


2009 
RUDY BRUNER 

AWARD 
FOR URBAN 
EXCELLENCE 

American cities embody our nation's 
greatest triumphs and most daunting chal
lenges. At their best lhey showcase the rich 
diversity, cultural achievement. and demo
cratic values that characterize lhe American 
spirit. At their worst they reflect our country's 
most persistent social ills- economic dispar
ity, hopelessness, neglect and abandonment 
Yet there are those places that are developed 
with such vision and imagination that they 
transform urban problems into creative solu
tions. By recognizing these extraordinary 
places, the Rudy Bruner Award (RBA ) seeks 
to promote fresh and innovative thinking about 
cities, and to encourage us all to demand excel
lence in our urban environments. 

Excellence exists in every city. It can 
be found in downtowns, neighborhoods, in 
small cities and large ones. The purpose of 
the Award is to discover places that embody 
excellence, not just in quality design, but in 
their social, economic, and environmental 
contributions to the urban environment. 

These places often transcend the bound
aries between architecture, urban design, and 
planning. They are born through processes 
of transformation - the renewal of something 
old, or the creation of something new that 
resonates in lhe history of community life. 
These extraordinary places enrich the quality 
of the urban experience, and serve as models 
for placemaking in cities across the country. 

Eligibili ty/Who Ma y Apply 
• The project must be a real place. not just 

a plan or program. Programs alone will 
not be considered. 

• Since site visits are integral to the award 
process, the project must have been in 
operation for a su(ficient amount of time 
to demonstrate success. 

• The project must be located in lhe conti
guous 48 states. It is not feasible to conduct 
site visits at international locations. 

• There are no distinct categories. Projects 
may include any type of place which makes a 
positive contribution to the urban environment 

• Urban environment is uroadly defined to 
include incorporated cities, towns, or 
villages; a neighborhood within a city; an 
urban county; or an officially recognized 
region made up of two or more cities. 

Eligibili ty/Who May Apply (cont.) 

• Applications may be initiated by any 
person who has been involved in the 
planning. development or operation of a 
project. 

• Previous applicants and Honorable 
Mention winners may re-apply. Previous 
winners are not eligible. Please do not apply 
more than three times. 

Completing the Application 

The application is designed to gtve each 
project the opportunity to state its story in its 
own words, and to elicit multiple perspec
tives on project development. Applicants are 
urged to concentrate their efforts on provid
ing a clear description of their projects and 
responsive answers to the questions on the 
application forms. Expensive presentations 
are discouraged. 

Although visual representations of the 
project such as drawings, photographs, plans, 
and maps are important, selections will be 
based upon the quality of the project, rather 
than on the elaborateness of the presentation. 

The completed application must include: 
1. Project Data X?.-
2. Abstract )<2_ 

Project Data, the Abstract, and ont· vi~u,1l tz.. 
image of the project-are sent to the Sel
ection Committee prior to the initial 
meeting in January. It is tmportant to 
make these d~criptions succinct and 
clear. 

3.Project Description 
Project Description asks about the values 
underlying the project. The Rudy Bruner 
Award recognizes that values are impli
cit in the process of urban development, 
and form the basis for many of the deci
sions and trade-offs required in a com
plex development process. 

4. Perspective Sheets 
See information at right. 

5. Visual Representation of the Project 
A clear visual representation of the 
project is required, but need not be 
elaborate or costly. Straightforward 
photographic images are adequate. 

6. Optional Supplementary Pages 
Supplementary materials such as clip
pings, brochures, or published reports 
should be added on I} if they contribute 
to the understanding of the project. 
Videotapes and architectural boards 
cannot be accommodated and should 
not be submitted Please do not include 
materials that need to be returned. 

7. Award Use 
Award montes must be used to benefit 
the project or related initiatives. A 
statement on proposed use of Award 
monies should be placed in the envelope 
provided, and sealed. This statement 
must be included in the application, but 
will not be considered by the Selection 
Committee. It will be opened after win
ner selection, and may be used in press 
statements or other promotional material. 

Perspective Sheets 

Perspective sheets are provided to assist 
people who were involved in the project 1n 
describing their personal or organizational 
point of view. It is important that as many 
people as appropriate from the following 
categories complete perspecttve sheets; il.. 
minimum of -' sheets is required as part of 
th~ application. If It is not possible or appro
pnate to submtt 4 sheets, please explain why 
not. Applicants may use their discretion to 
identify which categories are most pertinent 
to their project: 

• Community Representative perspective; 
• Public Agency perspective (from local, 

state or federal government agencies); 
• Developer perspective; 

• Professional Consultant perspedive; 

• Architect or Designer perspective; 
• Other perspective (whtch mtght not fit 

above categories). 

Please obtain as wide an array of per
spectives as possible. More than one •other" 
perspective may be submitted if appropriate. 
Use the perspective sheet marked ~other• for 
people who do not fit mto the categones pro
vided or for a unique point of view that will 
enhance your submission. The completed 
perspective sheets must be included in the 
application package. 

