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It is the first Urban Renewal Project

for Downtown Baltimore. With it,

Downtown accepts the challenge of

tomorrow with a bold venture.

.HisIS
CHARLES
C ENT ER

n71e'w focus for Downtown. V
~ 1

Though simple in concept, Charles

Center brings to the solution of Down-

town's problems all of the accumulated

knowledge of many fields. You will see

how Charles Center evolves as a logical

plan . . . . how it ties in with and sets the

Stage for the Downtown 'Master Plan ....
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Here, in one plan, at Downtown's Center,

are green parks, elegant and imposing

buildings, convenient and adequate

parking, efficient traffic and transit, and

exciting things to do, see, andl hear.

Charles Center is truly a contrast with

the area we know today.

Into the planning for this project have

gone the combined and coordinated

efforts of private and public groups

working together toward the revi talization

of all Downtown. Out of it will come a
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BOUNDARY DESCRIPTION:

Ot wil Wle ox (hrles C enter benehts

\)i is a private cit iien . . . . ;Ifld how it

necessary to Ba ltimore, as an urban

(nt er.

beginning at the point of intersection of Saratoga Street with iberty 'tre

thence south on Liberty Street to Baltimore Street and Hopkins Place; then(,
south on Hopkins Place to Lombard Street; thence east on Lombard Street to
Charles Street; thence north on Charles Street to Saratoga Street; thence west on
Saratoga Street to the point of beginning; with the exception of the Lord
Baltimore Hotel, the Baltimore and Ohio Railroad Office Building, the Fidelitv
Building, the Baltimore Gas and Electric Company's Lexington Buildinv, anl
be Eglin Parkinm Garaxne at the 'crner' nf Sarato2a and Iibrii SlItv

(hiales CenIer, as seen from1 the north.
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Looking tom

rm highu
yard the Mathieson Building and

up in the new hotel.

the Federal Oflice Building

AS A SHOPPER
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Center. From our01 01Iindlvow high 1) i1

the new 800-room hotel, you look ow1
southeast toward thu lInner I I ar0bor. Be
low vli, the taxis iloveI II and oit <01

the 101( d Baltimoie I lotel. People iov
back : andIorth a(ross Baltimore Str i
)it the pedestrian overoass with tl
brigit glitter of flags iII front of tlh
3,000-seat Thea ter and TV Centel
Where \.()I nj'Oyeid a colncrt last 1 .
Fil here \lciire I IOfc BI I( 1( .VIiThe Fedleral ( fiie Bitiling toxwer

oVer the TrIMsl)ortation lPark wliei

people hustle down escalators to the
Transportation Terminal that wvas put
into operation txwo veaI's ago. You
br~oight your wife to this ConxentlliO
lor- voi knew she would enjov th(

luxurious comfort of the qiarters, tle

fine lood, and the charm and grace W
Baltimore, in Charles Cen ter.

You are a busilIessIIa n in Charles
(:Center. Your spaio ions a ir,-onditioned

ofhe is in 1ole of tiie eight iew offi(e
towers, tile last of which was jUst coIn

pleted. Youfind it easier to get top
flight personnel who like to work in this
delightlul atmosphere. You drive to
Work on the Jones Falls xpressway,

lilting oil the raiitp at Pratt Street
l hich leads y'ou qui(kly to the entraii e
> the ti(iergroi(d pai king sPiC C!C

" m-ved \ 10r yo)it. Y come by elevator
<Iirectly to you r l ItI i ig. 'he itmajori
"d y'our fellow workers use the improved

transit svsteli which f nutiiels ill and lit

of the two transit depots andl the Traits
portation TerinIAl. At quitting till)(
transit vehicles aie ganged will) wit

Ill take them home.

You are a shopper ill Charles eiter.
You have cltmIe IDowntown iby shl)opp('r

special", quilokiy mid comf ortably \ei
the completed expressway system. \

\,()it walk east on the Lexington \1i:
from tile major department store celi
at Howard Street, von see the esciahat
at the etd of the Mall leading Ol

Liberty Street into Charles Centci
Oaly of Baltimore's fine 1o1( speciall

shops offer you ti lopportnillity for

xi der selection of goods th\an yo( c'
get anywhere else. You are impressc'

xili xlat has been done ill teiiodcliliii

tile storcs oil the edige of Charles Cel
ter. Ihe new enhances the old we11 he

the old lias life and quality. Downtoxvi
is just as piesan11t and as fiIhcieit:1
Our regIT"nal shopping (enter and It',
c\( inwg _,cinl,_, hk Dmwmvi wn agai

E

AS A BUSINESS MAN

L

- -q-

The view from Saratoga and Charles Streets lookin
southw(est towx ard one of thc public parks.
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xrr IS 1968'
Imagine yourself a ViSitor

a businessmii
or a shopper I Charles Cerneim

the focus oi

the new Downtown Baltimorc,

Gone are the congestion

traffic jams. nois

ana tme drab, dull buildi ug'

witn wfhici A4L

were once all too familiar

Downtown nvirnnm x
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SITE PLAN
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CHARLES SF.

Park A
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OFFICE

RETAIL AND COMMERCIAL

HOTEL

EXISTING BUILDINGS
TO REMAIN

TV THEATER

PARKING

TRANSPORTATION TERMINAL

VERTICAL CIRCULATION
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DETAILED SITE PLAN
The Cha(;les )'CS(citcr .iIC slopes from aCi lg/hi ont-88
above the water lcvel (it the Incr Harbor-at Saratoga
(ill iI)cry Strccts, a i /i>w<C)Ty to thi low 1)0ont, 20',(it
Loimbarl and C harls Strcets. TliCse grads have a/ways
made walking <lifficlt Downtown. In Charles Center,
Owl)y have become an as'~t. L'ook (it 1hw p4ans in deti.

Co -w Begin at the 88' level which extends along Saratoga
Street from the Eglin Parking Garage to Charles Street. A
public park faces St. Paul's Episcopal Church across Charlc
Street and forms a broad entry into the north end of Charles
Center. On the west and south sides of this park, retail and
commercial frontage forms the ground floor of the north oflfie
tower (1). An arcade leads south to the transit depot at the
next level down, reached by escalator. South of the transit
depot, but still on the 88' level, more commercial space forms
the base of the second office tower overlooking the public park
to its south.

70' Ut ei eath the mpbIic park at Saratoga Street is a

parking garage at the 70' level. Ramps lead out to a widened
Sharp Street. South of this parking garage is retail space on
either side of the Clay Street transit depot. Buses pull in off
Li berty Street, and move on out to the north on Charles. A
major arcade leads south under office building (2) out to th
main Lexington Mall to the west. At this point the Gallery, or
walkway, is faced on the north by retail space running from
Charles and Lexington Streets, all the way to Liberty and
Lexington. The Gallery meets Charles Street at its preseit
grade, but extends over Liberty Street with an overpass and
an escalator down towiird ilie tnmii slhoppigl"1 ( (ittr : tHw I:ml
and 1 exington Streets

The Ga1lery forits a mtaj(or st ru et nral1 element ty itg togethet
retail space at office building (3) amld retail and conmnercial

space at this same level inder ofice building (4). Office build
ing (5) spans Fayette Street and the Gallery carries pedestriatt>
over Fayette beside it and to the sottth of office building (3)
These two overpasses connect with the tMorth side of the Ld
Baltimore Hotel and with retail and commercial space at te
70' level in the new hotel. Between the two hotels, a movimmg
sidewalk takes them over Baltimore Street and onto the Gallery
M mhi1h 11rr1- nds 111c st he11 rn p l ic pmrk.

) artiLg agaiti at tlitC110 tlh eiCd of ( ha1 l C eite, CI e
58' level shows a parking garage extending to the north of
retail space under the office building (2). The retail space
forms the first floor of the stores above at the 70' level. It f ace'
out onto the public park, and extends from Charles and Lex-
ington to Liberty and I exington Streets. At its center arc
escalators tying in the variouts levels above and below. This
retail frontage cotintes all the way to Fayette Street. At the
I iberty Street end it opens onto a plaza which is the termina-
tion of Lexington Street. Office building (3). office buildin g
(I), and the new hotel all have additional retail space at the
58' level. the present grade of Fayette Street which forms the
south boundary of the public park. A transit (lepot extend(
on the north side of Fayette Street where buses pull in M1 a
11r111sit right ()I wa\\, I% 1 <>n i <>) hIl w es :nn a nd m hl .

