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QOUNTY CCUNCIL OF BALTIMORE COUNTY, MARYIAND
LEGTSLATIVE SESSION 1991, LEGISLATIVE DAY NGO, 23

RFSOLUTION NO. 95-91

MR. VINCENT J. GARDINA, COUNCILMAN

BY TIE COUNTY COINCIL, DECEMRER 16, 199)

A Resolution to adopt the Revitallzation Strategy, Essex Central
Business District as part of the Baltimore County Master Plan 1989-2000.
WHEFEAS, the Baltimore County Council adopted the Baltimore
County Master Plan 1989-2000 on February 5, 1990; and

WHEREAS, the Master Plan recognized the work then underway for
updating the 1978 Essex Revitalization Plan; and

WHEREAS, Baltimore County adopted the Essex Revitalization Plan
in 1978; and

WHERFAS, in 1980 Baltimore County Staff prepared a Revitalization
Plan, including an .Act.iDn Plan, for Essex, apd an updaﬁe to ‘the
original Plan has now been prepared and submitted for consideration by
the County; and

WHEREAS, by Resolution adopted July 19, 1990, the Baltimore
County Flanning Board adopted the Revitalization Strategy, Essex CBD,
to constitute a part of and an amendment to the Master Plan; and

WHERERS, the County Council held a public hearing on.the .
renﬁrmnded Revitalization Strategy, Essex CBD on November 26, 1991,

NCW, THEREFOFRE, BE IT RESOIVED BY THE COUNTY COUNCTI. OF BALTﬂ'ﬂRE
OOUNTY, MARYIAND, that the Revitalization Strateqy, Essex CED, a copy
of which is attached hereto and made a part hereof, be and it is harebwy
adopted ard incorporated into the Baltimore County Master Plan
1989-2000 +o he a guide for the development of the Essex Central
Business District, subject to such further modifications as deemed
advisable by the County Council.




RESOLUTION
Adopting and Recommending
the
REVITALIZATION STRATEGY, ESSEX CBD

WHEREAS the Baltimore County Master Plan 1989-2000 recognized the
work underway for up-dating the 1978 Essex Revitalization Flan; and

WHEREAS the Baltimore County Economic Development Commission, with
assistance by RPR Economic Consultants, and in cooperation with the

Essex Development Corporation and other business people and property-

owners, has prepared a revitalization strategy for the c¢entral
business district of Essex, which is a logical unit for planning
within Baltimore County; and

WHEREAS the Draft Revitalization Strategy, Essex CBD, as sub-
mitted on May 17, 1990, was the subject of a public hearing by the
Planning Board on June 21,- 1990, at which time the Strategy was
endorsed by the Essex Development Corporation and the Essex-Middle
River Chamber of Commerce:

NOW, THEREFORE, BE IT RESOLVED, pursuant to Section 22-12 of the
Baltimore County Ceode, 1978, that the Baltimere County Planning EBoard
hereby adopts the Revitalization Strateqy, Essex CBD, March 1990 to
constitute a part of and an amendment to the B Baltimore County Master
Plan 1989-2000: and

BE IT FURTHER RESOLVED that the Revitaljzation Strategy, Essex
CBD shall be transmitted to the Baltimeore County Council for
adoption in accordance with Section 523(a) of the Baltimore County
Charter.

DULY ADOFTED by veote of the
Planning Board this 19th day of
July, 1990

Due

P. David Fields .
Secretary to the Planning Board
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RPR
Bdd #3  Fropnomic Consultants

il T
wood Cunter Drivg

April 20, 1990

Mr. Adam Wasserman

County Revitalization Coordinator

Baltimore County Economic Development Commission
Courthouse Mezzanine

Towson, Maryland 212¢4

Dear Adam:

We are guite pleased to transmit to you our report, Revitalization
Strategy for the Essex CBD. While we are solely responsible for the
study's findings and conclusions, we have thoroughly enjoyed the close
asgsociation with you and Dan O'Dennell. We sincerely appreciate your
assistance in pulling the study together in a such a way that assures it
will be of the greatest posaible use to the Essex community and to
Baltimore County. Your probing of the issues and careful review of our
research has helped us produce what is, we believe, a realistic and
achievable strateqy and plan to guide the community and the County in their
commitment to revitalization of downtown Essex.

We are all well aware of the difficulties to be faced in downtown
ravitalization, and we know that changes will net come overnight. But we
feel that we have Ldentified potentials to support renewal of the downtown,
and strategies to put those potentials to use. With the exgellent
beginning that has already been made in the CBD, and with the County's
plans for an innovative small business incubator that could provide
additional stimulug in the downtown, there is every reason to be optimistic
about Es=zex's future as a business, commercial and governmental <enter.
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Mr. Adam Wasserman
April 20, 1990
Page 2

We remain ready to assist you in any way we can Iin this or other
economic planning activities. We extend to you ocur best wishes for
continuing success in the downtown.

Sincerely,

UL Ahmneasgy

Philip G. Hammer, Jr.
Executive Vice President

PGH:t1li
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EXECUTIVE SUMMARY

This report presents an updated plan for revitalization of the
commercial core in Essex, Maryland. The study alsc includes ratail and
non-retail uses in an extended target area adjacent to the CBD. This plan
is oriented toward providing a broad, updated strategy that can guide the
Essex Development Corporation (EDCO) and Baltimere County in their
revitalization program for Essex. In particular, it recommends site-— and
area-specific public sector projects for consideration for the next phase
of the County capital budgeting process, and it identifies other projects
for private sector respongibility. These projects would complete the
second phase of the commercial revitalization program now underway, and
would recommend new uges or improvements for certaln key sites to suppert

the updated revitalization strategy. Study objectives are:

o First, to azsess current commercial activity in the CED
and in its trading area to determine future market
potentials that could support a revitallzed CBD;

o Second, to evaluate revitalization activitles to date
undertaken asg Phase I of the Essex Development
Corporation (ERCOQ) revitalirzation program;

] Third, to update the conceptual framework underlying
Phase I actlvities to reflect gurrent conditions; and

o Fourth, to recommend the strategic next steps ko be

taken in Phase II to complete the revitallization of the
extended Essex C¢Oore area.

np




atudy Area Deseription

The Essex business core area for this study is the Centzral Business
District as defined by the 400 and 500 blocks of Eastern AVenue, extending
from Mace Avenue and Riverside Avenue on the west to Woodward Avenue on the
esact, plus selected adjacent properties, which extend south to Maryland
avenue. Alsoc covered in this report is an extended study area consisting
of the Eastern Avenue frontages west of Mace and Riverside avenues to the

Back River bridge.

Almost without exception, the Essex central business district is an
area of small shops, restaurants, prcfessiﬂnal offices and service
agtablishments, plus several larger government agencies and facilities.
Uses in the extended area to the west are mare directly oriented to the
automobile than is true in the CEBED, and include many converted residences.
The Escex business district within the study area is entirely zoned

business, with commercial overlay dietricts.

Revitalization Planning History

The early 19%80's has seen the exocution of a first phase of a
concerted program for the commercial revitalization of tha Essex CBD.
Three plans for the commercial revitallization of the core area wers
undertaken prlor to the axecution of the first phase: the Murphy-Williams
study {1976}, the American City Corporatien study ({1978), and the
mevitalization Plan prepared by Baltimore County staff (1980). Problems
jdentified in the 1976/1978 plans and rated as high prierity for
improvement included access and parking, and ebsolescenca in the retail

core:




1. Acceszs and Parking:

o high volume of through traffic

o deficiencies in the numbers of parking spaces
available

o very poor access to parking from
thoroughfares

o poor location of spaces in relation to shops

2. Retailing: Obsolescence

o ne ¢lear retail function

o inability to compete with surrounding
ehopping centers

o lazrge vacancies (64,000 sguare feet, or 25
percent)

o poor appearance of area

o poor condltion of many structures

o lack of large anchors to generate shopper
traffic

a] lack of shoppers goods and speclialty shops

L] gtore units that are too large for modern
shops

a lack of concentration of shops in easy
walking distance

o absence of high quality businesses; large

number of marginal businesses attracted by
low rente

o high rate of business failure and turnover
o changing demographic mix: alder, moderate
income

The 1980 Action Plan

In 1980 Baltimore County staff prepared a Revitalization Plan,
inc¢luding an Action Plan, for Essex that built upon many of the ideas and
concepts of the 1976 and 1978 plans. The Action Plan recammended
improvements for public and commercial facilities, and private

rehabilitation.




Publiec Facilities. The bhasis for the design of the Actlon Plan is the

concept of the Village Green, which was conceived as two {public sector)

anchors connected by landscaped streetway (Eastern Avenue). Baltimore

County approved a $600,000 bond issue to carry out the first phase elements

of the Action Plan, the major components of which are described below.

1.

3.

Reconstruction of Eastern Avenue. Improvements to the
roadway and beautification of the streetscape between
the anchors was seen as essential to creating an
inviting environment for upgraded shops, improved
traffic flow, and increased access to shopping and
parking.