Submitting the Application 
• Applications are available tn a writable pdf 

at: www.brunerfoundation.org 
• Answers to all questions should be con
fin~ to the spdc~ provtded. 

• Please note, however. that applications 
must be printed out and submitted as 
hardcopy. No e-mail submissions will be 
~-

• All information in the application should 
be placed in an 8-1 /2" X 11" 3-ring binder. 

• To assist the Selection Committee in re
viewing the submissions, arrJnge the pages 
of the application and supplementary ma
terials. m tht• urdt: 1ndu;,,Jlcd JI>O\e, 

• Please include one additional copy of 
Abstract Project Data, and~n~at 
will be sent to the Selection Committee for 
revie~' prior to the meeting 

• The application mu5t be received at the 
Bryner foundation no later than Monday.. 
December 15. 2008. 

Bruner Foundation staff 1s available to 
assist you wtth any questions regarding lhe 
application process: 

Phone: 617.492.8404 

E-mail: application@brunerfoundation.org 

Notice: 
Projects from the City of Providence, 
Rl, are not eligible for the 2009 Award 
cycle due to the particip.ltion of Mayor 
David N. Cicilline on the 2009 Selection 
Committee. We \\elcome Provtdence 
projects in future }-ears. 



The Selection Process 
Established in 1987, the Rudy Bruner 

Award recognizes one Gold Medal Winner 
and four Silver Medal winners in each biennial 
cycle. The Rudy Bruner Award is distinguished 
from other award programs by its broad eligi
bility criteria; the multi-disciplinary Selection 
Committee; and the detailed on-site evaluation 
of each finalist. Each award cycle is document
ed in a book, which includes in-depth case 
studies of the winners and a distil lation of the 
Selection Committee discussion. The publica
tions are available from the Bruner Foundation. 

The Foundation does not restrict the kinds 
of projects that may apply. Urban excellence 
is a dynamic and changing concept, and the 
Award is enriched by a diversity of applica
tions. Rudy Bruner Award winners are not 
selected through an established set of criteria. 
Rather, the issues emerge from the Selection 
Committee discussion of the applications. 

Prizes and Presentation 
The Rudy Bruner Award for Urban Excel

lence is given to five winning projects in each 
biennial award cycle. 
• One Gold Medal Winner is awarded 

$50,000. 
• Four Silver Medal Winners are each 

awarded $1 0,000. 
• The winning project teams may use prize 

money in any way they choose to benefit 
the project. 

• All winners are promoted by the Bruner 
Foundation and are included in books 
that are published by the Foundation at 
the end of each award cycle. 

• All winners will be featured in award 
ceremonies, and a media outreach effort. 

• Many winners will be featured in future 
BRUNER'LOEB fora. Please visit: 

www.brunerloeb.org 

2009 Selection Committee 
David N. Cicilline, Mayor, Providence, Rl 
Michael Dobbins, Professor of Practice, 
Department of Architecture, City and Regional 
Planning. Georgia Tech, Atlanta, GA 
Mary Houghton, President and Co-founder, 
Shore Bank, Chicago, IL 
Grace La, La Dallman Architects, Milwaukee, 
Assoc. Professor of Architecture, University of 
Wisconsin-Milwaukee, Milwaukee,WI 
lair lynch, President, CEO, )AIR LYNCH 
Development Partners, Washington, DC 
Martha Welborne, Grand Avenue Committee, 
Los Angeles, CA 

2007 Rudy Bruner Award Winners 

Gold Medal: 

Children's Museum of Pittsburgh, 
Pittsburgh, PA 

Silver Medals: 
Artists for Humanity Epicenter, 

Boston, MA 
Columbus Circle Public Plaza, 

NewYork, NY 
Crossroads Project and Marsupial Bridge, 

Milwaukee, WI 
High Point Redevelopment Project, 

Seattle, WA 
LA Design Center, 

Los Angeles, CA 

Si te Visitors a nd Advisors 

The following people serve as advisors to 
the Rudy Bruner Award, and may be present 
on site visits: 
Simeon Bruner, Founder 
Emily Axelrod, MCP, Director, Rudy Bruner 
Award for Urban Excellence 

Jay Farbstein, PhD, FAIA, President, 
JayFarbstein & Associates, Los Angeles, CA 
Robert Shibley, AlA, ACIP, Dept. of Architec
ture and Planning. Director of Urban Design, 
SUNY Buffalo, NY 
Richard Wener, PhD, Chrm., Department 
of Human Sciences, Polytechnic University, 
Brooklyn, NY 

Key Dates: 
• Submissions must be received at the Foundation 

no later than Monday, December 15, 2008. 
• Applicauons receoved after December I 5 woll 

not be considert>d. 
• Fove hnalists woll be notofoed bv Monday, 

January 26, 2009 
• SitP vosit~ to fon~losts woll takP pl~re on 

February, March and April, 2009 
• The Gold and Silver Medal Winners will 

be selected and notified in May, 2009. 
• Presentations of the Rudy Bruner Award 

for Urban Excellence will be made in 
May and June of 2009. 