So>titI of Blil inie Street ihe (;allery c(oimtities at the 58' le\el.
It connects thie 'I' 'lheater. retail froitage on Blaltimore Street
IInd coinmercial space tlnder <ffice building (G). Again (S(1

lators am key poiMt carry pedestrians to tmhe lower level.
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TABLE OF NEW SPACE
CHARLES CENTER SPACE

IN NET RENTABLE SQUARE FEET

LEVEL
AREA (& floors)

(11)
88'

70'-75'
65'
55'
40'
30'

(22)
88,
70'
58'
40'
30'

(12)
70'
58'
40'
30'

(21)
70'
58'
40'
30'

(12)
70'
58,

10

Park A

Park B

SUB-TOTAL

6

8

9

Park C

3

5

(21)
(13)

74- 70'
60'
50'

40'-46'
30'
20'

88'- 75'
65' 70'

55'
40'
30'

58'
40'
30'

HOTEL
OFFICE COMMERCIAL (rooms)

137,000

335,000

147,000

249,000

146,000

HOTEL
HOTEL TOWER

PARKING
(cars)

25,300
15,200

(101)
(157)
(138)

( 98)
(113)

(115)
( 86)

(109)
( 90)

34,800
30,500
32.,200

22,500
23,100

12,700
20,400

16,400
r) on e

(800)

15,600
26,000

9,500
17,200

PARK LEVEL

PARK LEVEL

1,014,000

(13)
74'-70'

62'
47.5'
30'
20'
10'

(20)
40'
30'
20'
10'

(13)
47.5'
30'
20'
10'

62'
40'
30'
20'
10'

47.5'
30'
20'
10'

SUB-TOTAL

301,400

214,000
28,300
35,500
27,000

TRANSPORTATION TERMINAL

558,000 FEDERAL OFFICE BLDG.

214,000
4,700

TRANSPORTATION TERMINAL

TV THEATER CENTER
31,100

PARK LEVEL
TRANSPORTATION TERMINAL

986,000 126,600
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(159)
(189)

( 52)
( 52)
( 36)
( 38)
( 36)

( 79)
(124)

(1772)

- -

S -

(230)
(230)

(128)
(228)
(279)
(279)

( 89)
( 96)
( 96)

(124)
(136)
(136)

( 9)
( 84)
( 84)

(2228)

(800) (4000) 20 ,1 CHARLES ST.
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GS 9 TV THEATER CENTER

L I L

-
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Coverage of Buildings Below 88' Within Project Area

Coverage of Towers Within Project Area

Coverage of Buildings Below 88' Within New Net Project Area.

Coverage of Towers Within New Net Project Area

FLOOR AREA RATIO . . . Total Floor Area Excluding Garage to
New Net Project Area. . . ....

41.4%
16.2%
67.8%
26.6%

5.12

1 I -

r- --~

H((P1KINK PI

e

C
0

C

m

PKINS PI A(

GRAND TOTAL 2,000,000 428,000
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-1 At the north end of Charles Center, the parking
garage at the 40' level extends south all the way to the north
line of Fayette Street. At this point is the main control for the
parking garage. The foundation columns of the buildings
ibove can be seen, as can the elevators and escalators leading
LII to the Suirfae.

At Fayettc Street the main entrances anid exits from the parkiiig
garage are shown leading south under Fayette Street out to
Baltimore Street. Hanover Street has been divided from the
major entrance to the parking garage by a retaining wall and
serves solely as access to the Lord Baltimore Hotel. Between
Baltimore and Fayette Streets at slightly higher than the 40'
level is the main entrance and forecourt to the new hotel, and
retail, commercial and lobby space adjacent to it. Cars can
drive in under the hotel from Liberty Street, and then proceed
out I Balt inn ne Sti-eet m, (l( wn ito thi p tarking garage.

\cross Baltimore Street Irom the new hotel are stores with
rontage on the public park as well. Commercial and retail

-,pace surrounds the park except on the south, where the
Federal Office Building stands. Tlhe actual level of the public
park is slightly higher than 40 feet in order to provide clear-
mnce for the transit vehicles in the Transportation Terminal

- 4 directly below. A cluster of escalators leads down to the load-
img docks. Another group leads up to the TV 'Ilheater.

30' The 30' level extends under the entire site. Four
iraffic lanes go under Baltimore Street and coniect the two
Areas together. To effect this connection, the four lane ramp
from the 30' level north of Baltimore Street connects to the
2)' level to the south to avoid conflict with the Transporta-
tion Terminal. The Transportation Terminal is the main
feature at the 30' level south of Baltimore Street. Transit
x ehicles come down ramps from a widened Hopkins Place and
leave by ramps to a widened Charles Street. Service for soime
of the bulilllings above comies at this level.

20' The 20' level extends from Fayette Street to Lom-
bard Street. The major entrance to the parking garage at the
20' level is from Lombard Street at Hanover. It can also be
entered from the 30' level. Escalators lead directly up to the
TV Theater and other key points.

CHARLES SI

S-r

4.-

-

m

0
0
0

LiL

--- -- -- --

- -- -------

iR PKINS PIAI

3 0 '. CHARLES ST.

/

sr

HOPKINS Pt A(

I 10' The 10' level extends from Baltimore Street to Lon-
bard Street, from Charles Street to Hopkins Place. It dupli-
cates the 20' level and is entered from that level by ramps.
It is not shown because it is exa. tIly the same as the 20' level.

CHARLES CENTER SITE DATA

EXISTING

Gross Project Area Within Boundary.
Area of Excluded Properties.

Project Area Without Excluded Properties..
Area in Streets and Alleys ........

NEW PROJECT AREA..............................

PROPOSED

Project Area Without Excluded Properties..
Area Added to Boundary Streets..

Area in Internal Streets and Alleys.
Area in Public Parks

NEW NET PROJECT AREA for Private Renewal.................

PARKING

88'-75' Level . . . .
70 65' Level.... .

55' Level . . . . ..
40' Level................................
30' Level................................
20' Level...... ....................
10' Level.

TOTAL ALL LEVELS.......................

SQ. FT.

1,034,256
86,026

948,230
272,493

675,737

948,230
68.486

176,686
129.494

578,380

North of South of
Baltimore St. Baltimore St.

52
52

137
596
746
189

1772

128
450
825
825

2228

2 0-10 CHARLES ST

4'7

ACRES

23.7
2.0

21.7
6.2

15.5

21.7
1.6
4.0
3.0

13.3

52 cars
52 cars

137 cars
724 cars

1,196 cars
1,014 cars

825 cars

4,000 cars

Coverage of Buildings Below 88' Within Project Area....
Coverage of Towers Within Project Area
Coverage of Buildings Below 88' Within New Net Project Area
Coverage of Towers Within New Net Project Area
FLOOR AREA RATIO . . . Total Floor Area Excluding Garage to

New Net Project Area.

41.4%
16.2%
67.8%
26.6%

5.12
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NEW DESIGN FOR TRANSIT

TRANSPORTATION TERMINAL CIRCULATION DIAGRAM

Y~o

i;~~j~0

liransit is an integral part of Charles Center. The great
Transportation Terminal, largest of the three transit

facilities, is entered by pedestrians from the public park

above. Eight escalators carry passengers ill) or down from

the loading docks. The escalators can be reversed depending

)n the (di reltion of the rush.

Local transit vehicles enter from Hopkins Place, loading and

unloading from the 20 spaces at the four (locks. Out-of-town

buses use eleven angle bays. The local and out-of-town

service is separated by a waiting room and ticket office in

which there is an additional escalator and stair leading to the

pedestrian entrance and lobby above.

Charles Center is the focus of a web of present bus routes.

These lend themselves to easy adjustment to the Trans-

portation Terminal with a great increase in the efficiency
of accommodating passengers. In the Terminal and the two

transit depots, 36,000 persons can be handled in peak hours.

The transit facilities will serve a larger area than just Charles

Center. They will also free up lanes on adjacent streets which

are nowv completely occupied during rush hours by buses

picking up and delivering passengers. The Terminal also

will provide standby areas so that vehicles may be stored in

the Terminal for peak loads. Ex)ensive "deadl-headinog of

buse's from (listanit l(a,ti( )Ils will noI( )1V(he 1nece~sI mx.

lF icient and pleasan tIirnsit in Charles Center i p)p1limliILIVA

1( major imfl}provemflenlts in the entire transit systeI now ill

the planning stage for Downt'own and the met ro itan

nyiOn.

