community 
concerns. 

It is my belief that West Street could not have redeveloped in the manner that it has without 
community 'buy in' and trust in the process. 

5. What do you consider to be the most and least successful aspects of this project? 
The most successful aspects of this program are: the degree of community participation and 

volunteerism on the various committees that have been formed over time, and the manner in which the 
street has redeveloped. The least successful aspect of the plan (so far) has been participation in the 
remote parking/shuttle system developed to minimize the number of employees that have to drive into the 
corridor to park. 
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COMMUNITY REPRESENTATIVE PERSPECTIVE 

Please answer questions in space·provided. Applicants should feel free to use photocopies of the application forms if needed. If possible, 
answers to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a separate 
page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area pro
vided on the original form, 

This sheet is to be filled out by someone who was involved, or represents an organization that was involved, in helping the project respond 
to neighborhood issues. _ 

Name 12evJii{, WuYtv\tV\ Title M.ux~ thll P(LS\clen± 

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for r reduction or use by others, for 
any purpose whatsoever, the materials submitted. The applicant warrants that the applicant has full power and authority to submit the 
application and all attached materials and to grant these rights and permissions. 

Signature - - \ :::>,. ' '\ 1 _ _, 
.. \:_'G~ L..j::.t.v\-

1. How did you, or the orga"n"iz"'a,;tic:o""n"'"y"o"u"'re'"'p~r"esen~ become involved in this project? What role did you play! 

Murray Hill is a large, stable and very desirable residential neighborhood of single-family homes. Inner West Street (IWS) 
forms the northern border of our community and Is the primary access route for residents of Murray Hill. It also seNed the 
local community with·a mix of services, shopping ·and ei'nployment In the era before suburban shopping malls and big box 
retailers. I became president of the Murray Hill Residents Association (MHRA) In November of 2004. Our Association was 
formed In 1981. partly In response to earlier development controversies on IWS. Our participation In guiding the future of 
IWS spans 25 years. We feel strongly that one reason IWS had and continues to have such potential for re-development 
is because of the stabllfty and strength of the surrounding residential areas. We considered ourselves stakeholders on 
IWS and as such we had an obligation to contribute to the dialogue on IWS redevelopment. 

2. From the community's point of view, what were the major issues concerning this project? 

While excited by the possibility of recreating a revitalized commercial corridor on West Street, our major concern was that 
how to accomplish that goal without overwhelming t~e adjoining residential neighborhood. Commercial property in the · 
corridor Is typically only one lot deep and directly abuts residential property. We were concerned that the allowable heights 
In the corridor would overwhelm the residential scale of the adjacent neighborhood. We were concerned that IWS Is a 
narrow. mostly two lane road where the only Intersecting streets leading directly Into the residential neighborhood. We 
were concerned that without an established shuttle system and Intercept parking outside of the corridor, the traffic and ' 
parking burdens of large new developments would spill Into the adjacent neighborhood. We were concerned that the 
possible proliferation of alcoholic beverage licenses which allowed service until 2:00 a.m. would establish an • 
entertainment and nightlife district on IWS which would not be In keeping the family oriented character of our community. 
We were concerned that existing buildings. which were crucial in establishing and maintaining the human scale of the I 
streetscape, could be demolished without adequate review. We were Concerned that the historical role of West Street as 
one of the main shopping districts for residents of the City would be Ignored by the new development. We were concerned 
that IWS would not be differentiated from the tourism-based economy of the Historic District. We were concerned that . 
IWS have a true mix of retail, residential and commercfal uses, with domination by no sfngle category. 

3. What trade-offs and compromises were required during the development of the project! How did your organization participate in 
making them? 