Rudy Bruner Award Archives 

The State University of New York at 
Buffalo maintains a web site of all Rudy 
Bruner Award winner applications. The SUNY 
web site address is: 

http:/ /I ibweb.lib.buffalo.edu/ bruner 
The Rudy Bruner Award web site contains 

on-line case studies and images of past win
ners as well as Award history and information 
on our Select ron Commruees and publica
tions. Please visit the Award site at: 

www.brunerfoundation.org 

Completed Applications 

• Upon submission, applications become the 
property of the Bruner Foundation, and 
cannot be returned. 

• At the close of the award cycle, applications 
will be permanently housed at the 
Lockwood Library at the State University of 
New York at Buffalo. 

• Portions of the winner applications will be 
posted on the Rudy Bruner Award web site: 

www.brunerfoundation.org 
• Complete winner applications are posted on 

Lockwood Library's Rudy Bruner Award 
Archive web sote: 

http:/ II ibweb.lib.buffalo.edu/bruner 
• The Bruner Foundation reserves the right to 

use, reproduce, or make available to others, 
for any purpose whatsoever, the material 
submitted. 

Mail Submissions to: 
The Rurlv BrunN 1\\\ard fw Urh.1n [\tt•lll·no e 
Brunt'r Found,ltuJO,_ Inc. 
130J'ro,pc:~t ~lrl-el 

(omorodge, \I 

Contact Information: 
Tel: 617-492-8401 ext.t84 
Fax· 617-876-4002 
E-mail: infoObrunerioundatlon.org 



PROJECT DATA 
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 diredly 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. 

Project Name Bromo Seltzer Arts Tower Location 21 S. Eutaw St., Baltimore, MD 21201 

Owner City of Baltimore 

Project Use(s) Artists' Studios and Gallery 

Project Size 30ft x 30ft building, 15 floors plus historic, 4-face clock Total Development Cost $1 .5 million 

Annual Operating Budget (if appropriate) $150,000 

Date Initiated 2003 Percent Completed by December 1, 2008 100% 

Project Completion Date (if appropriate) December 1, 2007 

Attach, if you wish, a list of relevant project dates 

Application submitted by: 

Name William B. Gilmore Title Executive Director 

Organization Baltimore Office of Promotion & The Arts, Inc. (BOPA) 

Address 7 E. Redwood St., Suite 500 City/State/Zip Baltimore, MD 21202 

Telephone ( 410 ) 752-8632 Fax ( 410 ) 385-0361 

E-mail bgilmore@promotionandarts.com Weekend Contact Number (for notification): 443-299-0275 

Key Participants (Attach an additional sheet if needed) 

Organization Key Participant Telephone/e-mail 

Public Agencies Cmte for Historical & Architec Pres(CHAP)/K. Kotarba/41 0-396-4866/kathleen.kotarba@baltimorecity.gov 

Architect/Designer Azola & Associates/Marty Azola/41 0-528-1546/mazola@azolainc.com 

Developer Brown Capital Management/Eddie Brown/41 0-837 -3234/family@thebrownstoneproject.com 

Professional Consultant Ray Piechocki (Owner's Rep )/41 0-426-0302/alkamara@aol.com 

Community Group Baltimore Development Corp/Kathy Robertson/41 0-837 -9305/KRobertson@baltimoredevelopment.com 

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 _Other (please specify) 

Professional Newsletter Previous Selection Committee member 
Organization _Magazine Calendar Online Notice 

Bruner/Loeb Forum 
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 Founda ion web sites, the materials sub · d. The applicant warrants that the applicant has full power and authority to 
submit the application II ate · to these rights and permissions. 



ABSTRACT 
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. 

Project Name Bromo Seltzer Arts Tower 

Address 21 S. Eutaw Street City/State/ZIP Baltimore, MD 21201-1613 

1. Give a brief overview of the project, including major project goals. 

The physical limitations of the Bromo Seltzer Tower, including the 30-foot-square footprint of the building, posed a 
significant dilemma as to what to do with the historic tower. The large windows and abundant natural light that fiood 
the building led the Baltimore Office of Promotion & The Arts, Inc. (BOPA) to suggest turning the building into a space 
for artists. In a city where affordable, dependable workspace fills as quickly as it opens, artists reacted enthusiastically 
to news that the Bromo Seltzer Tower would be restored and turned into studios and a gallery. The main goal of the 
project, however, was not to create private studios, but rather to have a place where the public is welcomed in to 
mingle with artists and experience the uniqueness of the historic building. There were several other major goals of the 
project. The rehabilitation and repurposing of the historic Baltimore City landmark into a functional downtown 
workplace was important as was providing a vehicle to support the WestSide redevelopment initiative. 