Creation of Public Sector Anchors. The two facllities
envisioned as the anchors for the Villaga Center
greenway were the Essex Heritage Socliety museum (the
cld fire and police station) at 514 Eastern Avenue, and
a Government Center one block to the scuth at Eastern
Avenue and Taylor Avenue,.

Construction of Publie Parking Facilities. Creation of
additional parking in the CBD was considered crucial.
Among the proposals of the Actlon FPlan were the
construction of a parking deck at the Government
Center, a new lot on the Franklin Warehouse property,
and the interconnection of lots to the rear of stores.

Commercial Facilities. Private sector commercial revitalization

includes physical improvements and marketing improvements, ineluding tenant

mix and business operations and promoticn. Projects recommended were:

An Extended Commercial Mall for the 400-500 hlocks of
Eastern Avenue, with renovated shops bolstered by
additional pedestrian traffic from the two public
gector "anchors." Development would center on the
redavaloped major commercial structure at %09 Eastern
Avenue, with use of the two-story center portion for a
supermarket.




Private Office Space and Business Services. The
concept of the Action Plan was to focus office

development west of the mid-400 block of Eastern
Avenue, and on Eagstern Avenue east of Margaret Avenue.

Entertainment Facilities, Proposed were a Twin Cinema,
to be housed in the major commercial atructure in the
500 bleck of Eastern Avenue or other appropriate site,
and a complement of Ethnie Restaurants nsarby.

Private Rehabilitation. The key to revitalization is to induce

private property owners to make improvements to their own properties,

ag:

2,

4.

Strengthen Residential Uses in the commercial area
through the renovation of upper floor apartments.

Upgrade Fagades aleng both sides of the 400 and 500
blocks of Eastern Avenua, '

Create Private Government Support offices through
redevelopment of 413-17 and 420 Eastern Avenue.

Construct ‘Businesses Services Building to house service
ectablishmenta not needed in the retall core.

The CBD Taday

such

The Rctions Plan's major proposals have been only partially achieved.

This is not meant as criticlism; the plan was extremely ambitious, but needs

8 more realistic reorientation today.

and potentlale identified in the CBD, are highlighted below:

Publig Facilitiezs. Both public anchors have been
completed. Major changes to the roadway could not be
implemented, and landscaping has heen more modest than
planned. Certain priority areas have not yet received
treatment. None of the parking projects has been
implemented, although there has been change in policy
toward metering, and public use of existing private
lots has been negotiated,

Project status, and other problems




Commercial Facilities. The large retail structure has
not been redeveloped, nor have entertainment or ethnie
foods complexes been created. Renovation of shops, and
particularly of offices and mservices establishments, is
occurring at a modest pace, although not necessarily in
accordance with the plan.

Private Rehabilitation. A considerable amount of
facade and other renovation has besn accomplished;
perhaps two thirds of the structures have been
affected, Lack of design controls and incentives has
been a problem, and there is still ne identifiable
retail village image. The business services and
government support offices concepts have not been
implemented as recommended in the Action Flan.

A Business Plan for marketing and promoting the CBD

has not been developed to date, nor is there a business
assistance program to help entrepreneurs improve their
merchandiging techniques and target their markets. If,
in fact, retail is still viable for the CBD, incentives
and assistance programs would be in order.

There is a need for mors parking in Essex, but the
greatect daficiencies appear to ba in parking close to
shops, rather than in the overall number of spaces.
Vigitors to the multil-service government center and the
career training center keep the nearby non-metered lots
full, preempting spaces for shoppers. Metered Revenue
Authority lote at CBED's peripheries are underutilized.

Building Condition. A gurvey showed that almost B0
percent of the nearly 350,000 square feet of commercial
retail and office space is in good or excellent
condition; 14 percent ls in fair condition, and only
geven percent is rated poor. This is a substantial
improvement over condition ratings for previous years
and suggests considerable progress in reversing
deterioration and in upgrading the area.




Commercial Market Potentials

While there have baen substantial improvements to properties in the

Esgex CBD, there has not been an appreciable improvement in business
conditiens. 1In 1988 stores in the CBD sold 514.1 million in goeds and

services from 147,000 square feet of space, for a very modest %96 per

square foot, on average. By comparison, the residents of the Essex trading

area spend $426 million for such goods and services annually; Ezsex's

capture of that potential iz only 3.0 percent. Some specifics are that:

) While reported retail sales are modest, merchants
indicate improvement recently. Data were collected
goon after the completion of a major streetscape
project; retall sales can be expected to drop off
temporarily during and for a period after construction.

o The C¢BD has been shown to be guite weak in shoppers
goods and gupermarket retail activity, but to be
located centrally in a trading area in which demand for
shoppers goods is quite underserved, especially for
apparel, furniture, and specialty items. Potential for
additional food stores in Essex is much less, due to
competition from supermarkets in surrounding centers.

= It i in the area of convenience goods -- notalbly,
restaurants == and personal gervices that Essex has had
some economic growth. Even =80, most local restaurants
are mom and pop operations, and the CBD ¢aptures only a
small preoportion of demand in the trading area.

o The predominant personal service in Essex is beauty and
barber sheops, and there i{g a limit teo the CBD's ability
to absordb more of them. The demand analysis has
identified a sizable potential for local-serving
office-type gerviceg: banking and finance, insurance,
real e=tate, medical, legal, and so forth.




Conclusicgns

It is the conclusion of this report that the retail Village Green

concept that has been the basis for past revitalization efforts cannot be

achieved and needs to be replarced with a more realistic alternative.

factors lead to this conclusion:

The extensively landscaped willage retail center
concept ig unrealistic and prohibitively expensive.
Factors contributing to this conclusion include the
inability to obtain State cooperation in limiting
traffic volume and in creating landscaped medians and
pedestrian crogsings; the significant costs associated
with the ambitious village center plan; the inability
to sufficiently stimulate and provide design control
over facade improvements %o create a unified image for
the CBD.

The new Diamond Point Plaza may seriously reduce the
potentials for additional anchors in the CBD. The
Essex CBD finds itself in the pesition of being
sandwiched between two strip centers, each with
supermarket and discount department store anchors --
too close to compete successfully with, yet too far
away to benefit from their proximity in attracting
shoppers.

Public facilities have not been successful as "twin
anchora”™ to stimulate business in the CBD. The

restricted hours and modest patronage of the museum are
too limited teo have much impact, Further, visitors to
the goverpment center are there primarily for social
gervices; they tend to be of limited means and do net
constitute a stable market for retail in the CBD.

An alternative use iz planned for the major available
retail space in the CBD. The proposed business

incubator represents a de facto decision to pursue
broad economic development objectives in Egsex as well
as commercial revitalization. This facility would be
linked to the County careers center and would provide
important business development assistance opportunities
in the community.

Four




Recommendationeg

A Revised Pevitalization Strateqy

The revitalization strategy that iz proposed here i3 to build upan the
opportunities that will arise due to the incubator without abandeoning the
goal of retail revitalizatlion. Instead, the revitalization concept would
be reoriented to emphasize shops and gervices that have natural affinity $o
incubator activities, as well as to improve conditions for retail, services

and offices in general. In this strategy, focus would also shift to

- business davelopment —- which has heen neglected in revitalization activity

thus far -- to bring it in balance with physical development activity.

The Planned Business Incubator. The incubator would provide physical

facilities, and technical and business development assistance, to small
start-up firms in the Essex area at below market rates. The County is
considering the purchase of the long-vacant A&P store at %01 Eastern
Avenue; the incubator would occupy the 21,300 square foot ground level
section of the structure, which has upper level retail space fronting on
Eastern Avenue. If arrangements to acquire the property at a reasonable
cost are not possible, other sites noted in feasibility studies for the

facility can be pursued.

The incubator-linked retail revitalization concept would be to create
opportunities for incubator tenants to retail their products and to attract
other related retail specialties which could benefit from, and lend support

te, the activities here and in the CBD. Such activities could include:

1. Food products and preparation, possibly with ethnie
orientation. Successful shops of this type exist in
Essgex. (Appropriate training programs are currently
provided at another training center, but not at Essex.)




2. Industrial specisalties, including those offered at the
oocupational training facility in Eggex; examples
include metaleraft and woodworking, and other
industrial arts and crafts (e.g., County demonstration
projects, links to historical industries through the
museum, commerclal graphic artg, fine arts, etc.}.

3. A farmers market, with inside vendors or seagonal open-—
air stalls, should be competitive in Essex despite
nearby supermarkets, gliven its image of low-cost/high-
value fresh and specialty foods, and would provide a
festive atmosphere sorely lacking in E=sex. A gtudy of
the Baltimore city markets indicated they involve heavy
subsidies which should be avoidable through alternative
strategies for space leasing and maintenance.

other Revitalization Activities. The revised strategy for the Essex

cBD escentially abandons the highly landscaped retall village for a broader

multi-service concept where it is hoped that a stronger bridge can be

established between the commercial secteor and public offices and facilities

in Essex. The planned incubator is the key link among them. In addition:

o Current physical improvement programg in the ¢BD should
not be slackened but rather intensified to complete
improvements begun within the CBD and to expand
revitalization activities to include the preoader study
area. These include streetscape, facades, roadway3s,
parking, design control, signage, eteo.

o Business development should join physical improvements
as the next initiative for revitalizatien. Such
business development assistance should include the
marketing of the CBD and of vacant space in the CBD,
technical assistance to businesses, and fipancial
assistance for working capital as well as for
improvements to real property.