PEDESTRIAN ACCESS

BUS CIRCULATION

EXISTING BALTIMORE TRANSIT ROUTES

in the Central Business District
showing Charles Center Transportation

Terminal and Transit Depots
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THE AUTO

CHARLES CENTER UNDERGROUND PARKING GARAGE

T/ II a M<m<>bi/ Is a maj'or facto). on th<(' u

(<'i(-aid in Charles C ntr. Along with l)ettc

(ansil, ail 11|icinItraflic s ,ystcm and adrquiatc 1)ar-

;ig arc Ioomtant /to /wi ' sIccss o I iC >)Yo'Cct. To

b' r yay (/icient, Parking mnnst l)C witliin ablock

>) /I(. drive'rs' (1stination. I'it/i iigl intensity

lc/o(lnl ('it 1Downtown,/this 1has11 is ally ni( t

//(at /)(r/ing StiiCti/rc<' occil)y zallilab/C' land, or

(' rl(gatcd to the cri hcry. Char/cs (cnter

(11/< (IIto wii'n it is not in Ise in a 1000

(1/ lI/l(<(/Lj)iii<| H>arking garagw'.

" FNGIFN

IFAYE Ti [

>2 _ ___ U

0

F
I
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and existing Parking Garages and
lots in the Central Business

District.0 1:

/

j
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EXISTING PARKING GARAGES

EXISTING PARKING LOTS

EXISTING PARKING GARAGES TO BE REMOVED

EXISTING PARKING LOTS TO BE REMOVED

CHARLES CENTER NEW UNDERGROUND
PARKING GARAGE

( )I the I,00( people who will work in Chales

(:ntfler, it is estillateI t hat 1 3,000 will Coll eby

riansit. Ihis is about the proportion iM the core

(f Downtown that travel by transit today. 6,000,
or 3I1', will come by car in 3,500 atitos. Charles

Center places 1,000 parking spaces Immediately

under the uses they serve, allowingV ')()0 spaces for

Visitor and transient parking. These 500 create

1 .500 actual spaces because of the turnover. The

(ntire 4,000 spaces will be available at night for
c()iventlions, the V Iheater Center or major

cultural affairs.

I he interconnected parking garage may' be oper-

ated as one facility by one or more operators. At-

tendant parking will be provided, but the majority

)f drivers will park their own cars in metered

' paces, and board escalators or elevators to their

destination. Spaces could be reserved for the ten-

ants of buil(lings above as required.

intraices and exits to the parking garage are de-

signed to meet peak hour demand. Extra lanes are

provided to allow for unusual loads, accidents, and

effective distribution to adjacent streets. (ars can

(xit and enter on any of the 13 ramps at the rate

f 500 autos per hour per ramp. Ui(ler extraor-

linary conlditions all ramps can lbe reversed to one
( l l1 (' 1(4 l

()Ii tihC strCets )(lndiig (l1,il(S (t'iilt'1, th li(

L111cs liv hccll'Il(M cd 1i () athcll( le ile els

entering and exiting from the parkitg garage. Th1

sidewalk on Charles Street is arcaded under tim

Fidelity Building, permitting Charles Street to 1)(

widened from Saratog'a Street to 1 ombard Streei.

The narrow part of Park Avenue, just north (d
Baltimore Street, has been widened and I iberty
Street moved eastward. Saratoo F

been widened.

I cexin(ton Street has been closed completely. In
.- ,

the city's long range plan for the Downtown street
system, I exington will no longer have any though-

traflic function. Baltimore and Fayette Streets are
shown as paired one-way streets leading to and from
the Jones Falls Expressway ramps. Lombard and
Pratt Streets serve the same paired, one-way,

distribution function, carrying expressway trafhc
across the south part of Downtown. Hanover Street
will be closed from Baltimore Street to Lombard
Street but stay open, although radically remodelled,
from Fayette to Baltimore Street. Redwood Street
will be closed from IHIopkins Place to Charles Street.

Charles Street continues as a major northbound

artery, with Cathedlr/ml Street, Liberty Street and
Hopkins Place, tied into Hanover Street farther

Smith, as the paired southbound artery. Additional
ielev iHt one way art erics arc ShOwn lln con Ililltllon

with the prelill iliary an(l <liagramnmatic lavout of,
Ohe etlltlc x s Ilv Ring Sstei.
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DIAGRAMMATIC EXPRESSWAYS PLAN

Showinc M r Artera Streets Affecting Charles Center
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CHARLES CENTER: FOCUS OF MAJOR DOWNTOWN ACTIVITY
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E i ELEMENTS OF
CHARLES CENTER
(inidc)lying CarliCs CC/iteC)'s physical form ar crtai/

basic C/Cments. illicse are CssC/tial to thc devclopiuncu

>F( ti/C p)lan, and 1ust bc adliced to it its execution.

Telic architectural and visual varlety In tie cO/struictiO/

<>I C shar/s Center is in/fin itC within IihC franmwork of

/I/UesC C/C/Um'1ns.

(: l -i .le ( "cli . . ..is 1. Logical P/(a ing i mt . . ..
Foundaries define a site large enough to create its OWn
Fnew environment, and are logical from a trafhc staInd -
point. To succeed in creating a new environmtient for
iltXlllllim investment oppOrtlity, ald to permit id( c
,juate replanning of the area, Charles Center require
I he Elimination al( Clarancc of' All Existing Build-
i//gs except for four major landmarks and t he new
)ark ing garage. Charles Center elinmates imneconom ic
nd bsolete buildings and develops the area to its

Iigl/cst and Bcst UsC in both the real estate and plan-
i ng sense. The new Ila(d Us /c /rc A !A Mist BC

/ !IroI/itC and have been selected and loo ated care-
Iiilly to their maximum uitul alvatage. Charles
center concentrates these uses into a Low Land Cover
at aid Higli (tCnsity of development. Piulic Op(n

S/pace provides a basic amenity which must be supple-
lnlente >y private open space, to be created through
S/-iuiti/g Tower De')'vc/ofmCnt. Tower buildings are

not only lmted in coverage but at certain key points
must be set on free-standino columns to maximize the
SIt iIty of the pul ic open space. Tving the >libllc

purks together and uniting Charles Center with
Pedestrian AXovenent, the pedestrian gallery, walkways
mnd overpasses arc the key to creating high land values.
I 1(iq~teAcccss /)y Ato, Transit aid Foot-provide(d
b street wi(denings, entry to parking gargIres themselves

under the buildings they serve, and the Transportation
I (n m mini ial-is essential to Charles Center.

CHARLES CENTER EMPLOYMENT

the Central Business Dis!
0
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CHARLES CENTER: FOCUS OF MAJOR D
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PRINCIPLES AND
THE DOWNTOWN
MASTER PLAN

Charles Ccliter is the first stage in the develo/nlnent of
the Master Plan for Downtown. Charles Center,s

elenients evolve logically fron

(i)i('l nthe, A l~ I /'r Pl

//ie p jirIp/es to be,

TJe Downtown A!aster Plan will
.. prp~olse AMor('Public Opej, \baee ILIUI(

a green pedestrian walk-way system h e (lesiancd
around the New Focus Downtown .. call for tli
Saration of Ve/I ic ul(ar and Pe(Iest ia n iTraffic wher
ever possible . . . . depend on an Efficient Traunsit Sy.
tenm the nucleus of which is Charles Center itself . .
develop kiodernTira f tic Paterns and xrstswh ito Sj
temis linking Downtown with the Expressway ImC
Ring and the region . . . . create ''Super-Blocks''
planimng precincts from which all traflic and transi

SCare excluded . . . . depend m the Dive rsion of T/roig/
Trafgic Away From Down town Streets so in the futur -
these streets can be used for Downtown functions .

Sep)(iat(' Conflicting Traf|ic Flows by tunnels an<
bridges where possible . . . . Remove Goods Handling
aind Srvicing of buildings from major traffic arterieS

.all for the Provision of' A deq ulte Off-Street Park-
ing for all activities, concentrated imme1 diately adjacen
to the uses it serves . . . . wherever possible Bury t/
A lt(o when it s not in use In underground garages . . . .
to (1o this Take Maximum Advantage of Downtown

AC- U

z 0 feeL 500 1000 1500 2000I ~
0 <

Topography as an asset rather than a IliabilitV .
consolidate eisting land uses and 1)evelop Land to i
Hig/iest and Rest Use.. select for IDownt own thn
Finct iOns and Activities Afost / ppropriate to its tr11 h
central location . . . . Support and SIi)plen ('lit te
Major Activities now carried on Downtown . . . . ca
for a D~owntown of Alaximi n, 1(1Concetration IWIAlI
Congestion, with a compact core and a more even d i*
tribuition of people, traffic and business activitv within
that core . . . . use Zoning as a tool for implement i1'
the plan but suggesting A(dditional Exacting Safegiard
(IIn(d Jncen tives to create light, air and private OPl)n spa<

bc rage v 1 for-re-ato1odtros. . . .propose tI I(
Elimination o Uneconomic, Deteriorated and COsolet
B uIildings . . . . develop spores of new development I'
generate rehabilitation . . . . make t he Downtown arec
a more eflicient and attractive place to work, shop an
play . . . depeid not only On ti ' physical focus biI!
Illso ceate a Social Focus For Recreation and Cllltua ii

Activities both night and day . . . . make secure al
Nt/abili:c Property ali(s nd A/icivities that hlnw' n17
a'n1d contribute to Downtown's role in the regi(ln.
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THE 3-~' 4'-' 1 r!O ", 0 !I~j - O-e I WILL WORK IN BALTIMORE

tIII( pracc
is historically tnipressive. It reaches back to Venice
and the ancient cities of the past. In the Piazza
San Marco in Venice, shoppers, tourists, business-

men and churchgoers stop to exchange greetinos in

an atmosphere created by the open space concept.