The 1970s-era drop ceilings and other modern additions were stripped from the building to reveal that the original 
detailing was largely intact. The copper-clad windows are still functional and the marble terrazzo fioors on each 
landing cleaned up to look almost new. The now-open Bromo Seltzer Arts Tower features monthly open studio days 
when artists open their more than 30 studios to guests who may view and purchase works of art as well as visit the 
historic structure that houses them. With such a high-profile space, open studio days welcome 200-300 or more 
visitors to the Tower. With the support of a Baltimore philanthropist, one studio has been offered free of charge to a 
practicing visual artist for a two-year period. The studio is located on the second fioor and features large windows and 
360 square feet of workspace. 

2. Why does the project merit the Rudy Bruner Award for Urban Excellence? (You may wish to consider such factors as: effect on the 
urban environment; innovative or unique approacheS to any aspect of project development; new and creative approaches to urban 
issues; design quality.) 

Taking a visually interesting and unique historic structure like the Bromo Seltzer Tower and using the arts as the 
impetus to both restore the structure and revitalize a depressed neighborhood solved two problems. It brought the 
building up to modern safety codes while keeping the historic elements intact. It also brought the cultural community 
back into an area that most thought was lost to crime and drugs. Bringing artists into the WestSide neighborhood 
acted as a springboard to attract businesses, entrepreneurs, and residents. It helped reduce crime and it jumpstarted 
the WestSide redevelopment initiative, which in turn, spurred the revival of several theatrical properties only a few 
blocks from the Tower. Not only are people flooding into the WestSide community to visit the Bromo Seltzer Arts 
Tower on open studio days, but also to attend plays at the newly restored and reopened Hippodrome Theatre. 
Another theatre, the Everyman Theatre, is slated to open in 2010 just two blocks from the Tower. 

The revitalization initiative, of which the Bromo Seltzer Arts Tower is a part, also brought in a new Hilton hotel which is 
adjacent to the Convention Center and acts as the southern anchor for the neighborhood. The University of Maryland 
University Hospital, the western anchor of the neighqorhood, is currently in the process of redeveloping the area 
around the hospital into a state-of-the-art biotech park. New apartment homes are opening and more people are 
moving back into the once-blighted neighborhood. Quality restaurants are springing up to serve artists, theatre-goers, 
tourists, and residents alike. 

The delivery of the Bromo Seltzer Arts Tower back to the public has been a great success and the continued revival of 
the surrounding neighborhood is a boon for residents and visitors alike. The restoration of the Tower has created the 
largest shared studio space in the city for both literary and visual artists. The Bromo Seltzer Arts Tower has become 
an integral thread in the cultural fiber of the WestSide community. 



PROJECT DESCRIPTION 
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. 

1. Describe the underlying values and goals of the project. What, if any, signifcant trade-offs were required to implement the project? 

Baltimore's historic Bromo Seltzer Tower had been sitting neglected and unused since 2002. The goals of the project 
were to restore and·rehabilitate the Tower and convert the interior for use as artists' nonresidential studios spaces 
without harming the historic integrity of the building·. The Tower's lobby and mezzanine levels were also turned into 
exhibition galleries to showcase and sell the art produced by artists working in the Tower. The Tower's name, 
architecture, and historical significance coalesced in this project to generate excitement and to convey a strong 
statement of support for the arts in Baltimore. The main goal of the restoration of the structure was not private 
studios, but the delivery of the building back to the public so that they may be welcomed in regularly to mingle with 
the artists. 

The major trade-off required to implement the project involved bringing the building up to code. To bring the 15-fioor, 
30-foot-square structure up to modern high-rise fire codes, a second means of egress had to be installed. To 
preserve the look of the outside of the historic building, an external fire escape or exterior addition was not plausible. 
To insert a modern stairwell, which measures 10x20 feet, into the structure, would have taken up 25 percent of the 
building's internal space. A compromise was reached with fire officials and a small, second, fireproof stairwell was 
installed in one corner of the building. Due to the historic nature of the building, which was added to the National 
Register of Historic Places in 1973, trade-offs and compromises had to be made throughout the restoration process. 

2. How has the project impacted the local community? 

The Tower's rehabilitation served as a catalyst for the Westside revitalization and redevelopment initiative. The 
presence of artists brings vitality to the area and gives a unique character to community activities. The project has 
helped improve the area with beautification and social activities, business development, crime deterrence, 
infrastructure repairs, cultural enhancement, and outreach and collaboration with other neighborhood groups. The 
presence of artists provides the needed stimulation, diversity, and richness of experience to attract residents and 
businesses to the Westside. 

As a result of this project, other businesses, cultural institutions, retailers, offices, and residences have opened in this 
once-vibrant cultural community that had been plagued by drugs, and crime. The formerly-blighted area was largely 
bypassed by tourists and city residents alike. Since the reopening of the Tower, the cultural community is coming 
back to life again. The Tower is a notable anchor on a southern boundary served by the Westside Renaissance with 
the restored Hippodrome Theatre to the north. There are plans in place to open the Everyman Theatre across from 
the Hippodrome in 201 0. The revitalization has also spurred the building of a new convention center hotel and the 
installation of 1 OOs of pieces of local art in the convention center lobby. 