-10-




Public Sector Regponsibilities

As a community development organization, EDCO is the proper body to
spearhead these expanded actlvities for Phase II of the revitalization
program for Esgex, just as it has led the way in revitalization activities
to date. The support and assistance of Baltimore County will be critical,
of course, and the County should have respongibility for implementing key
revitalization projects in Essex. A summary of roles and responsibilities
for EDCO and the County follows below, with a timetable for completion of
major physical improvements. A complete site-by-site description is

presented in Section IV of the report.

Parking and Traffic. There can be no relief to parking and traffic
problems in Essex without the aggressive participation of Baltimore County.
The County should not cease to lntercede with the State Highway Department
concerning traffic flow and control policy for Eastern Avenue. It is
recommended that the price of on-street parking meters be lncreased to
50,20 per hour to discourage meter-feeding. At the same time, the meters
should be removed from the Revenue Authority lot at 409 Eastern Avenue to
encourage use of this long-term lot by employees. Alse recommended are
major improvements to alleys to increase access to employee parking behind
stores. Finally, the County should consider whether it has a
responsibility for providing more parking for the government multi-services
center in a way that will lessen the present negative impact on the

availahility of parking for shoppers.

Business Development. EDCO should take the lead in initiating a
business development program for the expanded revitalization area. There
ghould be increased technical and financial assistance from Baltimore

County. Activities should include:

—11~
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Key EDC Capital Projects.

EDCO activities and roleg: advertising and lease—up of
vacant space; area promotion and marketing; technical
asgigtance; and involvement of local financial
institutions in supporting revitalization projects.

Roles and responsibilities for Baltimore County:
financial assistance for working capital as well as
property improvements; technical agsistance; stricter
code enforcement.

Pecign and implementation of physical

improvements projects will be primarily the responsibility of Baltimare

County through the Economic Development Commicssion (ERC) with critical

input from EDCO and cooperation from property owners.

proposed timing for thelr implementation are summarized here:

Recommended Action Year

Ezsex Business Incubator:
Bocquisition and establishment FY'al

Streetscape: Eastern Avenue from Margaret to
Woodward, and on Tayleor and Margaret Avenues

from Eastern Avenue to Maryland Avenpua

&. Streetscape design Fr'ol
= Streetscape construction FY'92

Eseex Village Green Park (523 Eastern)

a. Acquisitian and design FY 91l
b. Construction FY'92

Reconstruction of Alleys in tha 400-500

blocks between Eastern Avenue and Dorsey FY'91-2

Streetscape: 0-300 blocks of Eastern Ave.

a. Streetscape design FY'92
b. Streetscape construction FY'93

-12-
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Section I. AREA DESCRIPTION

Introduction

This report presents an updated plan for the revitalization of the
commercial core in Essex, Maryland, the linear two-block ¢ore area aleong
Eastern Avenue (four discrete city blocks, plus adjacent strips), which is
the Central Business District (CBD) of Essex. The study also includes
retail and non-retail uses in an extended target area adjacent to the CBD.
Thig plan is oriented toward providing a broad, updated strategy that can
guide the Essex Development Corporation (EDCO) and Baltimore County in
their revitalization program for Essex, plus recommendation of the specific
steps that should be executed to gucceszsfully complete the commercial
revitalization project now underway. In this context, new uses or
improvements to certain key sites are suggested. The nature of thiz
strategy is described below, under the heading of Study Objectives,

followed by an outline of the report.

Study Objectives

Several planning studies and market analysec have beepn prepared for
Esgex since 1976; (these arae deseribed later in Section I) These studies
have provided the basis for eight years of revitalization activity and
projects in the Essex commercial core. Thesze activities and projects have
sought to improve the physical condition and functioning of public
infrastructure, to upgrade the appearance and condition of public spaces

and private buildings, and to inerease the general activity level in the

—-13-—




CBD through expanded government offices and public facilities, in an effort

to rejuvenate commercial activity the area,

At this point it is timely to re-evaluate the strategy that hacs guidsd
revitalization planning in Essex, given the completion of many of the
projects that have been recommended in the past, and given that certain
changes that have occurred in the CED and in the regional marketplace that
may warrant revisions to that revitalization strategy. Conzsequently, the
revitalization planning effort reported here has been undertaken t<

accomplish four objectives:

o First, to assess current commercial activity in the €BD
and market conditions in the trading area served by
kuginesses in Essex, and to determine future market
potentials that should emerge within this trading area
over the next five to ten years (the market study):

(=] second, to determine the present status and degree of
success of revitalization activities proposed for the
CBD in previous revitalization plans, as Phase I of the
Egsex Development Carporation (EDCO) revitalization
program;

o Third, to re-evaluate the conceptual framework
underlying Phase I activities and to update these
concepts for the role and functien of the CBD to
raflect current market conditions, completed preojects,
and planning realities; and

o Fourth, to recommend the strategic next steps to he
taken in Phase II to complete the revitalization of the
extended Essex core area according to these revised
concepts for the role and function of the CBD. A
future phase, Phase III, will extend the physical
boundaries of the ctudy area still further.

Study Outline

This report consists of two sections, the "Revitallzation Strategy"

and a "Technical Appendix”., The Revitalization Strategy (this report)

-14-




consists of an intreductery section describing the study objectives, the
study area, and summaries of physical and businese conditions in Eseex,
plus potentials for revitalization (Section I}; previous planning and
revitalization activities (Section II); a revised revitalizatien concept
(section III); and recommendations for an updated revitalization strateqy

for Essex (Section IV).

The "Technical Appendix" consists of a detailed inventory of building
structural conditions, and commercial floor space, parking facilities, and
an in-depth retail market analysis. The Revitalization Strategy report
should serve the needs of policy-makers, while the Technical Appendix will

be available for reference.

Essex Study Area

Planning for commer<ial revitalization of the Essex business core has
been on-going since the mid=-1970's, although it was not until after 1980
that targeted revitalization and improvement projects were inltiated to
implement the plans that had been prepared. While the boundaries of the
core study area have changed slightly over the years, they remain focused
on the concentrated business strip on Eastern Avenue in the heart of Essex.
Most market studies in support of revitalization planning have also
canéidered an extended commercial strip along Essex Avenue from the Back
River bridge to the vicinity of the Middlesex shopping Center. The
discussion to follow identifies and describes in more detail the study area
for this report, and it gives a brief history of planning activity for the

commercial revitalization of the CBD.

] G-
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Regional Position

The community of Es=ex, Maryland is situated to tﬁa east of the city
of Baltimore, in southeastern Baltimore County. The community is centered
at the neck of the peninsula (Back River Neck) formed by the backwaters of
the Back and Middle rivers and extending into the Chesapeake Bay. It is
traversed from scuthwest to northeast by Eastern Avenue, which orosses bkoth
rivers and the peninsula; and from northwest to southeast by Back River
Neck Road, whigh runs perpendicular to Eastern Avenue and extends the
length of the peninsula (or neck). These two roads connect Essex and

adjacent neighborhoods to the regional highway network, as follows (see Map

A):

(=] Eastern Avenue provides access to the scutheast to the
Patapsco and Windlass freeways, which are portiong of
the Baltimore Beltway system {I-€95). It also extends
directly to downtown Baltimore to the west, linking
with such major thoroughfares as North Point Boulevard
and Pulaski Highway, and intersecting the Harbor Tunnel
Throughway (I-8%5).

o Back River Neck Road intersects Eastern Avenue near the
terminus of the Southeast Freeway, which links directly
to Pulaski Highway (U.S. Route 40), Philadelphia
Highway (Route 7), Interstate Route I-95, and the
Beltway (I-695%), and heads neorthwest toward Towseon.

The character of Essex is decidedly that of a blue collar, working
¢lass community, with a modest maritime flavor due to the proximity to the
rivaers and the bay. Maritime industries are of little economic
significance to the area, however, being limited primarily to pleasure
eraft repair and marina operation. It is the larger heavy industries that
have traditionally given the area its character and livelihood, such as the
Bethlehem Steel Sparrows Point plant and the Martin Marietta alreraft plant

(now a state airport and industrial park).
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Study Area Boundaries

The Essex business core area for this study is the Central Business
District as defined by the 400 and 500 blocks of Eastern Avenue, plus
selected adjacent properties. This area has served as the Fhase I site for
revitalization projects undertaken over the 1980's to implement the 1980
Revitalization Plan for Essex (see below). The primary study area, shown
on Map B, extends from Mace Avenue and Riverside Avenue on the west to

Woodward Avenue on the east.,

on the nerth side of Eastern Avenus the study area includes only the
first line of properties, extending to the rear alley. On the south side,
however, the study area extends acrossg the rear alley to include saveral
properties fronting on Maryland Avenue. These extensions provide inclusion
into the study area of those parking lots and commercial structures in the
CBD that do not front on Eastern Avenue. Cross streets in the study area
include Taylor Avenue and Margaret Avenue. The major assignment of this
report is to evaluate the current status and remaining potentials for
revitalization in this core area, and to recommend next steps to further

the improvements toc the area.