Recent examples in American cities have firmly
established this as economic commnonsense as well
as emnphasize the great social value of open space.
In 1931-1939, New York's Rockefeller Center
created open space aro i which intensive ofhce
developlment has serveI to shift the whole focus of

Ii iiigle I nItains nine acres

edent with his five central parks. Today, the re

inoval of the Chinese Wall and the Broad Streci
Station have combined with public parks and thV
development of the subways and Pennsylvanii
Boulevard to create the opportunity for Penn
Center. In the heart of Center City, two new office
towers, the 800-room Sheraton Hotel, a Transpor
tation Terminal and an 800-car garag'e have been

completed since the fall of 1953. One more office
building is under construction and two more are

programmed. The principles of open space, acces.
and pedestrian walks hive been applied in ;i (hI

tim t ic (cintist r]a ti11.

The open spac principle has already worked in
of park with tliree new oflice buildings completed
in 19)2,and the new I1ilton Hotel InIder construlc-
tion-all covering only 2
Square, in the heart ofI

25 of the site. Mellon

Downtown Pittsburgh, is

D17owntown Baltimore. The only major privat(
investment in recent years in Downtown has oc
curred around Preston Gardens. Charles Centcr
further applies this principle. Here open space

closelV analagouis to Charles Center. The Square,

with a I ,000-car garage in six levels underneath,
has created( an attractive environment for the new
Alcoa and U.S. Steel Buildinig's, as well as older
11ildinIgs thit are ein reLIhbil itated.

will be used, loved, and economically successful
because it will be full of pleasant things: fountains,
sculpture, flowers, umbrellas, flags and trees. lie
open space will be. in its n( way. a> ( ((cclitrutei

as the city aroundI ii.

Looking toward 30th Street Station from City Hall.
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CHARLES CENTE 

.... Charles Center 

presents a unique 

opjwrtunity for a public 

and private jJartnerslzip. 

Baltimore an afford it, 

and can't a[Jord not 

to do it ... 

: BLUEPR:INT FOR ACTJ:ON 
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CHARLES CENTER: COSTS AND BENEFITS

Fl

Fl
AN INVESTMENT IN URBAN RENEWAL

I/t (l v'(,/op1n1 o //(e; n ts'(, I r i I o o /yn

1esiirable, hit also financially feasill' from 1li)h
/ lie In 11nicipfal (as wei (as t/1-1 I pii cva iviti Stmen t /0/sidc

of 1/i /)artneirs/li. fT/l economics of C/arilc.s

Cntcr larc soinl dn1 iim/)1rssivc. ClimIes (ti'r

is W'// wi//lin /ica/city of 1/wC Clv( of B//imwc

and( tli(' /jWIC < I m ci /' iwiJ't.

Study the table at right on financial requirements.

Total cost of Charles Center will be $127,170.000.
Of this total cost, $17,205,000, or 13.5'; ', is public

and S109,965,000, or 86.5' , is private.

The total value of all of the properties to be ac-
quired will he $24,035,000. Included in this is the

cost of demolition, relocation, termination of
tili ty service and a 10'' contilgency. These cost

estimates are based on a detailed analysis of assess-
ments, property sales since 1914, and recentap-

praisals in the area.

To translate Charles Center into an Urban Re-

newal Plan and to carry it out as a project will be
the function of the Balt imore Urban Renewal and

Housing Agency. It will be necessary for that
Agency to secure working Capital. The Urban Re-

newal and Housing Agency will use this working
capital to (1o further detailed planning, to com-

pensate private owners for the property acquiredl
through purchase or condemnation, and to cover
miscellaneous expenses. The amount of working
capital, or revolving fund, will depend on the rate
at which properties are acquired in relation to the
resale of the cleared sites to private redevelopers.

The City's long term investment of Sl17,205,000
includes: the cost of the three public parks: the

capital costs of street widemings and changes. and

park development: public utilities relocation costs

anId a portion off he 1cost of relocation of private

utilities: and(l tile coist ruction of the Transporta-

tion Terminal which villh nction as a municipal

enterprise. The division of the sizeable private*

utility costs will be subject to an agreemnent between

the City and the utility companies. All the costs

are included as municipal costs but this figure will

be lowered to the extent that relocation costs are

born by the private utilities.

The source of the City's total of $17,205,000 will
1)e primarily from urban renewal bonds issues, or

special legislation, aut horizing such facilities as

the Transportation Terminal. Excluding the

Terminal, which would be largely self-supporting

from revenues, the total urban renewal investment

will be $12,505,000. Investing this much in Charles

Center should not, and need not, inhibit other

essential urban renewal programs in the City. It

might be desirable to finance the City costs for

Charles Center by a separate bond issue. In any
case, no federal aid is contemplated and all of thbest

costs would be horine by the City.

Tlw VAlUe 0( tl sicts t) the pri t1 rd(1lp\t sjw1

of Charles Center is conservatively estimated at.

$17,230,000. A redeveloper or redevelopers will

be chosen in accord with policies of the Urban

Renewal and Housing Agency. Final figures on
resale may be determined through competitive

bidding, subject to the restrictions imposed on the

site and the above policy.

Charles Center's private construction costs total

$9-2,735,000. The office towers account for

S59,435,000; the stores and commercial areas

account for S10,000,000, the new hotel calls for

Sl 1,300,000: and $12,000,000 is the cost of the un-

derground prking garage.rky(11rao-e Land may be soldl to
redevelopers with the City retaining an easement

for the construction and operation of the park in"

garage. The City may in turn, as did Pittsburgrh

in Mellon Square, lease, on a long term basis, to a

privdte firm or firms, the right to construct and

operate ti1e garage in accordance with City polic\.
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THE INVESTMENT REPAID IN NINE YEARS PUBLIC AND PRIVATE INVESTMENT

City's investment of S17,205.000 will he ye

in nifle years by the i1creased real 1)ropemt \

from Charles Center.

4 The City now gets only 55 S53 1,0(00 a year from
the properties that will be acquired. Their
1957 assessed value was $17,805,876, of which
S 1,354,740 was for land and only $6,45 1 , 36 for

improvemnents-dramatic evidence of the uneco -

nomic status of this key Downtown location.

The additional tax revenue from Charles Center,

even after taking into account the temporary tax
loss on the acquired properties, will be $2,084,000
a year. This revenue will amortize the City's entire
investment in slightly less than nine years. After
that Charles Center will provide substantial per-

manent financial returns to the City. This does not

include related benefits such as the increased
v alues and taxes from adjoining propert ies. ald t he
increased return in non-property taxes.

F Were it not for Charles Center, the presenit trelid
toward lower tax returns and lower values in this

area will continue unabated. There is, in fact,

4 evidence that the Charles Center area is now Over_
assessed. Market values have been dro pping

rapidly. There are imany long term vacancies in
once-prime properties and leases are 1)eig(T ne'-
tiated at lower terms. Property sales are closed in
many instances at prices less than assessments and
lower assessments have been sought by many owners

4 for this reason.

F 4 It is only by the development of Charles Center
that the City can hope to reverse this trend and
create the opportunity for private investment which
will trigger into chain reaction the revitalization

of Downtown Baltimore.

IMPROVEMENT BY BLOCI

BLOCK NO.