In early 2002, our community approached the Mayor with a request to re-examine the existing zoning on IWS. We 
believed that a critical mass had been reached, and zoning designed to "jump start" Investment was outdated. The real 
risk was not failure to sustain development, but the risk of continuing to build on such a scale on the remaining parcels. 
The time was right, we argued, that more restrictive zoning be enacted In order re-establish a balance between the 
interests of the adjoining neighborhood and the Interests of the business and development community. A committee of 
residents and business interests was folmed and given the task of re-examining the zoning on IWS. Our association was 
instrumental getting some of the final recommendations of the MX Zone Committee enacted In late 2005. We were able to 
reduce the building heights for future projects at the core of IWS; which we believe Is crucial to preserving the human 
scale streetscape so characteristic of Annapolis. We were also able to limit the areas that were allowed to have 2:00 a.m. 
liquor licenses, establish criteria before demolition of.existlng buildings could occur, and Increase the amount of parking 
which was required for future residential useS on IWS. We view these items as important successes and crucial to 
incorporating the neighborhood vision for IWS. However, b~cause the changes took so long to enact, the majority of the 
corridor is being developed under the older, less restrictive zoning. The neighborhood has had to come terms with the fact 
that we could not accomplish everything we hoped for in establishing zoning which better reflected a balance between the 
residential Interests· and the business and development interests. 



COMMUNITY REPRESENTATIVE PERSPECTIVE rcoNro) 

4. Ha.'> thi~ projPC1 m<lde the ·(ommun1ty a better place to Jive t'f work? If so.- ho .. ·v? 

In this period of change, both on West Street and in our own neighborhood, it is difficult to give a simple answer to the question of 
whether the community is a better place to live. 

An objective observer, comparing the state ofiWS 10 years ago and now, could not help but conclude that the area has more life, 
more interest, more excitement and more possibilities now. The utility lines have come down, the sidewalks have been bricked and 
lovely old-fashioned light poles line the streets. We have homegrown businesses occupying what was a set of derelict houses. Park 
Place and Severn Savings Bank anchor one end of the corridor with a promise of retail, office and residential uses. Between the 
circles, new shops and restaurants are filling in the dark and empty storefronts. It is by any objective measure a better place. Does that 
mean that the community is a better place ? Probably, but it is not the same place. 

While IWS transforms, Murray Hill is also changing. Ageing residents, who remember the earlier West Street as a place to shop for 
groceries and other everyday items are being gradually being replaced by a new generation of residents, some with small children, 
others who have decided that the suburbs are too boring now that their children are grown. Many of the newcomers are moving to 
Murray Hill because of the newly revitalized IWS. They are doing so despite the concerns about the negative impact that development 
might have on the neighborhood. They don't expect to be able to shop for groceries or hardware on IWS but they do expect a diversity 
of venues and the busy, interactive streetscape that is part of urban life. They are choosing to live where they can walk to restaurants 
or shops or simply sit and watch the world go by. For them, the community offers what they are looking for and I believe that they 
will find it a better and better place to be in the coming years. 

There is another group of residents, though. for whom feelings about redevelopment on IWS are more mixed. These are the residents 
who were here when the environment on IWS was bleakest and who stayed not because of West Street, but despite it. They recognize 
all those nleasures by which IWS is a better place than it was and yet remain concerned about the price their neighborhood will pay for 
all the positive changes. These residents feel a sense of loss because they know that the new West Street won't replace the idealized 
hometown shopping district of the past and the small town that went with it Yet even among these residents, and I count myself 
among them, there is acknowledgement that the past cannot be recreated. The new IWS will be a different place, with a different role 
in our community. We probably won't buy our groceries or hardware there, but we will shop and dine and maybe even work there. 
The new West Street won't be what it once was, but it will be a place that adds value and complexity and diversity to our 
neighborhood and to our lives. 

'\. \VtJultl vtlU ch<Jili;t'! .my1hi11g ubout this project or tlu: development pro(.e;o~ ~:ou Wf:'ntthrough? 