Also covered in thia report is an extended study area consisting of
the Eastern Avenue frontages west of Mace and Riverside avenues to the Back
River bridge. This is a less intensely developed commercial strip that
will become the locus of additional improvements for revitalization, if
warranted and as recommended (Phase II}. ‘Future studies and revitalization
activities are expected to take place te the east of the downtown, along
Eastern Avenue from Woodward to the vicinity of Marlyn Avenue and the

Middlesex Shopping Center (Phase III).
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Land Use and Structures

The Essex CBD is an area of small shops, restaurants, professional
wffices and service eatablishments, Most occupy storefront space, but a
good number are in converted residences. Structures are typically one or
two stories, Larger establishments tend to be government offices or public
facilities., There are some residential uses, including upper story
apartments and one or twe alder detached dwellings. Uses in the extended
area to the west are more directly oriented te the automobile — with gas
stations, repair shops, and drive-in convenience stores -- than in the CRD,
where direct driveway access is limited. Stores in the extended area also
includes many converted residences. The single institutional development
in the extended area iz a nursinﬁ home south of Eastern Avenues at Back

River,
Land Use Pattern

Map € portrays land use in the Essex core on a building-by-building
basis, Most of the commerclal (retail) space tends to be on the south side
of Eastern Avenue and is especially concentrated in the 500 block. office
s5pace, on the other hand, tends to the north side of the strest and to the
west, in the 400 block. Many structures house both retail and office
tenants. Large public facilities are located on the south side in the 400
block: the Baltimore County multi-service government center and U.5. Past
Office, and the county occupational training center. Other public
facilities are the cerebral palsy center at Taylor and Maryland, and the

historical museum in the 500 block of Eastern Avenue.

Downtown Essex has a nomber of parking lots, as shown on Map ¢. There
are two County Revenue Department lots and three larger private lots on
Eagstern Avenue. Two additional private lots that are free and available to

the public face each other across Maryland Avenue at Taylor Avenus,
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Floor Space Trends

Table 1 presents floor space in the Essex CED by hroad c¢ategories of
gpace use for the years 1976, 1980 and 1989. The total inventary appears
ta hava increased by about 3,500 sguare feet over this peried, but thig
difference is most probably due simply to measurement error or scope of the
survey. Usas of some structures may also have changed from or to uses not
included in the different surveys (e.g., residential}. The 1980 data are
pased on information on previous tenants of existing space, thus the total

inventory is the same in both cases.

In general terms, retail uses have maintained a consistent base of
about 120,000 to 120,000 square feet since 1976, although that base
suffered from earlier lesses, notably the closing of the only supermarket
in the CBD {an A&P) pricr to 1976, Consumer gervices have increased by
almost 50 percent —- from 14,000 square feet in 1976 to 20,000 aguare feet
today. Other uges have increased by almost 100 percent: from 74,000
square feet of office and other uses in 1576, to 156,000 gguare feet at
present. Vacant space, on the other hand, has declined to one-third its
1976 level. Overall, occupied space increased by 42,000 sguare feet in the

late-1970's, and by another 40,000 square feet in the 1980's.

These changes have meant shifts in the relative mix of business and
other uses in the Essex CBD. In particular, the retail funetion has given
way considerably to office, service and government functions, although it
has almost maintained its gross sguare footage, as these figures illustrate

(based on ccoupled space):
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Percent of Occupled Space

1976 1980 1989
Retall Trade 57.7% 52.3% 40.2%
Consumer Services 6.7 6.2 6.8
Other Uses 35.6 41.5 53.0
Total Occupied 100.0% 100.0% 100.0%

Shoppers goods stores include The Family Dollar Store and numerous
specialty shops: antiques and used furniture, discount apparel, gun shop,
thrift shop, etec. The CED has lost most of its better furniture and
clothing stores. Convenience goods, on the other hand, are on tha rise,
due almost entirely to an increase in the number of resgtaurants in the CBD.

Personal services have expanded somewhat. The primary service being barber

and beauty establishments.
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Table 1.

Retail Trade
Shoppers Goods

Convenience Goods
Other Retail

{Subtotal)
Consumer Services
Pergonal Services
Businegm Services
{Subtotal)
Other Uses
Offices
Government
Other, Unknown

{Subtotal)

All oOccupied
Vacant

Total

OF SPACE 1/, ESSEX CRBD,

NON-RESIDENTIAL FLOOR SPACE INVENTORY BY TYPER

1976 TO 1589

66,045
42,120

12,300

(120, 465)

13,925
N/A

(13,925)

49,035
2/

25,278
(74,313}

208,703
130,325

339,028

1980

74,075
43,850

14,625

(132,550)

12,840

3,000

(15,840)

57,050
2/

_48,250

(105, 300)

253,890

88,8758

342,568 3/

1/ Excludes auto dealers and repair.
2/ Included in other uses,

3/ Inventory is limited to space still existing

in 1989, a= of December 30.

Source:

24

RFR Economic Consultants Field Survey.

37,550
53,450

27,150

{118,150)

16,950

—2.000

(19,950)

83,965
54,000

18,100
{(156,065)

294,165
48,400

342,565




Zopning Districks in the CBD

The Essex husiness district within the study area is entirely zoned
businesa, with commercial overlay districts. Map D shows the areal extent
of the three business zones and two overlay districts that cover the CBD;

the uses allowsd in the regpective business districts are:

=] BL (Business, Local): Uses permitted include most
types of convenience goods, shoppers goods and
specialty retail establishments, plus persocnal
gervices, banks and offices, and other stores, services
and business establishments as one would expect in a
commercial center. Included also are accessory uses or
structures, such as garages and parking spaces, and
signs. Special exceptions would allow pet boarding,
service stations and repair garages, boat yards and
marinas, car wash, community
enclal feultural /feducational or recreational facilities
and day care, drive-in restaurants, dry cleaning
plants, motels and hotels, theatres, laboratories,
apartments, and miscellaneous recreational facilities.
In the event of a permitted fabricating or repair
facility, the maximum number of employees engaging in
such activities can be no more than five.

o EM {Buginess, Majori: All uses permitted in & BL zone,
plus a wide variety of such uees as recreaticnal and
entertainment facilities (many of which are permitted
in BL =zones only by special exception), repair
facilities, smallesr printing and dry <¢leaning plants,
hotels and theatres, and warehouses, Employees in
fabrication or processing, repair or dry cleaning
canngt number over 25. Service stations, car wash
establishments, drive-in restaurants, bus terminals
laboratories, and some additional recreational
facllities may be permitted by special exceptlon.

o BR {Business, Roadside): All uses permitted in the BM

zone (and hence alse in the BL zeone), plus such uses as
larger printing firms, hottling plants, motel an motor
court, pet beoarding, greenhouse, and volunteer fire
department. Uses such as building materials/farm
supply and eguipment/lumber/stone works, etc., tira
retreading, kennel, and public utllity storage yard are
permitted when set 50 feet or more from residential

-55.




zones at the zone ends. By special exception, service
etationg, a wide range of transportation facilities,
moving and storage, larger recreational, moter vehicle
sales, and other uses can be permitted.

Specific regulations for these zones for setbacks, front, side and
rear yards, special conditions, and building height will not be detailed
here. Areas such as the Eegex CBD that have predominantly older
structures predating many of the ordinance specifications will evidence
many nen-conformances and variances. Without overlay districts, the fldor
area ratios for the zones are 3.0 for BL, 4.0 for BM, and 2.0 for BR. Off-
street parking requiremente for selected usag for the three business zones

are ag follews (generally in terms of building floor space):

o Nightclubs and restaurants: one per 50 square feet;
o Medical offices: one per 300 sgquare feet;
o Other offices, institutions and non-retail commerecizl

establishments of more than 5,000 square feet: one per
300 square feet of ground floor space, and one per &S00
square feet of upper floor space;

o Retail establighments: cne per 200 square feet; and

o Industrial and wholesale: one per three employees.

Provision for such off-street parking normally would be regquired at
the time of application for a building permit to construct or enlarge a
structure for which offstreet parking is required. The parking =spaces
provided would have to be either on the same lot or within 500 feet of the
kbuilding they are intended to serve. Additional requirements govern
provision of loading gpaces for retail stores, industrial and warehouse
facilities and similar facilities of 10,000 sguare feet of more, at the
rate of one space for each 50,000 square feet in excess of 10,000 sguare

feet,

—-26—
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As Map D indicates, the BL zone predominatesz in the CBD, cavering
properties to the scuth of Eastern Avenue and east of Margaret Avenue, to
the north of Eastern Avenue and west of the Margaret Avenue terminus (at
514 Eastern Avenue), and to the south of Eastern Avenue west of (and
including) 435 Eastern Avenue. A BR zone includes all properties on the
south side of Eastern Avenus from 437 Eastern Avenue to Margaret Avenue;
this includes the government multi-purpose center and post office, the
major retail structure in the S00 block, and parking lots and other
structures to the rear across Maryland Avenue. The preperties fronting on
and nerth of Eastern Rvenue from the terminus of Margaret Avenue eastward
to the study area bhoundary at Woodward Avenue include all three business
zones in succession: BR (514 to 522 Eastern Avenue), BM {526 to 530 Eastern
Avenue), and BL (532 Eastern Avenue). It may be noted that these three
groups of properties were all zoned BL in 1980, which covered all of the

downtown at that time except for the above-described BR zone south of

Eastern Avenue.