The Bromo SeltzerTowerproject utilized the arts to return the building to use and to help create a vibrant downtown 
arts and culture community attractive to new residents, businesses, and tourists. The Tower's use for artists' studio 
spaces is an inspired way to connect art and economic development. 



PROJECT DESCRIPTION (coNro) 

3. Describe the key elements of the development process, including community participation vvherc appropriate. 

The development process could not have happened without the funding from Brown Capital. That funding was 
leveraged to acquire additional funds from the City of Baltimore and State of Maryland including funds from the 
Maryland Historical Trust, Baltimore Heritage Area, and private foundations. 

4. Describe the,finandng of the project. P!e11:-e include Jll func!iflg sources and squJre foot co~ts where app!icab:e. 

MD Heritage Areas Authority 
Maryland Capital 
Maryland Historical Trust Grant 
State Tax Credit Refund 
BOPA State Credit Partner 
Brown Capital 
Abell Foundation Grant 
Baker Foundation 
Baltimore Heritage Area 
City Funding/BOG 

75000 
50000 
50000 

185963 
100 

220000 
2500 

15000 
20000 

200000 

NPP Credits - Brown 
NPP Credits- Hackerman 
GO Bond 
Preservation Maryland Grant 
BOPA Arts Tower Grant 
MD Consolidated Capital Bond 
MCCB/BDC 07 
M& T Bank Grant 
Hahn Trust 

190000 
60000 

500000 
3000 

38580 
100000 
185000 

5000 
75000 

5. Is the project unique and/or docs it address signiflcmt udJ{m !...,sue-:.? Is thc- moUe! addfJtJl.>le to other urban settings? 

The project is unique, but could be adapted to work in other urban settings. Not only has the project aided in the 
revitalization of a neighborhood that was haunted by the markers of urban blight, but it has also stimulated a cultural 
renaissance and drawn artists and art lovers back to a portion of Baltimore City that was once thoroughly avoided. 
Commerce has returned to the neighborhood, modern rental units have been built and are currently in the process of 
being occupied, a new 757-room hotel has been erected, and University of Maryland Hospital is building a biotech 
park with a 120,000 square foot office and laboratory complex. All of these projects were spurred on by the 
redevelopment of the Westside and the Bromo Seltzer Arts Tower's rehabilitation acted as a catalyst for many of 
these neighborhood projects. 



COMMUNITY REPRESENTATIVE PERSPECTIVE 

Please answer questions in space provided. Applicants should reel tree 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 Kathy A. L. Robertson Title Director, WestSide Initiative 

Organization City of Baltimore Development Corporation Telephone ( 443 ) 837-9305, Ext. 305 

Address 36 S. Charles Street, Suite 1600 City/State/ZIP Baltimore, Maryland 21208 

Fax ( 443 ) 451-4605 E-mail krobertson@baltimoredevelopment.com 
The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for 
any purpose whatsoever. he materials submitted. The applicant warrants that the applicant has full power and authority to submit the 
application and}:ll ~c1:d mater~ and to rant >flese rights and permissions. 

Si nature • ltYf4 0~ Lf,..,__ 

1. How did you, or the organization you represent, become involved in this project? What role did you play? 

When the Captain Isaac E. Emerson family donated the Tower to the City of Baltimore, they did so on the condition 
that the Tower would be preserved. In 1973, the Emerson Bromo Seltzer Clock Tower was listed on the National 
Register of Historic Places. The City complied and the Tower housed the Mayor's Advisory Committee on Art & 
Culture (MACAC) from 1976 until March 2002 when the Tower was closed. When MACAC merged with the Baltimore 
Office of Promotion and Arts (BOPA), their offices were relocated in the Tower for several years. In the mid 2000's, 
BOPA approached the City with a concept to redevelop the Tower for non-residential artist space. As a result, a 
Limited Liability Corporation (LLC) was formed to act as the Developer. The LLC comprises an entity created by a 
private equity investor and a for-profit entity owned and controlled by BOP A. The City of Baltimore Development 
Corporation (SOC) acting on behalf of the City, negotiated the contract of sale for the building and the forty-three (43) 
year lease agreement for the underlying land resulting in approval by the Baltimore City Board of Estimates. 

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

The Developer recognizes and acknowledges that the manner in which the Project is used and operated is a matter of 
concern to the City by reason of the impact that the use of the Property is expected to have upon the downtown area, 
West Side area, and the art community of Baltimore City. In order to give the City assurance as to the manner in 
which the Property will be used and operated, the Developer agreed that at all times the Developer will use its 
commercially reasonable efforts to establish and maintain the level of quality and character consistent with its primary 
intended use as artists' studios. 

The Developer is responsible for retaining an easement so as to permit the Baltimore City Fire Department radio 
communication system to remain in place as well as to provide the Fire Department with seven day a week, 
twenty-four hour access to the radio communication equipment if necessary to repair it. The Fire Department has 
access to the Property which will not interfere with the security system. 