There has been a recognition for more than 20 years, since the 1965 Inner West Street Action Plan', that the road and 
parking capacity of IWS and downtown Annapolis could not satisfy the demands of the modern automobile culture. The 
solution, to have intercept parking outside of the downtown area and provide a reliable, frequent and clean shuttle setVice 
between satellite parking areas and downtown, has never been fully implemented. Redevelopment on IWS should have 
coincided with the establishment of such a shuttle system and a dedicated funding source. Site design review should have 
required that each applicant develop a set of mitigation strategies for their traffic and parking demand which could have 
included financial support of the shuttle system, incentives for employees to use the shuttle, or other innovative ways to 
reduce the traffic and parking burden their projects were creating. If such a system had been implemented, we would have 
avoided the irony of demanding that projects provide sufficient on·site parking, thereby exacerbating the traffic impact of 
development by adding those additional cars to the limited road capacity on IWS. 

I would have a better appreciation for the distinction between building "by right" and satisfying the site design review 
criteria. I feel that on some of the early projects, the residents believed, and were encouraged in that belief by the 
developers, that as long as the projects satisfied the code requirements, there was little that the residents could do. I don't 
think the residents appreciated the degree to which City planning staff would listen to our concerns. I think if we had better 
understood the impact our input could have, some of the initial projects, which galvanized neighborhood concern with their 
size and density, would have been better designed and better scaled in relation to both the neighborhood and the capacity 
of the roads to support them. 

I would have a rriuch better appreciation of the importance of public space to the success of the sort of vibrant streetscape 
we are attempting to create on IWS. This should have been recognized and built into the plans and vision for IWS. While 
the design guidelines encourage the creation of space which leads to Interaction with pedestrian traffic, ultimately those 
interactions will occur in the private space. I think everyone over·looked how a park or other civic space could seNe as 
common ground, literally, between the existing neighborhood and the new development. 

------------------
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115 West Street LLC, cfo Herrmann-Dunn Real Estate 410.626.9750 
100 Cathedral Street, Suite 4 
Annapolis, MD 21401 
Fax 410.626.9752 

The undersigned grants the Bruner Foundation permission to use, reproduce, 
or make available for reproduction or use by others, for any purpose 
whatsoever, the materials submitted. The Applicant warrants .that the 
Applicant has full power and authority to submit the application and all 
attached mat · and to grant · s and permissions. 

I am a partner in (member of) 115 West Street LLC. For each project that my 
partner and I develop, we create a single asset LLC, so that the LLC can be 
sold, as opposed to just the real estate. This LLC acquired the property, 
formerly a gasoline service station, retained an architect (Reithlingshoefer 
Smith Associates) and began the development process. The building was 
built on spec, so outside consultants were limited. The partnership prepared 
proformas, submitted plans to Planning & Zoning, obtained building permits, 
financing, and engaged a general Contractor (Brown Contracting). The 
partnership managed the marketing and leasing of the building, and oversaw 
the completion of the building shell, all leasing, and eventual Tenant build 
out. I continue to manage t;he building. 

2. What trade-offs or compromises were required .during the 
development or the project? 

The MX code/zone encourages a mix of office, retail and residential. We were 
able to build to an FAR of 2.25 rather than 1. 75 because we made the first 
floor retail. We were, however limited in the amount of parking we were able 
to provide. The Planning & Zoning Director granted us a parking waiver based 
on nearby available parking. Our biggest struggle was to fit four floors, with 

· the first floor being 12 feet slab to slab in the City limitation of 45 feet 
building height. 

3. How was the project financed? What if any innovative means or 
financing were used. 



This project was fmanced the old fashioned way, i.e. 20% equity and 80% 
borrowed funds secured by the property and personal guarantees of the 
members of the LLC. 

4. How did the economic impact or this project on the community 
compare or differ from other projects you have been involved in? 

This is a difficult question for a developer to answer. Obviously jobs were 
provided throughout the development and construction of the project. Local 
trades were used exclusively, so the money generated stayed local. We now 
have approximately 45 people working in the building, shopping and buying 
lunches in the local restaurants, etc. Some of the Tenants live in Murray . 
Hill, so they walk or bicycle to work. Real Estate taxes paid to the County are 
multiples of what was paid when the property was a gas station. Consider 
the multiplier effect, and the project has got to be a positive for the City and 
the community. 

5. what about this project would be instructive to other developers? 