Froperties in the CBD are covered by two overlay zoning districts
which further qualify the uses permitted and the regulations that govern
them. These are the CCC (Commercial, Community Core) and C5A (Commercial,

Supporting Area) distriects., Particulars of the GOC district are:

o Apartments are a permitted use, but only above the
firet story of a building., Side windows of apartments
must ba 25 feet from the property line, with 50 feet
batween apartment side windows facing each other in
adjacent bulldings.

o No limit is placed directly on the number of apartment
units, hut the maximum floor ratio for the site is
placed at 4.0, and a minimum amenity open space ratlio
is set at 0.2. Minimum parking for apartments is 1.25
spaces per dwelling unlt, but up to 50 percent of the
apartment spaces can be applied to reguired parking for
commercial and office parking at the site.

- B -
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In 1580 the entire downtown Essex study area fell under the CCC
overlay district. The rezoned northeastern portion of the study area,
which now includes BR and BM as well as BL zones, now ls covered by the CSA
overlay district in place of CCC, which remaina in place in the rest of the
study area. The CS5A overlay district allows automobile service stations as‘
a4 use by-right, rather than by speclal exception. The purpose is to
provide a transition for highway commercial to €CC (Commercial Community

Core},

Land Usa and Zoning in the Extended Area

The extended study area runs from Mage Avenue to the Back River Bridge
and includes the 000 te 300 blocks of Eastern Avenue west of the CBD. This
is a transitional areaj the zoning ig for business roadside, allowing for
residential uses iIf they are contiguous to residential. fThere are many
converted residences in this area, primarily housing offices and marginal
shops on first floors and in basements. Office uges include several legal
firms, insurance, real estate and construection, with retall such as gift
shop and deli. Parking at these properties is often to the sides of the

structurea in widened driveways.

The overall mix of uses in the extended area give= evidence to the
deminance of the automobile: there are several auto sales and auto repair
establishments, an aute parts store, Jiffy Lube, gag stations, tire store,
and highway-access retail (liguor store, 7-11). Miscellaneous uses include
a bingo parlor, a nursing home, and a park and ride lot. There are several
restaurants ~- Ho Jo Chinese, Terrace Inn, Crabhouse —— some of which are
rather unsightly and apparently not too active. The only real cluster of
Btores ig at the Mazer Brothers facility (auto parts, plus furnitire,
printing, etc.). A largely vacant retail/office structure is located at

Eagtern Avenue and Riverside Avenue, jusgt outside the CBD.
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Building ¢Condition

Visual inspection of structures in the Ezasex CBD was undertaken to
determine the general physical condition of the buildings in the area,
Structures were rated as being in exeellent, good, fair or poor condition,
based on obvious signs of deterioration or need for maintenance and repair.
The ratings relate to structural conditions; they will reflsct the impacts
of facade renovation, but they will not reflect other aspects of street
beautification or structure or lot funecticnal or econcmic obsolescence.

The results of the survey are shown on Map E. Among the findings are that:

o Over B0 percent of the 334,000 sguare feet of
commercial retail and office space is rated to be in
good or excellent condition; 12 percent is considered
to be in fair condition, and only seven percent is
rated poor. This is a gubstantial improvement over
condition ratings for previous years and suggests
conaiderable progress in reversing deterioration and in
upgrading the area.

(=} Moet of the floor space in poor condition —-- over 80
percent of the total -~ ig found on the south side of
the 400 block of Eastern Avenue. Affected properties
include 423-427 Eastern Avenue, Other properties
conaldered in poor condition are 400 Eastern Avenue
{Guttenberger's Grocery, the oldest siructure in the
Egzex CBD) and 522 Eastern Avenue.

o The scuth side of the 400 Eastern Avenue block also
containg 45 percent of the space in only fair
condition, so that almest 30 percent of the space in
that block is rated in less than good condition. ‘The
north side of that block contains 41 percent of the
fair quality space. By comparison, from 91 percent to
98 percent of the gspace in the blocks on the north and
south sides of 500 Eastern Avenues are in good or
excellent condition.
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Parking Facilities

Reconnaissance of the study area determined that there are
approximately 870 parking spaces in the CBD. This number follows the study
area boundaries rigidly, and therefore it excludes spaces just outside the
area. On the other hand, the surveys of shoppers and merchants suggest
that shoppers will not come to the CBD if they have to park too far from
stores, Bo the spaces at the edge of the area are not as effective in terms
of parking capaclty to serve shoppers. Patrons of government services
appear to park wherever they can, and there is some complaint from
merchants that they crowd shoppers out of close-in parking. A& summary of
the parking inventory and analysis is presented below (the Technical

Appendix documents the findings in detail):

o Of the total number of spaces, 250 or just less than 30
parcent are on-street spaces, and 620 are off-street.
Almost 70 percent of the spaces are to the south of
Eastern Avenue. Metered gpaces -- which congtitute 180
or 18 percent of the spaces -—- are fairly evenly
divided hetween north and south of Eastern Avenue. Far
more free and customer parking is available to the
south.

o Metered spaces are concentrated along Eastern Avenue
frontages., ©Of the total of over 260 metered spaces,
118 are in Revenue ARuthority lots located to the north
in the 500 block, and to the south in the 400 block.
Despite this apparent balance, the lots are away from
the center of activity at Taylor and Eastern avenues,
and they are not heavily used. On-street metered
gpacves ara available on all Eastern Avenue block fronts
in the CBD and on some side streets, although not
necessarily in even proportieons.

o Free parking, which totals 355 spaces in the CBED,
consists of 107 on-street =paces and 248 off-street
spaces. About 40 free gpaces are on-street spaces near
Eastern Avenue frontages (although most of these are on
the side streets). The Chertkof lot behind the large
retail structure in the 500 block is available to the
public and has 132 spaces. BAncther 68 on-street spaces
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and 116 off-street spaces are available south of
Maryland Avenue in the 500 block; most are in another
Chertkof lot open to the public., These spaces are
quite far from many, if not most, of the stores in the
downtown.

= Private restricted parking for customers and employeas

is available in small amounts in all blocks. Employes
parking as identified here (103 spaces) is concentrated
in back alleys and behind stores; as such it is cramped
and not very accessible. The 151 spaces of customer
parking includes 52 spaces at the (new) Post Office;
the rest is wldely scattered. apparently, the post
offica lot is heavily used by other government patrons,
ac are the Chertkof lots nearby.

ol Practical parking requirements in the CBD determine
that from 1,000 to 1,300 spaces are needed to handle
eurrent parking needs. Historical counts of 800 to 900
spaces suggest that the existing parking space
inventory within the study area consistently has met 70
percent to 80 percent of actual need., This compares to
a supply of only 35 to 40 percent of the theocretical
need for from 2,200 to 2,500 spaces, based on zoning
requirements for parking according to land use. As the
CBD is upgraded with more and better retailers, parking
need may begin to approach this higher reguirement.

Parking Management

Although there iz a lack of parking overall in the Essex CBD, metered
+ots at 409 and 508 Eastern Avenue are underutilized. The lot at 409
Eastern Avenue is rarely more than 25 percent full during business hours,
and the lot at 508 is rarely more than 50 percent full, even though the
Eastern Avenue Health Center leases approximately one—guarter of the espaces
in the lot. Although these off-streset lots are not fully utilized, the on-
strect metered spaces are genserally full. There are several reasons for
this parking pattern. First, business district patrons generally try to
park directly in front of their destinaticna. Therefore they avoid off-
street lots. Second, in public meetings with EDCO, it has been reported

that many employees feed the meters in front of their places of employment,
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Third, the pricing of the meters is the same (5%.10 per hour) for both an-
street two-hour and ocff-street five- and 1l0-hour lots. These three factors
suggest alternatives that could be pursued to help encourage more
utilization of the long-term lots. These parking management alternatives

are presented below.

a Alternative 1 — Pricing at Meters., One alternative

would be to increase the price of on-street meters to
$.20 per hour while continuing the cost of off-street
metered lots at $.10 per hour. Twenty cents per hour
ie still relatively inexpensive for parking in downtown
areas, yet this price increase would encourage
employees to use long-term lots rather than feed the
meters.

[v] Alternative 2 - Timing of Meters. The second

alternative would bhe to decrease the on-street meters
to one-hour maximum, rather than the present two-hour
maximum. If employees have to feed the meters every
hour, they may choosge to utilize the all-day lots.