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

The WestSide community was not directly impacted by any, if applicable, compromises during the development of the 
project. BDC on behalf of the City, did not participate in any trade-offs or compromises during the development of the 
project. 



COMMUNITY REPRESENTATIVE PERSPECTIVE (coNro) 

4. Has this project made the community a better place to live or work? If so, how? 

The City invested well over $40 million over the past eight years to simulate the Westside Initiative including land 
acquisition, business relocation, and PILOTS. The City continues to play a major role in the redevelopment of this 
critical area of Baltimore's downtown -Westside. The WestSide community comprises major downtown employers; 
medical and educational institutions; art, cultural and entertainment attractions; and restaurants; including, but not 
limited to: Maryland General Hospital, Mercy Hospital, Social Security Administration, Walters Art Gallery, The 
Hippodrome Theater at the France-Merrick Performing Arts Center, Enoch Pratt Free Library, The Maryland Library for 
the Blind and Hearing Impaired, Center Plaza and Hopkins Plaza. WestSide is also within walking distance to 
Camden Yards, M & T Stadium, the Convention Center and Inner Harbor. 

Within three blocks of the Tower is the center of the excitement and energy generated by the world renowned 
Lexington Market. In existence for over 226 years, Lexington Market is adapting to the changes around it and is 
committed to greater product diversity as the customer base changes due to the expanding housing market in this new 
WestSide neighborhood. 

The Bromo Seltzer Tower is not only an icon, it's a brand which comprises the name, architecture and historical 
significance that continues to generate excitement and to convey a strong statement of support for Baltimore arts 
community. The presence of artists brings vitality to the area and gives a unique character to the community. Open 
studio days provides the community with a sense of art awareness and appreciation for not only the art, but also for 
the artist. The quality of their work is excellent and uncompromising with a real commitment to the community. The 
presence of artists contributes to the growing stimulation, diversity and richness of experience that is attracting 
residents and businesses to the WestSide community. 

5. Would you change anything about this project or the development process you went through? 

Every development experiences budget and/or construction changes during the course of the project. The project is a 
good example of a private/public partnership which comprised multiple sources of funding including a $500,000 City 
Funding Agreement. BOPA envisioned a two-phase rehabilitation project which by all accounts is successful. 

Phase One rehabilitation focused on infrastructure improvements to comply with current City building codes and 
interior renovations to convert the building into non-residential artist studio spaces with the first floor and mezzanine 
exhibit spaces. There is also additional first floor space for a potential coffee shop to attract pedestrian traffic to the 
exhibit space. And a new exterior stairwell is accessible from the northwest comer of the building to serve as a 
second means of egress to comply with the building codes. Phase Two will focus on exterior facade improvements 
including, but not limited brick pointing. 



PUBLIC AGENCY PERSPECTIVE 
Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. lf possible, 
mswers to all questions should be typed or written directly on the forms. lf the forms are not used and answers are typed on a separate 

_lage, 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. 

This sheet is to be filled out by staff representative(s) of public agency(ies) who were directly involved in the financing, design review, or 
public approvals that affected this project. 

Name Kathleen Kotarba litle Executive Director 

Organization Com miss. for Historical & Architectural Preservation Telephone ( 410 ) 396-4866 

Address Dept. of Planning, 8th Fl., 417 E. Fayette Street City/State/ZIP Baltimore, MD 21202 

Fax ( 410 ) 396-5662 E-mail kathleen.kotarba@baltimorecity.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 attached materials and to grant these rights and permissions. 

Signature /~ '/.0~?t 
1. What role did your agency 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 Bromo Seltzer Tower is an extremely significant Baltimore City Landmark and the design of a prominent Baltimore 
architect, Joseph Evans Sperry. Built in 1911, it is unique because it was inspired by the Palazzo Vecchio in Florence, 
Italy. It was built for the founder of the Emerson Drug Company, Captain Isaac Emerson and was added to the City's 
Landmark list on October 14, 1975. 

Baltimore City's Commission for Historical & Architectural Preservation (CHAP) had several significant roles in the 
development of this project. It was the responsibility of both the owner (City of Baltimore) and CHAP to insure that the 
highest historic preservation standards were followed in completing this project. As a Baltimore City Landmark, the 
building design is subject to CHAP's "Guidelines for Rehabilitation", as well as the City's Building and Fire Code 
requirements. There are multiple challenges in reusing such a unique and historic structure. CHAP served on the 
selection committee for the project proposals and designs, as well as an advisor to the project as it unfolded. 
Additionally, CHAP administers the City's "Historic Restoration and Rehabilitation Tax Credit" which helped to support 
the financing of the development. All challenges were met and an excellent design was achieved. 

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? 