West Street, once a blighted and run down corridor, is a viable and desirable 
place to work and have a business or office. We are fully leased at above 
market rates in spite of limited parking. Moreover, we will never build a 
building without adequate parking on site, and I would say the same to other 
developers, as the limited parking was the greatest obstacle to overcome in 
leasing. 

6. What do you consider to be the most and least successful aspects or 
this project. 

The City, over the past 5 years has invested about 35 million dollars in the 
West Street corridor, beginning with the West Gate traffic circle, 
undergrounding of utility lines,new storm sewers, Sanitary sewers, brick 
sidewalks and new paving and landscaping. Our building was buoyed by these 
efforts of the City to make a statement that West Street was the place to do 
business. As a result of being leased and profitable, we were able to sell this 
building to an investor for a handsome profit. The least successful aspect of 
this project is the ability to provide nearby parking for our tenants. The City 
has recently completed an 8.5 million dollar parking garage a block from this 
building. The outgoing alderman was able to get passed an ordinance limiting 
the monthly parking passes in this garage to 75 of 268 spaces. To date, this 
ordinance has not been changed, and the garage is virtually empty during the 
day. Meanwhile, I have tenants pleading for monthly parking passes in an 
empty garage to no avail. Very disappointing. I understand that at this 
writing, the new alderman has introduced legislation to correct this 
situation. 
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Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. If possible, 
answers to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a separate 
page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area 
provided on the original form. 

Name Eria.n Cahalan Title owner 
COf(JZtYJQ){J.t ~\Nli'\Lfu( Telephone ( 

Address 

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduc 10n or use by others, for 
any purpose whatsoever, the materials submitted. The applicant warrants that the applicant has full power and authority to submit the 
application and I attached materials an~ to grant these rights and permissions .. 

1. What role did you play in the development of this project? 

I went to numerous meetings throughout the Inner West Street revitalization planning, construction, and completion. I attended the 
meetings to represent the local businesses oflnner West Street, to represent my own personal and business interests, and also to 
defend what I thought where the strongest and best ideas. 

2. Describe the impact that this project has had on the your c;:ommunity. Please be as specific as possible. 

While the 3 year project was underway, it was very painful for many business. It cost some a lot of money, including my own 
business, which was only months from being in big, big trouble. We knew that while it was hard for a while, these where necessary 
growing pains. I don't think the street lost one day of solid business throughout the 3 years. The future is now bright for West Street, 
our block especially-being more dense and having more business to begin with, but also having our section of West Street re-bricked 
by the City's project. Many new private projects are now in the works and other owners on West Street are upgrading their buildings 
and or businesses, and I feel this is mostly b~ca~s.:_ the City of Annapolis led the way. 
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The biggest trade-off was the money lost by the business for something that had to be done (the project replaced plumbing the was 
close to 100 years old in some places), and I certainly participated in losing money. After I saw how much pain my fellow businesses 
were in at the end of phase I of the 3 phase project, I asked at a meeting what the incentives where for the construction workers. I 
asked this because they were quitting work a 3 pm many days and not working on Saturdays. The city gave an incentive in phase 2. 
Then, in phase 3, the incentive was doubled because I pushed for it. I see the trade off as the city paying more money to get the 
project done in a manner that cost the businesses less money. Just another way the City of Annapolis reaJiy contributed to the hurting 
the business ownerS may have felt temporarily. 

The fact that we did have a decent incentive in phase 3 versus none in phase 1 was very important from my perspective. Bricking the 
firs~ bl?ck_ was also a most successful aspect The safety of my customers is also something that has increased greatly since the 
r~VItallzatlon eU:orts began. If my customers are staying 4 blocks away, I know feel comfortable telling them they can walk at night 
t1me back to their hotels. 



MX Zone Limits 

Project Limits 
West Street 
City of Annapolis 

STREETSCAPE MASTER PLA 

The Faux Group, Inc. 
Urban Designers/Planners/Landscape Architects 
209 West Street, Suite 303 
Armapolis, Maryland 21401 

C.D. Meekins & Associates, Inc. 
Consulting Engineers & Sucveyors 

March 12, 1996 
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