=] Alternatjve 3 - Removal of Meters. A third alternative
would be to remove the meters from the leng-term lot at
409 Eastern Avenue as the lot is rarely used now. The
Revenue Authority would not realize any signifiecant
loss of income and on-street spaces would be more
available to area businesses, '

o Alternative 4 -~ Combination of Measures. This
alternative would combine selective rate changes,
timing, and/or removal of meters.

The alternative recommended for Eseex is the fourth alternative, which
would raise ihe price of on-street meters to $.20 per hour and would remove
the meters at the Revenue Authority lot at 409 Eastern Avenue. This
increase in price for on-strest meters will not significantly affect the
desirability of the shopping area, yet, it will encourage greater
utilization of long-term lots. It should be noted, however, that whatever

parking management strategy is chosen for Essex, EDCO should take a lead
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role in educating business owners to encourage employees not to take up

valuable on-street parking spaces.

gcex CBED Rlleys

The alleys between Eastern Avenue and Dorsey Avenue in the 400 and 500
blocks could provide access to additional off-street parking behind the
commercial properties an Eastern Avenue, However, the deteriorated
condition of the alleys prohibits many employees from using the potential
spaces behind businesses, 1In earlier revitalization studies of the Essex
CBD, improvements to the alleys were recommended. Although some
resurfacing of alleys was recently accomplished, the improvements made were
of a minimal nature and have not greatly affected the desirability of the
parking areas behind properties on the northern side of Eastern Avenue. In
order to provide additional employee parking opportunities, major

improvements to the alleys should be pursued.

It is also important to note that the Baltimora County Department of
Envirenmental Protection and Repource Management has targetred these alleys
for improvement due to runoff pollution exacerbated by the poor condition
of the alleys. As the stormwater management system outfall is in an
Intengely Developed Critical Area, improvements to the alleys will help the
County meet the County's Critical Areas goals to reduce pollution from

Intensely Developed Areas.

Economic Activity

An exhaustive inventory and analysis were made of retall and service
floor space and sales activity in the Essex CBD and inm the Eastern Avenue
Corridor from Back River to (and including) the Middlesex Shopping Centey,

This included field survey of floor spaca and surveys of merchants and
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shoppers., The particulars of that inventory and analysis, including

projections to 1995, are reported in the Technical Appendixz to this study.

Shopper's Survey

Shoppers and other visitors to the Essex area were surveyed to
determine their pattefn of patronage of stores and services in the Eastarn
Avenue Corridor, and use of competing facilities, Knowledge of their
places of residence permits the definition of the trading area that the
Essex corridor serves; this trading area was uged in the market analysis to
identify the retalil sales potential., Highlights of the survey are as

follows (see the Technical Appendix for details):

Q Trip Purpose. Tabulating the residence data for
visitors to the CBD according to trip purpose reveals
that the government center is a major attraction for
the CBD, accounting for over 80 percent of the visits
to the core. Those visitors coming the greatest
distances tend to conme for governmental purposes,

About half of the visltors to the CBD for government
purpcses come from outside both the primary and the
secondary trading areas, compared to only 15 percent of
the =hoppers.

o Trading Area. About 60 percent of the shoppers in the
Eastern Avenue corridor come from the Essex and Middle
River communities; these have been designated the
"primary trading area". Roughly ancother 30 percent
come from Windlass (te the east) and North Point (to
the west); this is the "secondary trading area”. The
remaining 10 to 15 percent are "inflow shoppers® from
beyond the trading area.

(=} Shoprers Goods Purchases. Almost 40 percent of the
shoppers in the Essex CBD usually make their shoppers

goods purchases at stores in the ¢BD, based on thae
responses of shoppers surveyed in the CED. Ancther
small proportion (10 percent) of the CBD shoppers make
their regular purchases at the Middlesex Shepping
Center, Thus, almost half of those who shop in the ©BD
make their regular shoppers goods purchases cutside the
Eastern Avenue Corridor.
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o Food Store Purchases. The survey data indicate that
most shoppers (45 percent to 55 percent, or roughly
half) in the Eastern Avenue Corridor usually deo thelr
grocery shopping at the Basgics supermarket in the
Middlesex Center, while a somewhat lower percentage
(about 20 percent to 30 percent) shop regularly at the
Mars market in Riverdale., Alteogether, about 80 percent
to 90 percent of all primary area residents shopping in
the corridor make their regular grocery purchases at
stores within the primary trading area.

Merchantes Survey

In addition to surveys of shoppers in the Eastern Avenue Corridor, a
survey was undertaken of merchants in the Essex CBD. The purpose for
surveying these merchants was two-fold. First, the survey sought to obtain
the epiniens of merchants on the bu=siness climate in the CBD, on the
character and success of their enterprise, and on the problems in the cBD
that impact business ¢limate and success., The gecond purpose was to view
firet hand these places of business and to assess abjectively the guality
of the facilities and merchandising practices of the operators. Findings

include these abservations:

=} Turnover Rate. The pattern of residency indicates a
"core" group of retail atores and personal services
that have remained in the Eas=sex (¢BD at their current
address since 1980, or just about one out of every four
stores. The remaining three out of four have moved in
eince 1980 and have been at their current address for
an average of 4.75 years.

o Adeguacy of Space. Two-thirds respond that their space
ig adequate and cone-third respond that it is not. Most
(7% percent} of those responding no, the space is not
adequate, indicated a desire for more space. Pield
obzervations guggest that space on the whole is not
properly utilized in terms of display or storage.
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o CRBD Competitiveness., Three—fourths of the merchants
‘ Surveyed believe that the Essex CBD is a good location
for their business. Respondents indicated that the
positive elements of the Essex commercial area are its
convenience and location within the greater Essex area,
and the leyal community atmosphere of the area,

o Marketing Organization and Practices. Only six (30
percent) of the businesses in the survey currently
belong to EDCO or the Chamber of Commerce, Many ares
complimentary of the streetscape improvements to
Eastern Avenue, but as yet they do not gee this
cosmetic improvement as the answer to the flagging
retail market. There is no unified approach to
marketing the CBD at present, There iz considerable
apathy among merchants concerning marketing and
promotion.

o Undesirable features reported about Essex are its lack
of traditional retail stores comparable to those found
in the malls and shopping centers nearby, what are
considered unresolved parking problems, the "run-down®
appearance of saveral storefronts, the large amount of
vacdant space along Eastern Avenue, and its difficulties
ag a retail location, Nenetheless, of the businesses
surveyed, only 15 percent indicated they have
considered moving because of these issues.

Retail Saleg In Fogex

It is estimated from floor space inventories and merchant surveys that
the 147,000 =sguare feet of occupled retail and service floor space in the
CBD in 1988 generated about $14.1 million In retail sales, for an average
sales volume of 596 per fguare foot. This iz almost precisely the same
rate of sales generation that was evident in 1977 in constant dollars (an
estimated $513.6 million in sales in 143,000 square feet of space). &as
noted above, merchants cited disruptions due to street improvements as a

cause of lowered sales in this period. Detailed analysis of retail floor

space and sales found that:
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In the ¢BD shoppers qoods stores account for $4.0
million in sales, convenience goods for $5.2 million,
and other retail for 52.5 million, for a total of 511.8
million in retail sales. Services make up the
remaining $2.3 million in sales in the CBD. The single
type of establishment with the largest gales volume in
the CBD is the eating and drinking category
(restaurants), at $3.9 million.

Ancther $11.5 million in sales are made at stores in
the corridor outside the Easex CBD, excluding the
Middlesex Shopping Center. As in the CBD eating and
drinking places acgount for a major share of all sales,
at %3.5 million. In the corrideor, however, there is
also a gsubstantial concentration of auto parts and
related stores, with $3.6 million in sales. These two
types of firms account for &0 percent of the sales in
the corridor cutside the CBD. The Middlesex Shopping
Center makes an estimated 519.7 millicn in sales per
year, of which $9.9 millicn are for groceries and §5.9
are for shoppers goods, including department stores.

The magnitude of expenditures made each year by trading
area residents dwarfs the actual sales made by stores

within the primary trading area, including the Essex
CBD, with 5426 million in expenditures annually. This
is especially true of shoppers goods (purchases of 5176
million) -- including department store products,
apparel, furniture and miscellansous specialty goods.
As noted above, the gshopping centers near Essex tend to
ke supermarket anchored, and the Essex Corridor's major
retail strengths are in convenience goods and highway
related activities. C¢learly, most trading area
residents make their major purchases atr the larger
malls, such as Golden Ring.

The most significant finding of the analysis is that
the Essex CBD and business corridor are currently

meeting a very asmall proportion of the potential retail
demand in the trading areas they serve. That
proportion, or capture rate, is only 5.1 percent of
demand -~ 6.3 percent in the primary trading area, and
3.5 percent in the secondary trading area. Tha
adjacent Middlésex Bhopping Center supplies another 4.4
percent of sales capture, 6.5 percent and 1.5 percent
for the submarkets, reszpectively. The highest capture
for corrider businesses is for convenience goods stores
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and servicea, at 11.0 percent. Capture for shoppers
goods and food stores is about 2.0 percent.