The Bromo Seltzer Tower is a beloved icon on the City skyline. The intended benefits of the project included a strong 
visual presence and identity of the tower, as well as an engaging location for artist's studios. While the tower is widely 
treasured by Baltimoreans, the expense of rehabilitation and adaptability of the structure created challenges. After 
much analysis, and trial and error, solutions for meeting code requirements were determined. Issues including 
placement of elevators, creation of secondary egress, Fire Code and accessibility requirements, and other structural 
conditions were creatively addressed. All solutions respected the fabric of the Landmark for the enjoyment of artists 
and the public. CHAP help to guide the project as decisions were made regarding each of these matters. 



PUBLIC AGENCY PERSPECTIVE (coNrDI 

:~. Describe the project's impaci: on your city. Please be as specific as possible. 

The successful reuse of the Bromo Seltzer Tower as artist studios creates lasting benefits for Baltimore City. The 
extraordinary architecture remains a signature element in our city and one that can be found nowhere else! A 
landmark structure is preserved to the delight of residents and visitors. 

Perhaps of even greater importance, the Tower has become a place for artists to grow and thrive. There is an 
opportunity for exposure and exchange between artists and the general public. Baltimore is fortunate to have this new 
environment that further strengthens our cultural community. This project is a monument to artistic integrity and 
resourcefulness of design. Baltimore City and the sponsors of this project deserve recognition for their ingenuity in 
creating such a unique space. 

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

This project was achieved through a highly creative model of public/private partnership. The City was fortunate to have 
an extremely benevolent private partner make this project possible. Use of "Historic Tax Credits" helped to make the 
expensive project financially feasible. The vision of the leadership at the Baltimore Office of Promotion and The Arts 
(BOPA) insured that this project would be of the highest quality in every respect. 

This was, by no means, an easy project to develop. The aspects of this project that may be instructive to others 
include: 1) aim high in expectations to achieve the best results 2) cultivate partnerships with the design and 
preservation community 3) be persistent and patience in problem solving. 

5. What do you consider to be the most and least successful aspects of this project? 

There are no unsuccessful aspects of this project that come to mind. 

The most successful aspects of this project include: 1) resolving many difficult design issues and 2) recognizing the 
generosity of the project's benefactors. There is great civic kindness and appreciation of the arts demonstrated by the 
developers of this project. 



DEVELOPER PERSPECTIVE 
Please answer questions in space provided. Applicants should feel free to use photocopies of the applicat ion forms if needed. If possible, 
answers to all questions shou ld be typed or wri tten 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 the person who took primary responsibi lity for project financing or is a representative of the group which 
did. 

Name William B. Gilmore Title President 

Organization Bromo Tower Member, Inc. (BTMI) Telephone ( 410 ) 752-8632 

Address 7 E. Redwood Street, Suite 500 City/State/ZIP Baltimore, MD 21202 

Si nature 

1. What role did you or your company play in the development of this project? Describe the scope of involvement. 

The Developer, Bromo Seltzer Arts Tower, LLC (BSAT), a Maryland limited liability company includes 2 entities- the 
private equity investors, Eddie and Sylvia Brown as Bromo Tower, LLC and Bromo Tower Member, Inc. (BTMI), a 
Maryland non-stock for-profit corporation owned and controlled by The Baltimore Office of Promotion and The Arts, 
Inc. (BOPA). 

The BOPA LLC acts as the "owner" for purposes of Federal and State income tax purposes, thereby enabling the 
private equity investor and the Bromo Project to receive benefit of the Federal and State income tax credits for historic 
rehabilitation. 

In addition, BOP A was the fiduciary for the project and the lead in working with the construction management 
company, Azola & Associates and the Owner's Representative, Ray Piechocki. 

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

The biggest compromise reached during the development of the project involved bringing the building up to the 
lifesafety system code. Modern fire codes require high-rise buildings to have two forms of egress, both a main 
staircase and a fireproof staircase. With each side of the building measuring only 30 feet, and much of the interior 
space on each floor occupied by two elevators and a main stairwell, adding a second form of egress was problematic. 
To preserve the external look of the historic building, an external fire escape or external addition was out of the 
question. A modern stairwell is 10 by 20 feet, which is a full 25 percent of the building. The development team 
managed to hammer out a compromise with fire officials and design a compact, custom-built stairway in the corner of 
the floorplan. 



DEVELOPER PERSPECTIVE (coNrD) 

3. Hovv w.J.s the project financed? Wh<:~t, if ~my, innovative means oi financin~~ were used? 

In a unique private/city structure, the Bromo Seltzer Arts Tower completed Phase I rehabilitation in December 2007. In 
addition to the primary equity investors, the City of Baltimore provided funding at $200,000 and Bromo received bond 
bill funding in the amount of $500,000. The City also agreed to provide operating funds for the first 6 years of the 
operation. Maryland Heritage Area Authority provided a grant as did the Maryland Historical Trust. Lastly, the Bromo 
Project benefited from several other private and foundation grants. 

4. VVhat do you consider to be the most and least successful aspects of the pro feet? 

Restoration of this magnificent landmark and the ability to contribute to the vitality of the city has made this project 
highly successful. Our desire to the Bromo Seltzer Arts Tower clock fully restored is an aspect of the project that has 
thus far been elusive. 