601
602
622
634A
634B
646
647
658
659

Total

LAND

638,280
2,610,040
3,561,200
1,482,940

536,980
787,520

1,070,100
397,860
269,820

11,354,740

IMPROVEMENTS

238,000
916,400

1,488,836
658,700
206,800
613,200
747,800
879,400
702,000

6,451,136

GRAND TOTAL ALL PUBLIC AND PRIVATE
INVESTMENT IN CHARLES CENTER

Private Investment

Public Investment

TOTAL-LAND COST OF CHARLES CENTER
Resale Value to Private Developers $17,230,000
Net Cost of All City Parks 6,805,000

TOTAL-ALL OTHER COSTS IN CHARLES

Other City Costs

Transportation Terminal
(self-supporting) $ 4,700,000

Utilities, Streets, Park
Development, etc. 5,700,000

Other Private Costs

Eight Office Buildings 59,435,000
Hotel and Executive Tower 11,300,000
Stores and TV Theatre 10,000,000
Underground Parking 12,000,000

CENTER
$10,400,000

$127,170,000
The
paid
taxes

$92,735,000

LAND COST IN CHARLES CENTER

TOTAL LAND COST
Acquisition of all property

Demolition Costs

Contingency

$24,035,000
$20,400,000

1,450,000

2,185,000

MUNICIPAL INVESTMENT

TOTAL-ALL MUNICIPAL INVESTMENT I

Land Cost-Net Cost of All City Parks

Streets, Utilities, and Park Development

All Street Improvement

Park Development

Public Utilities (water, fire, sewer,
mechanical, and certain electrical)

Telephone Lines

District steam, gas lines, and
other electrical

Contingency and Engineering

Transportation Terminal (self-supporting)

Construction

Ramps
TOTAL

876,280
3,526,440
5,050,036
2,141,640

743,780
1,400,720
1,817,900
1,277,260

971,820

17,805,876

The following five buildings are excluded:
(1) Block 601-Parking Garage
(2) Block 602-Fidelity Building
(3) Block 622-Lexington Building
(4) Block 634B-B. & 0. R. R. Building-Land Only

Lord Baltimore Hotel
with a total assessed value of

Land-3,304,560; Improvements-4,967,100; Total-8,271,660

IN CHARLES

$1,200,000

1,500,000

700,000
500,000

850,000
950,000

4,000,000

700,000

CENTER
$6,805,000

5,700,000 *

4,700,000

MUNICIPAL BENEFITS

TOTAL MUNICIPAL INVESTMENT IN CHARLES CENTER
Annual Revenues from Charles Center

Real Estate Taxes

Other Revenue (payments in lieu of
taxes, and income from leases)

Less Present Real Estate Taxes from
Acquired Property

Annual Net Increase in Municipal Revenue

Annual increase in municipal revenues
can fully repay the total municipal
investment in nine years

$17,205,000

$2,615,000
$2,060,000

555,000

531,000

2,084,000

$109,965,000

17,205,000

$24,035,000

$103,135,000

100.0%
86.5%

13.5%

$17,205,000
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THE URBAN RENEWAL PROCESS

IrIt( CelIt(r wl/ /)C 1/w ]ocu jor a cr lati

1)i/ic and privac t1)1Ces/p1*1. Only such a >ar11

iCrs)ij) can makC it work. Ti7' 1)11>ic/ f(rWni

mist crca , ii roug ur>an rcnua / It/ of// -

t unity for 1/e 1rivale( fartn ) to invst. I is nfim/

tant, t1/il)rc , to viw Cha iCs (i/niCr as an rib>a

rIn Cw1 a />))CC . . . . to ucus/stal Ibow01c ( mi rl~a

r('n(Z'a 1 )rccss w1(' . . . . (l / K It o// ! a(/i

//w /ic f /Cf) in/K '( (

I w) basic steps[ it this process lave already bleen

taken. One is leoislation. The other is the plan.

Th legislation is Ordinance ' 1 210, the pioneer

action that makes Batimore the first city in the

nation to desionate its entire Downtowni as an

Urban Renewal Area. This action provides the

legal foundation for renewal action for any project

ill the area.

Private interests have develoedi the Charles

Center plan in cooperation with the City Admnin-

istration and Agencies. The Committee for Down-

town, Ilnc.., a private organizationl colncerneld with

the future of Downtown as the key to the health

of tile whole nmetro)olitani area, retained( The Plan-

fing Council of the Greater Balt imore Committee,

Inc., a private, 1on-profit planni l- group, to prce-

pare the Master P1lanl for Downtown. Based on tile

recomillcendatiols of The Planning Council, tile

Committee for Downtown has approved Charles

Center as vital to Baltimore and to tile development

of the over-all Master Plat.

The Committee for Downtown proposcs . . . . that

tile Mayor and City Administration adopt Charles

Center as an official Urban Renewal Project . . . .

that the Baltimore Urban Renewal and I lousing

Agency prepare an Urban Renewal Plan for

Charles Center ill accord with the details in this

presentation and submit this Plan to the Baltimore

City Planning Comnission for approval . . . . that

the City Planning Commission approve the Charles

Center Urban Renewal Plan, then in accordance

with law refer the Plan back to the Urban Renewal

and Housing Agency for final approval . . . . that

an ordinance be introduced in the City Council,

public hearings held1 and after dle deliberation,

Charles Center be approved . . . . and lthat the

Baltimore Urban Renewal and Housing Agency

implement the Plan . . . . bytaking action .aloni!,

with other appropriI I e Inunici pal (elartIments as

called for in the Plai.

CARRYING OUT THE PLAN

In carrying out the Charles Center Urban Renewal

Plan, the Urban Renewal and Housing Agency,

will acquire all of the properties within the Charles

Center area, excepting five: the Fidelity Building,

the Baltimore c Ohio Railroad Building, the Lord
Baltimore Hotel, the Lexington Building and the

Eglin ParkingGag.

In acquiring the proprties the Urban Renewal

and Housing' Aency will negotiate with the owners

and offer fair market value. These values are

determined by a detailed property appraisal. If

mutually satisfactory prices cannot be reached, the

City thenl conldemnls the properties in question amnd

the price is set by a jury appointed by the Cirt.

In the Charles Center area there are 250 parcels.

not coui till- -round rents alnd other real property

interests. All of these property rights will be

acqm red (ither througi purchase or condenlnation.

As soon as the Urban Renewal and I lousing Agenm

has acquired a property, arrangements can be made
-1)

for the relocation of the occupants and, eventually,

demolition of the building. Obviously, all proper-

ties will not be acquired at once and staoing of

both relocation and fdemolition will prevent strip-

ping tie Charles Center area all at one timlle.

Meanwhile, street :hlanges, utility cut-offs and re-

locations can take place. Except for Baltimore

Street and Fayette Street, all streets and alleys In

the area will be closed. Baltimore and Fayette

Streets, in the area, will be wideiled an(d improved.

Both streets will be tornll up and replaced for a

short stretch over the unlerg'rou(1 coniection for

the parking garages.

The boudl(ling streets are affected, as shown. De-

tails of the street changes will he worked out as

part of the Urban Renewal Plan. Where streets

and alleys hlave been closed ill Charles Center, tile

utilities will be abandoned, relocated or provided

for by easement. I1l Some cases, utility lilies will

have to be removed tceiporarily to pernnit 1in-

interrupted service to adjacent properties and then

be replacedI as colistr1ction proceeds il Charles

Center. The utility liles in the periplieral streets

lffcctcd % li Me.
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DOWNTOWN URBAN RENEWAL AREA
showing the Central Business District

and Charles Center
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EXISTING AND PROPOSED RIGHTS -OF-WAY

EXISTING PARCELS AND RIGHTS OF WAY

PROPOSED RIGHTS-OF-WAY AND PROPERTY LINES

STREETS TO BE CLOSED

MAJOR EXISTING UTILITY LINES

STORM DRAIN

SANITARY SEWER

ELECTRICAL, NO. OF CONDUITS

WATER

HIGH PRESSURE FIRE

GAS

STEAM
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FIRST COMMERCIAL USE DISTRICT

SECOND COMMERCIAL USE DISTRICT

EXISTING SECOND COMMERCIAL
TO BE CHANGED TO FIRST

LIGHT, AIR AND ARCHITECTURE

-h - i F -

-

4 -~.-- ~ -

EXISTING ZONING IN
THE CENTRAL BUSINESS DISTRICT

Present zon g pelilts tie new )Construction eciml-

-mlended for Charles Center with the possibility of

some minor exceptions. I lowever, it is recoin-
imlended that the zonino in the area be changed

from its presentC I mixed classification to first com-

mercial. The Board of Estimates will need to grant

special authorization to pernmit the construction of

the building designed to bridge Fayette Street at

Charles, and other buildinlgs that overhangr side-

walks.