Summar

This introductory section of the market study and revitalization

plan

update for the Essex CBD has provided a statement of the purpose and method

of the study, and an overview of factors relating to the present sctate of

commercial activity in the downtown -- factors such as traffic, building

conditions and area appearance, parking, merchant and shipper preferences,

and retail sales. Section II, to follow, will describe previous planning

and revitalization activities for Essex, and Sections ITT and IV will

recommend a revised revitalization concept and strategy for Essex.
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Section II, REVITALIZATION PLANNING HISTORY

Introduction

The early-1980's has seen the execution of a first phase of a
concerted program for the commercial revitalization of the Essex CED.
Today, the impending completion of that first phase is the occasion for
undertaking this present gtudy, to assess progress to date and to recommend
the next steps to be taken. Three Plans for the commeraial revitalization
of the core area were undertaken prior to the execution of the first phase:
the Murphy-williams gtudy (1976), the American City Corporation study
(1278), and the Revitalization Plan prepared by Baltimore County staff
(1980).

The 1980 Revitalization Plan set the stage for recent revitalization
efforts in Essex, and it is reviewad in detail below. Here, brief
summaries of the Murphy-Williams and American City Corporation studies are
presented; they provided important analytical and strategy input to the
Revitalization Plan, and much statistical data from those two studies have
been included in this study to establigh trends in floor space condition
and utilization, Basically, the Murphy-williams study provided an in-depth
analysis of problems in the core area, while the American City Corporatiocn
gtudy focused on a market analysis to identify market potentials and
recommend & revitalization strategy. That strategy was Picked up,
elaborated and modified, and developed inte a revitalization program in the
1980 Revitalization Plan. Problems identified in the 1976/1978 plans and
rated as high priority for improvement included access and parking, and

obsclescence in the refail core:

~41-

RPR




Access and Parking:

=}

(=]

high volume of through traffic

deficiencies in the numbers of spaces
available

Very poor access to parking from
tharcughfares

poor location of spaces in relation te sheops

Retailing: oObeolescence:

O

while gross square footage is substantial,
the core does not meet the criteria for a
regional canter (no department store), a
community center (no junior department,
discount or largs variety store), or
nelghborhood center {no supermarket)

cannot compete with surrounding shopping
centers

large vacancies (48,000 square feet, or 14
rercent)

POOr appearance of area and poor condition of
many structures, cannot command higher rents

neaeded for batter maintenance

lack of large anchors to generate shopper
traffic

lack of shoppers goods and specialty shops

store units that are too large for modern
shops

absence of high quality businesses; large
number of marginal businesses attracted by
low rents

high rate of business failure and turnover

changing demographic mix: older, moderate
income
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A number of policy recommendations were advanced for CBD

revitalization, and key projects were identified, Recommend policies and

strategies, and identified opportunitieg for a strengthened core,

are

Bummarized below. Specific Projects are elaborated in more detail in the

discussion of the 1980 Revitalization Plan, to follow,

3. Goals and Strategies to Re-establish the Essex Town
Center:

(s establish a8 role for the Town Center:

balanced mix of retail (neighborhood shopping
facilities), private office space, and public
office space and facilities {government
multi-purpose center)

] retall opportunities: supermarket (25,000
square feet), shoppers goods stores {75,000
square feet); especially apparel;
hardware/drug/variety complex; home
furnishings, antiques center), and services

o local-serving office opportunities: 50,000
to 70,000 square feet

) gultural and entertainment oppartunitieg:
ethnic restaurants, theatra, County museum,
restore Guttenberger's historic store

o public facilities opportunities: government
offices, retain post office

o Lransportation policy: reverse current
policy to maximize flow; increase access to
shoppers: auto, trangit, pedestrian

o parking policy: more fpaces, more free

fpace, more curbside space, better security
and lighting, more evenly distributed spaces

] streetscape policy: facade improvement

program, streetscape program {(furniture,
planters, walkways, festive effects/maritime
theme, signage).
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The 1980 Action Plan

In 1980 Baltimore County staff Prepared a Revitalization Plan for
Eszgex that built upon and extended many of the ideas and concepts that had
been previcusly advanced in studies of the CBD by Murphy/Williams (1976}
and the American City Corporation (1978). The 1980 Revitalization Plan
included an Action Plan which set forth a physical concept and plan for
revitalization of the ¢BD, and varieus other plan elements to guide the
implementation of the Action PFlan (Relocation Plan, Administration Plan,
etc.). The Action Plan has served as a basis and guide for revitalization

prajects within the CBD for the past eight years.

It is now timely to review the status of the Actian Plan
recommendations to assess the success of those prajects that have been
implemented{;tqjdétermina whether other projects Proposed but not yet
implemented are =till valid and needed, and to reevaluate the timetable and
priorities for implementation of such projects. The discussion to follew
summarizes the recommendations of the 1980 nction Plan and reports on the

statua of their implementation.

Public Facilities

The basis for the degign of the Action Plan is the concept of the
Village Center, which was cenceived as two (public sector) anchors
connected by landscaped gtreetway (Eastern Avenus), Baltimore County
approved a $600,000 bond issue to carry out the first phase elements of the

Action Plan, which are desecribed below.

1. Reconstruction of Eastern Avenue, Improvements to and
beautification of the streetccape between the anchors
was seen as essential to creating an inviting
environment for upgraded shops, improved traffic flow,
and increased access to shopping and parking. Among
the specific recommendations were:
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] Widening (four feet each side).

=] The additien of 10 foot pﬁrking lanes each

‘ direction.

o The addition of a 12 foot median strip,
landscaped with trees.

o Grasa and brick pedestrian crossings, with
extended nosingsg. ‘

o Left turn lanes at ecritical intersections.

(=] Move utility poles to alleys to allow
additional lanes.

[u] Inprove the pavement in alleys.

[ Demolish the Franklin Warehousae, widen the
alley.

o Landsocape and brick the walks/textured

concerete, gresnery.

These recommendation® proved to be guite ambitious, and
compromises with the State Highway Department were
necessary to achieve many of the objectives. For
example, the median could not be widened or planted. A
parking lane was added, but neot to the full 10 foot
width desired. OGne-third additional on—-stireet parking
(33 spaces} was accomplished by changing parallel
parking to diagonal parking. New turning lanes could
noet be fit into the existing right-of-way, and the
utility poles were not moved. The Franklin Warehouse
was not demolished, but the alleys did receive a pave-
over, and there is more employee parking there than
previously.

The sidewalks were landscaped and upgraded to the
greatest extent that is likely to be achieved, but the
coverage did not’ include the full 400 and 500 blocks of
Eastern Avenue. Instead, improvements stopped short of
the half block between Margaret and Woodward. There

~are some shgniflcant uses in this stretch, and

completion of the improvements should ke cansidered.
Creation of a pocket park at 521 Eastern Avenue is
under consideration (the former Delia Motors lot).
Howeveyr, the 5100,000 budget available to the
Department of Recreation and Parks may not be
sufficient for both acquisition and improvements.




Creation of Public Sector Anchors. The two facilities
envisioned as the anchors for the Village Center
greenway were the Essex Heritage Society mugeum {the
old fire and police station) at 514 Eastern Avenue, and
a Government Center cone block to the west at Eastern
Avenue and Tayler Avenue. The museum has been
completed and ls a viable weekend attraction. Since
the facility is staffed entirely by velunteers and does
not operate on weekdays, ite impact is somewhat
limited. The Government Center was conceived as a
"State District Court -- Multi-Service Center" to be
grouped around an open courtyard or plaza, with these
components and characteristics:

o State District Court Functions -— 22,500
square feet

o Baltimore County Satellite Office —— 20,000
sguare feet

(s} Various other State, Federal functions

o A newly constructed Williamsburg-type
building, or

o As an alternative, acgquisition and
rehabilitation of 431-433 Eastern Avenue
(36,000 sguare feet)

o Acquisition of 435-7 and/or 427-9 for plaza
and services

o} An expanded Post Office as part of the
Government Center complex or adjacent with
pedestrian linkage

EDCO and the County were not successful in securing the
location within the CBD of the State District Court ar
other state and federal offices, hut a new Government
Center was successfully established as a County multi-
service complex, including the Poct Office. The =tatus
of Action Plan proposals to date i3:

o The Government Services Center complex at 439

Eastern Avenue was renovated in 1983, with
approximately 18,000 sguare feet of space.
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o It was not poésible to create an open court

area, however, as the owner chose to
rehabilitate the propertles for shops and
offices rather than sell them to the County.

v} Major County tenants include Social Services
(15,000 square feet) and Permits (1,000
gguare feet), plus offices of EDCO and other
agencies. The Motor Vehicle Administration
is algc a major tenant,

5! The Pozt Office was relocated from its
previous location at Maryland and Taylor
Avenues, to expanded guarters in the lower
(rear) portion of the Government Services
Center, with access from Taylor and Maryland.

o In 1984-B85% the vacant structures at 431-433
Eastern Avenue were rehabilitated for a
County OQcoupational Training Center, with
36,000 square feet of space. The building is
under long term lease. The structure at 435-—
437 remains in private ownershilp and in
cccupancy by the Salvation Army and a sub
shop.

o The bullding vacated by the Post Cffice at
Maryland and Tayler Avenues remains vacant; a
dress factory had occupied the structure
briefly, but failed. The Occupational
Training Administration may consider it for
an adult literacy center to support the
training center, as the GED ie required for
admittance to the training program. The
building next door houses the cerebral palsy
daycare center and offices.