DEC-11-2008 08:49A FROM: T0:4105856032 

) 

ARCHITECT OR DESIGNER PERSPECTIVE 
Please answer qu£>stions in ~pan~ provid!~d. Applic:.mts should ft>el free to use photocopies of the application fom1s if needed. If possible, 
answers to all question~ sholrld be typed or written directly Orl the lorms. If the form!i ure not used .mel .mswers arE' typ('(! on a separate 
page, each answer must he preceded hy tlw quC'stion to which il reflponds, ~nd the length of et1cl1 nnswer should be limited to the area pro· 
vided on the original furrn. 

This sheet is to be filled out by n design prof{'SSioni1l who workE.•d as J consulfi."'nt on the project, providing design, pl.1nning, or other ser· 
vices. Copies rna~' be given to other design professional$ if desired. 

Nome Martin Azola, P.E. Title President 

orgaRizotion Azola & Associates, Inc. (Construction Manager) Telephone ( 410 l 367-5277 

Address 4901 Springarden Drive City/State/ZIP Baltimore, MD 21209 

Fax ( 410 ) 367-5596 E-rn,lil mazola@azolainc.com 

The undersigned grants the Bruner Foundation pt'rrnission lO use, reproduce, or make avniktble for reproduction or use by others, for 
any purpo~e whtltsoever, the materials submitted. The applicant watronts that the applicant· ha~ full power nncl authority to submillhe 
application and a! attached mate( cllo gmnt these rights <md permissions. 

Si nature 

1. Describe the design concept of this 1> je(·t, including urban desiJ;n considemtions, choice of materials, scille, etc. 

The Bromo Seltzer Tower ha~ been an Icon on the Baltimore skyline since 1911, and is listed on the National Register 
of Historic Places. 

This 200' tall15 story tower measures only 30' by 30' Inside. Original typical Doors included a foyer, two elevators, 400 
sf. of office space, a closet/bathroom and an open stairwell. The high-rise building was closed by local officials due to 
its code non-compliance, Including lack of protected. egress, Inadequate sprinkler. alarm and detection systems, and 
exterior structural deterioration. 

Integrating a new protected secondary egress stair serving all15 Doors was by far the biggest design challenge on 
j this project. Adding central air conditioning was a close second. With arguably only a few hundred square feet 

available to work with, stair location alternatives ranged from demolition of an elevator, to use of the valuable office 
space, to adding an historically unacceptable exterior stair. Working with code officials, the new stair was squeezed 
into the former clqseUbathroom area on each floor. Albeit a bit non-conforming, the stair was accessible, fireproof and 
historically acceptable. 

Central air conditioning, upgraded steam heating, sprinkler expansion, new electrical and alarm systems, restored 
finishes, elevator rehab, and exterior structural repairs were designed to compliment the historic nature of the buildi"lb 

2. Descrihe the mosl important socii\ I and progr~lmmatic functiom of the design. 

Incorporation of the special needs of lhe artisUtenants was necessary. Wash sinks, shading, good lighting, exhibit 
space, security and public spaces for gathering were considered essential. 

Infrastructure for a ground floor coffee shop was planned, as well as a mezzanine level gallery and sealing area. 

Provisions for tenant security including cameras and gates were introduced. 
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ARCHITECT OR DESIGNER PERSPECTIVE ccoNro) 

During the demolition phase, a good deal of communications cables were uncovered In the comer of the building slated 
for finished office space. The cables were found to be emanating from the adjacent Fire Department building, and were 
the main Homeland Security communications network for all of Baltimore City. The cables ended up being rerouted in a 
secure chase in the new fire stair. 

With the limited space available (900 sf. per floor), it was quite a trick to add a new fire stair, selected floor bathrooms 
and mechanical space to an already overcrowded ·floor. The original monumental stairwell at the lobby and mezzanine 
floors was offset in such a way that the new egress stair had to jog outdoors at the second floor to bridge over it. The 
exterior stair tower structure was designed to hold all the HVAC evaporative condensers on top, with a parapet wall 
hiding them from street view. 

Predictably, new stairwell fire doors had to be re-clad in anginal oak trim to hide the rated frames, and transom 
windows had to be glazed with fire rated drywall. 

Since sprinklers were historically exposed, new extensions were s.o too. New HVAC dueling was likewise exposed, 
however snugged up behind suite entry walls, so not to be visible upon entry. 

A large new emergency generator was sited behind the building, masked somewhat by the building next door. 

4. D~t rib'.' thr• \Vav"' tn whkh thc- clr~1~n n11,1H•o;.1o ils mh,m ( onf<'XI. 

Since the project was a certified rehab, exterior changes were held to a minimum. 

Painted finishes at the pedestrian level were spruced up, with some marble and stucco repair, but the bulk of the work 
was Interior. 

The Bromo Seltzer Tower stands proudly now, code legal, occupied by dozens of artists drawn to the site by its history, 
location, views and amenities. 
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