In addition to the usual moiing and building con-

trols, certain restrictio n s )ol 1buildihg (overage and

design must be estlished1 to ensure that every

building maintains high staiidiards and is in accord

with the principles andi elements of t le Plan. With-

out such control over light, air, architecturl design

and materials, Charles Center might be doomedl

to failure, or end in ined(iocritN. Such control can

be expressed in the I Jrba Renewal lan as a maxi-

nmum and minimum iratio of the total building floor

area above the parking garage to the ground area.

andl maxilinlin heights of the buildings not to

exceed a certain number of stories.

In manyiv cities it has been found( esirable to estab-

lish design and coorlinatingm connittees made ill)

of architect and business statesmen whose objec-

tives are to referee conflicts, keep the project on

course, and have a veto power over architecture not

in keeping with the Plan. This kind of committee

is necessary to Charles Center's proper execution.

NEW PROPERTY LINES

When the Urban Renewal an(d Housing Agency

has acquired the pI-opertes, relocated the occupants

and demolished the buildings, Charles Center can

be sold to privte redevelopers in various combina-

tions of new parcels. The price the redeveloper

pays will eemiIld upoln an appraisal of the parcels'

economic worth in relation to Charles Center, what

can l)e built thereupon, and bidding )v private
interests. In any case private redevelopers receive

no subsidy as they p thle ecomomnic value for their

parcels.

The tentative land disposition plan shows ten

pIrcels to be sold to private redevelopers. although
one redeveloper imay buy thlie entire site and parcel

it out to individual owlics after development.

Superimposed on these parcels are the maxiium

V

t <
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10 ------
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-------- --- -- --- ---- ----

6 9
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1
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limitations on first, second, and third floor coverage
are restrictions on site development. The Urban

Renewal and Housing Agency, in line with its usual
policy, will set further restrictions on the use of
the land to ensure consistent and coordinated
developient.

The final test of the economic soundness of Charles
Center will be the receipt of firm bids for the land
for its development in accordance with the plans.
While it is not possible to specifically identify re-
developers at the present time, there is sound anl
real evidence that a high proportion of the new
buildings proposed in Charles Center have an im-
mediate market from instititions a( private
financial interests.

ITlie translation of this interest into firm Ind sub-

stantial offers from responsible firms is the role of
Baltimore's private business community in the

plrtinerslip with public enterprise.



''1

.1:1

'A

'A

'A

'A

A
'A

'A

'A
'A

'A

'A

'4

'A

'A

'A

'A

'I

'4

'4

'4

'4

'4

'4

'4

.4

'4

'4

'4

'4

.4

'4I
'A
~1
-4I
-4

.4
I.4
I.4

\ hhough (harles Ceites 1s economically feasibl)e,

(ocially deslable, and necessary from the point of

VIiew of Downtown, the City and the region, its

impact will Create serious problems for the rela-

tively few who will have to move their businesses
and sell their properties. In spite of the fact that

the area in its present state is an economic liability

to the City, many of the firms doing business there

are highly successful, although perhaps occupying
obsolete and inefficient space. A substantial pro-

portion of owners have either held their property
for such a long time that the amount of their real

investment has little relation to the original pur-

chase value, or bought at the present depressed

prices so that the reduced income from the prop-
erty still represents a satisfactory return on their

investment.

Under any condition, relocation of a business,

forced sale of property,-inm fact, any change in the

status quo-creates problems. T hese problems can-

not be minlmI/ed for the people who Imust face

them. They are serious. Even when fair market

value is paid for a property, there is still some sting
to the fact that the sale was involuntary. And it is
not a problem for owners alone. Tenants, especially
those with leasehold improvements who must look

to the owners for compensation, will also be
a I Fected.

\\'len 1)rol)erty is ACqUield tlrolugh1 1hle iirbaii re-

newal process, the City pa's fair market valie. This

does not include business good will, or the intan-
gible value of doing business at a known location.
It is fair market value as of the date of taking, and
bears no relation to the value property might have

in the new Charles Center.

When Charles Center has been approved by the

City Council after fuie process, the 2:50 property

owners will be approached and offered the fair

market value for their property. Negtiat iOns max'

last a considerable length of time and the City 1mnayN

find it niecessarv to istitite conie atio pro-

ceedings in some cases. I lowever, the usual ex-

periece is that fiew (ases actually go that Lmi'. Nost

are settled by nego)tiate ageemnlit.

By no means all of the owners and tenants in the

Charles Center area will have problems. For 'mainy,
losing their property or leasehold will be an iindirect

blessing. Unfortunately,' the announcement of

Charles Center and the possibilities of the future

will tend to obscure the fact in negot iations.

Tenants in many cases are suffering a bind between

declining sales and income, and fixed, long term

leases. Condemnation cancels all such leases.

EXISTING LAND USE

All existing
land uses xviii

he eliminated
except for

the five
properties to

h~e retained.
The proposed

land use is
showxn onthe

Site Plan.

COMMERCIAL
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RELOCATION

The problem of relocation is perhaps the iost
seriOus of all. The Urbanl Renewal and 1H11ousi ng

AgeliNcy Iialidlies clocatiO in all irlbanI renevwal

j)rojects. Immediately upon the announcement of

) Ch a projctt they are delugetd with pholie calls
[rom people who quite properly want information.
I he Aelicv's irst concern is to get complete data

oil the pattern of ownership, leasehold, or special
problems. Assistince is given wherever it is possible
to ( do so.
(Iealii'-s.

The Agency is helpful and fair in its

tions until the first new sections have been con-

structed. II fact these firms represent an important

resource in filling the new retail space with good

Baltimore Ib)sinlesses.

It is understandab hple lmt pc )j)c who are about to

be displaced( or have their business disruptedi may

resist plans for Charles Center. Although they nax

well see that it is for the laroer Oood, that is small

consolation when they themselves are the ones to
be hurt. The important psychological factor in

relocation

Upon approval of the Plan the 37 1 business firms,

clim plovi ng 5,587 Ipcrsolis will be contacted regard-

ill)' relocation. A few of these firms are owner-

)ccupants. TI hey are a cr oss-section of' Downtown

business. In the manufacturing and wholesaling

cat(egories they are predominantly in one form or

iiot her of the garimnent industry which has unfor-
B i ore.

SIheir relocation shold be feasible into the large

;iliolitit of vacaiit space in the garment area.

F)r a sitbstalit ial number of the successful busi-

iesses, relocation miay be into Charles Center itself.

I Jnder no circulistaiices will the area be cleared

at mice, and staginhg of lemolition max well permit

EXISTING ESTABLISHMENTS, EMPLOYMENT, AND
FLOOR SPACE BY INDUSTRY

is gett i ng across the convict1011

Charles Center is really going to happet1.

Once owners andl tenants accept the Lut

that

that

Charles Center is really going to happen, their

greatest relocation resource is their own initiative,

ability to pay ecomi ic rents and prices for the

space anld locat ions they neeld, and their individual
solutions to their own prolcins.

One of the most serious problems in relocation is
that of tle small firinn whose business has bleen

declining an1d for whom relocation may mean ex-

nct ion. For these, there is perhaps no real solu-

tion, but the Agency will give tien fair and sym-

pathetic understanding and treatment, within the

limits of available resources and the time schedule

that is al CTE )TtEl.

CHARLES CENTER SITE AS IT IS TODAY

liewal proccss will Iso be felt, both in i11eas

.'l estate values, and in shifts in tenants. Sol

<erty own1rs max lhae to s ii d mwnex ( N' ti

iil(ings to l(deriz'ie h111(m to maitain

It als. The alternatkie is to accept lowv
d( i(cc the fact of tle ir prpelt's gr(o)w

cence. of Urse oltimitarx property

S(esiralble from the Citv's pomt

I IIIIIN" cIses the additional

penditures will )
c"Ipil

E
INDUSTRY

I Manufacturing, Construction,
and Mining

11 Transportation, Communication,
and Utilities

I II Wholesale Trade

IV Retail Trade
Apparel and Accessories
Furniture and Furnishings
Eating and Drinking Places
All Other Retail

V Finance, Insurance, and
Real Estate

VI Services
Hotels, Theatres, Radio
Personal, Repair, and Mis-

cellaneous Business Services
Professional and Non-Profit
All Other Services

VII Parking Lots and Garages

Vill Government

Residential

Vacant

Issified

TOTALS

STABLISH- EMPLOY-
MENTS MENT

47 1,217

FLOOR
SPACE

440,731

729 210,384

647 628,788

6

86

116
53

3
23
37

27

64
5

1,329
676

73
341
239

680,623
424,363
42,015

106,115
108,130

251 111,722

401
145

123
130

3

39
18

2

7

5

274,722
159,275

50,887
62,235

2,325

55 108,226

929 211,292

1,650

381,839

29 19,56713

371 5,587 3,069,544

- hese totals exclude the B. & 0. R. R., Fidelity, and Lexington Buildings;
Lord Baltimore Hotel; and the new Eglin Parking Garage. These latter
ontain 136 establishments with 4,324 employees and 908,259 feet of

I
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CHARLES CENTER IS URGENT

SALES
TRANSACTIONS "l'Tfl

19521957

TRANSACTIONS
Millions

27

26

25

2485

74

7')

1953 1954 1955 1956 1957

In recent years, Downtown, although the center of

an expanding region, has declined. Today, about

the same nuimber of people-94,000-are employed

in the Central Business District, as were twenty

vears ago. Over 2,000,000 square feet of once-

productive loft and warehouse space in this area

now lies vacant. This is almost 6 ' of all floor

space, and creates a critical problem as most of it

is concentrated in (epressed areas. Of the 127
blocks in the Central Business District, the vacancy

rate in 26 blocks exceeds 10 , and in 8 others,

some of which are in the Charles Center area, the

vacancy rate is as high as 25

hit high vacancy is paralleled by lowereld retail
sales. Sales in seven major Downtown department
stores last year (1957) were 121' below sales in
1952 . . . . an indicator of Downtown's declining

health.

Vacant buildings and declining retail sales are only

pl)art of the dilemma. Traflic problems have all

but strangleod Downtown activities. The street sys-
em cannot function as it should, because all of

the traflic of the entire region has had to funnel
through lDowntown.

q
E

LI

Jj~

TOTAL 1957 REAL PROPERTY ASSESSMENT
PER SQ. FT. OF LAND

S
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74,
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Propertv valies reflect all of these problems. \Vith

a few exceptions, Downtown properties have de-
clined along with everything else, possibly at an

2100

2000 -O

1900 - --

1800

1700

160

155

- - 150

145

140

even more rapid rate. In 1952, real property
assessments in the Fourth Ward (the Central Busi-
ness District) reached a peak: just under Si156,000,-
000. In the five years since then, the taxable base
has dwindled to less than SI40,000,000 . . . a
decline of over S16,000,000, or 10'. \\h'hile this

spectacular decline took place in the Fotrth \\'ard,
11Le assessed value of all real propertv in the City
mse 20 (

Snoder normal" conditio )ns. assessments average
lboiut 75( of the Imarket value. I lowever, in 1957,
'sessimeis [or seven important propert ies in the

Central Business District were 10(' higher than

their sales price. A niiber of these depressed sales

were in the ch(irles C t&r area. I.exington Street.

between lI.iblerty and (hles, contains the most

Irnaiitic exampleI: in this block, the assessment of
one retail store was almost twice what the propeit\

brogIIht in a recent .sale.

$ 0-19.99 $40-59.99

20-39.99 60-
V-Vacant Building 601-BLOCK NUMBER

DOWNTOWN: IT'S EVERYBODY'S PROBLEM

+

A declining' )Downtown is not just the problem of

the Downtown owner or tenant. Everyone has a

stake in Downtown. First, the loss in Downtown

values must be made up by the rest of the City.

The City as a whole has a tremedlous investment

in Downtown. Second, in a (decentralizedl metro-

politain area, many small ''dowutowus" appear,
which never really take the place of a central Down-
town. le costs of doing libusiness in a ceitralied
city are suhsta't iallv lower than they are where

the so-called friction of space' is a serious factor.
Finally, only a central Downtown can support the
kind of services and cultural and recreational life

which are expectedl in a modern bio (itv.
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MAJOR DOWNTOWN DEPARTMENT STORES

sALES
Ons of Dollars

SALES AND TRANSACTIONS
1952-1957

1952

REAL PROPERTY ASSESSMENTS
BALTIMORE CITY AND

CENTRAL BUSINESS DISTRICT (WARD 4)

Millions
of

Dollars
CITY CBD

Millions
of

Dollars 71FT
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Partly as a result of and partly as a cause of' the

(lecline of Downtown. Downtown activities have

been decentralizing at a tremendous rate. The

rapid decentralization of Downtown can be ex-

plained in part in terms of traffic and changes in

inodes of travel, shopping and living. The most

important single explanation is that there have

been too few opportunities for major private invest-

ment Downtown. The problem of land assembly,

elimination of blighting factors and uneconomic

land uses, and the replanning of Downtown have

been beyond the ability of private enterprise alone.

Public enterprise must create the opportunity

through urban renewal for private enterprise to

revitalize Downtown.

Most recent public and private decisions, made

out of the context of urban renewal, have militated

against a revitalization of Downtown by draining

off the energies and the generative factors that

could give rebirth. Urban renewal can change

this.

The time for such a change is none too soon.

Baltimore is nearing the "point of no return" in

decentralization. Regional shopping centers are

springing up at a rapid rate. More than 2,000,000

square feet of oflice space is now proposed, or

already under construction, in the outlying areas

. . . stark evidence of the decentralization and the

unsatisfied market for such office space in Down-

town. If this trend continues, too much of the

present growth potential may have been drained
off to the suburbs, and Downtown must look for-

ward to a permanent (lecline.

There is real evidence, however, that it is not vet

too late. A recent survey of the region's economic

activities shows that the upsurge of the post-war

vears will continue at least through 1 975, and this

expected regional growth will support Downtown
growth once it is triggered by urban renewal

opportunity. Forecasts to 1975 indicate that the

region's population (City, Baltimore Co., Anne

Arundel Co.) will grow from the present figure of

1 ,600,000 to 2,400,000: 800,000 more people. Ein-

plovmnent too, has grown and is growing at a

plheI)iinemienl rate. New branch plants of large
national corporations, as well as the expansion of

business alreadv located in the region. have added

up to unprecedeented( economic growth. By 1975.

the number of jobs in the area will reach 911,000,

an increase of 250.,000, or 38' over the average

emlployment levels recorded in 1956 in the Bat i-

more area.

Douvntown s1ho/d e deve/opwd wit/i a maxininn

concentration of activities consistent Wit/i no con-

gestion. ie activities most able to /ro/it 1y a

Downtown location s/soul/( 1C locatedi t/IlCr. Tlis

p rinciip/1(1has been used1 in p/anning C/iarics

Center. W/I hat lbe/ongs )owntown can Ip/ tI I/ 'c'1

sinjply. T/i os functi ons w/iic/i take /ac' in o/ice

space . . . b)siness, pro,'SsionIa/, cultural, govern-

menia/ anded ucation activities . . . oj('rat Ccest

Downtown. The of/ice bui/ling is 1/c key to 1)own-

town rcewal, /i/hough once staIc ren (wal / i
71/ continUIe Witi ( vari('ty of uses.

THE OFFICE BUILDING: MAJOR FUNCTION DOWNTOWN

The favorable forecast for the Ba H)imorc 1eg0io

justifies the long range market flor Downtown in-

vestment in new office buildings. A short-range

analysis of the market for oflice space based on;

survey in great depth showed many firms with

immediate space needs.

At present there are 21 major office btil~digs

Downtown with a total rentable area of over 2,000,-

000 square feet. However, the majority of oflice

users are located outside the major structures in

secondary facilities: converted lofts, etc. Air-con-

ditioned offices are a rarity and few of the oflice

buildings have high-speed elevators, suitable floor

areas, or the appointments and convenience of new

office space.

Since World War II, only 300,000 square feet of

rentable office space has been added Downtown,

half of which is occupied by owner-occupants and

the other half by tenants. There is no margin at

present in Downtown for the expected upturn in
office demands. Office building proposed in the

suburban areas will attract much of it unless there

are new opportunities Downtown.

Charles Center provides eight new oflice buildings

with two million square feet of rentable area. Based

on the regional forecasts and the intensive survey,

the effective demand justifies this amount of new

space. The growth of the region will absorb it
wit hout creating critical vacancies in the existing

oflice buildings. Since 1947, contrary to the loft

and warehouse vacancies in l)owniown, the Down-

town's Imijor oflices have en joved occup>ancies

ranging 1ip to 99', whereas up to a 5' vacancy

rate is suAllv considered proper to permit iormal

turnovers.

THE NEW HOTEL

(harles (linter provides for a new 800-room hotel,

the first to be built in Bai imore or r 30 years. '1ere

is every cvleice that a Ie hv 1ot l is need ed iI

1)owntown, particularly for conventions and public
meetings. In Baltimore, there are only five hotels

with 200 rooms or more: in NIilwaukee, there are

12: in Minneapolis, 14: in Cleveland, 20: in Philoi

delphia, 21: and in St. Louis and Boston, thern

are 23. Baltimore's pr)xiimlity to Washington can
not explain this great (difFereni ili.

Charles Cnter's new 800-rndii hotel x\iII help (
upgra(de Baltimore's facilities in future years. It

comlbined with the existinI hotel facilities, wiii

permit convention facilities not now existInlg.

RETAIL SPACE DOWNTOWN
Retailing will continIe to follow subI)II])an IIIarkeI

to smie degree, but at the samle time there should

be better retail opportuiities Downtown. To this
end, Charles Center contemplates a total of 128.-
000 squAre feet in retail Space, 300,000 (A it nrtIh
of Baltimore Street. Ihis is two-thirds of tlie 10,-

000 sq uare feet of retail space now in the Charles
Cnter area, excludii ng banks and personal service

establishments. It is less than 5 "< of the retail space

in the entire Central Business District. (iarles

Center will make for a stronger retail concentra

tion Downtown, where an estimated daytime popu

lation of 25,000 persons, including visit ors and
shoppers, will create opportunities for considerable

retail activities.

PROJECTED EMPLOYMENT AND POPULATION-
BALTIMORE STANDARD METROPOLITAN AREA
MILLION
2.5 mmI,1-

POPULAlTION

:EMPLOYMENT

2. !

1.5

1.0 I
*..........
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THE CHARLES CENTER SITE

/ H ( hr Ir ( ( ) )l ] 1//' w/c ) I) C(/wr/ (" 'i 'rl a

cI I IIli/iation of an exhaistive an(al(lys is of the
)opei location for of/ice space, specialty retai/

>ace an/t /ihotel,and of /ic condition of />rro perty

1 /hie ntire )Downtown. T/ic sp>ecifications for

1/i/es Ce(ntci and its Cclo/)lnnn('it ar ('xacting.

/w y avc( as fo/ines:

(l11-1es (.enter. must he 1rmrUc in Ni ail (gi-

t; it cannot be smaller than it is. It must be
It (liian (>11/ Wit/ihoit Fedeal Aid, both because of
ining and present legislation. It should( Create

Ii /imm ediate O>p>ortiunity for new investment
D)owntown. It Should also have Universa! iAp peal

t)rm the point of view of public approval as well
A, the practical reasan that a diversified project
eaches into many 'market areas" and need not
cpend oil one alone.

v )n mneanis all of Downtown can or will be new.
I his first proJect should Crate 1/ I/incentive For

/K/ha/ll/tat ioi of adjacent prOprties. In Order to

,Ibsorb priesent uses nd take maximuimu advantage
(d' Downtown location, it should Int(sijy te,/ic Use

OW t I i te (nl/ El/imilate Blighitel, Unco/i01/iC

Nmo//v Ulne/(,rh/>/c / anild Fw'

I i)HkLino il>t iiiuiie. Charles Ceiter shoild mAke
I CO/tri/ia(lon Tozarid SolvIig Traf/ic, Paiking,
rid Tia/isit p1 roblems. It should also help set the

-1 ,1ge for subsequent Downtown projects. In this
ay, projects become cumulative, not competitive.

BALTIMORE REGIONS

I1 V

-

-. ;

)NOMIC
ATER

METROPOLITAN
D lRr )Dnl-

BALTIMORE
STANDARD
MiTPePP

It should also tie Into as many ot her prog5as as

possible and not create problems that inhibit later

development of a rational master plm for Down-
town as a whole.

(Charles Cenler is tihe otI area that meets all the

specifications. It is the only area where a new hotel,
new office space, specialty retail space and a TV
Theater Center may be combined with a Trans-

portation I 'rmiia i t( create a c Imlposite renewal

proeo't.

To determine the s)ecific site boundaries, all build-
ings in an area bounlded by St. Paul and Light
Streets on the east, Howard Street on the west,
Saratoga Street oil the north, and Lombard Street
on the south, were examined in detail. Iheir
deterioration anid obsolescence, size, value, tax re-
turn, and general character were carefully analyzed.
Consideration was given to the effect retained
bulildings would have on the environment for
hiture investment. Finally, in terms of the tech-
nical problemns of adequately replanning and re -
buildming the area, as well as the question of

consistency of approach, complete clearance with
the exception of the five buildings previously
identified, was inevitably i(licate(d.

The conclusion of this detailed analysis was that
Charles Center would work here and nowhere
else, and that it must be executed essentially as

proposed,( or it would not work at all.

SELECTING THE SITE
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Areas examined in the detailed
analysis leading to the Charles Center Site.

EVERYBODY BENEFITS

Charles Center is necessary, desirable, and suflicieit

to revitalize Downtown Baltimore. Ihe case for
it as an official urban renewal p)roject may be stated
very simply.

Downtown is deteriorating rapidly, although in the
center of an expanding region. The growth poten-
tial of the region cannot be tapped as a resource
for Downtown's revitalization without the appli-
cation of the urban renewal powers of the City to
create the opportunity for Downtown investment.
Charles Center is necessary to reverse the trend of
Downtown deterioration. Charles Center also must
be developed as planned, to be adequate to reverse

Charles tilter enables the development of an

ent irely diferent kind of Master Plan for Down-
town than would otherwise be possible. Withour
Charles Center, the Master Plan would be a plan
of adversit\v and retrenchment. With it. Downtown
can be a ''chooser i nstead of a 'beoar' for new
uses. The Maste iPLlan can be imaginative and
creIt I e. It can consider as economicall aid

sociallv feasib1)le such elements as in-town resi-

lenti al areas, aggressive relhbi lita ion of the major
shIpp ing center. a1ii renewal of t he Inner 1Hadrbor
lit',
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Ig th 11(posit ivC.

SIGNIFICANT FEATURES OF THE CENTRAL BUSINESS DISTRICT

ill 11110,yi 1fg cte pr icip o a II p \ ia l o m an a p iv. cctl . al
NEW HOTEL

- EXISTING MAJOR HOTELS

NEW OFFICE BUILDING

- EXISTING MAJOR OFFICE BUILDINGS

- OTHER SIGNIFICANT FEATURES

- EXISTING MAJOR DEPARTMENT STORES
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It wv/l sct1/twlo spg,

/lnIg wit//i of/lr /ositiv('e in/Ini's, or / Ii('I/)lilwationl ofan imaginaliv',
/ald nd ra/istic AMastcr P/m.

\ijor influences are at work Downtown already, whose effect will be immeas-
uralblv increased bv Charles Center. The U niversity of Maryland's Downtown
lnlmpus d evelopmulent, increase1d in scope through being tied into the Urban
Renewal and I lonsing Agencvs programin, will be a strong anchor at the west

M\1-. \CrIlol PlaCe all( its (lIlt iral actiVities act as all alliclor to the nor1 h

Urban renewal is a continuous process. It is the adaptation of the physical krm
of cities to changing needs. It goes on frequently without the need for public
aid, as it properly should. Where it cannot, urban renewal becomes a public

fnction to eliminate the deterrents to private investment. Other areas in

1)owntown are appropriate for public urban renewal action, and become feis-
ible once Charles Center has set the staoc.

1I(d ()f th(e Central Busi ness 1)istrict. M lercy I lospital, like the new Commercial C - I rles (
f 1-(, itIIIM idlIn,, will h :mot,1r vital force in IIthe Preston ( r(lens area.
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Dear Mr. Nililer

For the past ti t ioiths, I lic I 'lnii ti (;c ici il
has been working on the preparation of a NIaster I '.

f'or Downtown Baltiiore in accordance with the tcr ,
of or contrawct ith tie Committee for Downtown. I
Planning Council approved, at its imiecting (in Febri
ary 6, a bold renewal project for thel hcart of the
:entral Business D)istrict and it is hcrcwith ti;irismiii -

to you. This project ( '1cc I' (:cter I I I , 1
toward the Master Plan.

lhe Planning Council rccI tll ldc Ith'it ( 1 1 ' 1:
tIr ihe adopted by the C(ity as tan. 'libal ic'w.i '
ject. W i'ieve v Charles Center to be cconomical
feasible, desirable from the standpoint of the c(it%'
as a whole, and necessary to ialt the dctr u 'II
of Downtown Baltimorc.

Sincerc'.

Hunter Nioss, Chairma:
The Planning Council
f the Grceatcr Iltncc

(:onmittee, Ic.

Greater Baltimore conm.inc.
Planning council
Cbarles Center
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