Construction of Publi¢ Parking Facilities, éreation of

. additional parking in the €BD was considered crucial to
the sugcessful revitalization of the area. Among the

propeosals of the Action Plan were the following
projects:

o A new lot on the Franklin Warehouse property

o Construction of a parking deck at the
Government Center
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o Interconnection of lots to the rear of stores

The Frankllin Warehouse project has noet heen pursved,
nor has the construction of the parking deck. Since
existing Revenue Authority lots ars underutilirzed, it
has been difficult to justify the construction of a new
parking deck. It appears, however, that the problem
with the Revenue Authority lots is their distance from
the center of activity in the CHED; the deck would have
heen much more centrally located. The lot to the rear
of 439 Eastern Avenue is8 ostensibly reserved for Post
Office patrons, and an adjacent lot le for Poet Office
use only. The lot in the 500 block opposite the post
office is usually well-cocuplied.

Connection of lots to the rear of stores by an expanded
alleyway would regquire the petitioning of 60 percent of
adjacent property owners. Owners of commercial
properties supported the action, but the residents on
the south side (Maryland Avenue) would not, as it would
take away from backyards; thus, no action has been
taken for lack of support.

Maintenance Frogram, The idea was to establish
cooperative agreements with owners to maintain the
landsraped frontages on Eastern Avenue. It wasg
envisioned that the CETA program could continue to
provide assistance in maintaining the public right-of-
way (this federal program has been discontinued)}. In
realty, the landscaping has been much more modest than
proposed in the action plan, consisting primarily of
the location of planters, and no formal agreement for
maintenance has been entered into with property owners.
EDCO has a small budget for a part-time maintenance
person, and utilizes volunteers (teenager summer work
programs, Baltimore Area Retarded Corpe, etc.).
Coordination of these activities for consistent
maintenance has been difficult, however, and trash
remaing a problem in Eseseyx.

Lighting. The Action Plan proposed two types of
improved lighting for the €©BD: (1) high twin mast
luminaries in the Eastern Avenue median; and (2)
pedestrian lamps on Eastern Avenue sidewalks, and along
adjacent side streets. Since a widened median could
not be constructed, the first of these proposals was
not implemented, Lamps were installed on Eastern
Avenue but not on adjacent streets.
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Commercial Facilities

Commercial revitalization includes physical improvements and marketing
improvements, including improvement of tenant mix and business aperations
and promotion. Public physical improvements were discussed ahove, and
private improvements will be discussed below. This discussion will focus
on Action Plan concepts for layout énd mix of commercial activities in the
core area (the plan did not directly address promotion or business
oparations). With respect to retailing concepts and mix, it may be that
changes in market factors, and in the types of public improvements that
have actually been made {a= opposed to proposed in the Action Plan), have
rendered the original Action Plan concepts obsolete. DbDiscussion in the
next gection will consider the need to replace those concepts with more
realigtic objectives. The retailing concepts and propesals of the Action
Flan, and changes made in the CBD to date, are summarized in the paragraphs

to follow,

1- An Extended Commercial Mall for the 400-500 block
Eastern Avenue was to bea the heart of a revitalized
commarclial core in the Essex CBD. It was believed that
the two public sector "anchors” -- the Government
Services Center and the Heritage Museum —-- would help
generate pedestrian traffie in the area and would
define a street segment within which streetscape
improvements and commercial activities would be
concentrated. Three key proposals of the Action Plan

wWere:

] Redevelopment of the major commercial
structure on the south side of the 500 bhlock
of Eastern Avenus. Among the guidelines

recommendaed for this redevelopment were:
* Retenticon of the two-story center

portion of the structure was seen
as ecritical for a supermarket;
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* Other retail functions would be
added as needed in the cBD: drug,
variety, hardware, family shoes,
womens apparel and/or fabric,
liquor, laundry/cleaners, ete.

* Existing merchants of appropriate
types would be concentrated here
through relocatlon from their
current premises;

ox An arcade would ke run through the
length of the building to
facllitate subdivision for smaller
shops (the 120-foot depth of the
gtructure is a problem for shop
layout);

» A pedestrian overpass would he
constructed to link the commerclal
structure to the Government Center.

o Rehabilitation of the shops at 423-425
Eastern Avenue; and

Q The creation of an antigues center in the
CBD, based on the existance of =zeveral well-
eztablished enterprices,

The creation of this commercial mall has not taken
place, and the recent completion of the Makro/Ames
shopping canter at a former junk yard on Diamend Point
may have permanently altered the market ¢onditions
favoring a supermarket-centered retail center in
downtown Essex. The scope of the downtown is changed;
most of the space on Eastern Avenue isg well-occupled
(with notakble execeptions), but the orientation is away
from traditional retail toward foices, gservices, and
convenlence/low end retail.

The large commercial structure has not been renovated
or re-tenanted. Tha Eastern Avenue frontage iz well-
cccupled with a mix of shops, offices and services.
The former ALP portion remalns vacant. Cuarrent plans
at EDCO favor a small business incubator in the wacant
space. The concepts of an arcade through the building
and a pedestrian overpass to the Government Center
remain intrigulng but may be prohibitively expensive.
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An antique center concept was attempted but was not
guccessful, as this is not a prime location for such a
centerx, Most of the authentic antiques dealers have
moved away; the remaining shops either deal primarlly
outside the area, or are better characterized az used
merchandise and thrift stores. The structure at 423-
425 Eastern Avenue remalned in poor shape through 1988.
It was recently damaged severely by fire. Currently,
it is wacant but under renovation.

The public sector anchers are not likely to be able to
generate the retall support that was envigioned in the
Action Plan. Essex has over half of all the subzsidized
housing in Baltimore County, and most of the visitors
to the multi-service government center are of modest
income. Motor Vehicle Registration is the most
frequented office after the various County offices, and
the third most fregquented is the Post Office. It was
noted above that the museum is open only on the
weekends. Students and trainees at the occupaticonal
center do make extensive use of the fast food
estabhlishments in the CBD, however. Based on a
thorough analysis of retail potentials in Essex, this
report will consider whether the retail mall congcept is
obsolete for the CED, and whether a revised mixed-use
concept is in ordecr.

Private Office Space and Business Services. The
concept ©of the Action Plan was to focus office
development west of the mid-400 pleock of Eastern
Avenue, and on Eastern Avenue east of Margaret Avenue.
This would minimize dilution of the retail
concentration planned for commercial mall in the 400
and 500 blocks, Care was to be taken not to displace
retail, and te coordinate office development with
relocation of shopa £o the mall area.

There has been much leasing activity for officezs and
gervices in the CBD, but not well-coordinated or
necessarily in conformance with the Action Plan
concept. The higher rents that can be obtained through
cffice leases have encouraged landlords to convert to
office use all along the Eastern Avenue frontage, This
has had the effect of further breaking up what remains
of the former retail concentraticon in the CED.
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3. Entertainment Facilities. The Action Plan envisioned
an intensification of entertainment and related
dctivities to be concantrated in the core area.
Proposed were a Twin Cinema, to be housed in the major
commercial structure in the 500 khleck of Eastern Avenua
or other appropriate site, and a complement of ethnie
restaurants nearby in the CBD. BAn attempt was made to
market the c¢inema concept, but without succezs. The
CBD does have a number of resgtaurants that offer
Italian and Greek dishes, but these are primarily mom-
and-pop family restavrants rather than ethnic specialty
restaurants,

Private Rehabilitation

The key to revitalization is to jinduce private property owners ta make
improvements to thelr own properties. Action Plan proposals for
revitalized commercial structures in the CBD would require joint public-
private actions. Since the public sector would be making substantial
investments in public buildings, infrastructure and strestscape, as
described above, it was anticipated that those invastmente could "leverage"
corresponding investments by the private sector in commercial facilities.
Further, these improvements must include all structures, non-commercial as
well as commercial, if the appearance and ambiance of the CBD is to achieve

the objectives sought for a revitalirzed downtown.

No formal structure or agreements for such leveraging were created,
however, and the response of the private =ector has been somewhat spotty,
often not in conformance with the plan. ¥ey proposals of the hotion Flan
for specific structures were summarized above, noting the current status of
those proposals. Broader obijectives for private improvements in the CED

are described here, again noting the current status of these proposals,
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Residential Uses. The Action Plan did not oppose the
retention of some residential uses in the ©BD, in the
form of upper floor apartments or residences of
rroprletors. Indeed, those resldences could add depth
and ambience to the commercial area. Conseguently, the
renovation of those upper floor apartments was included
as an objective of the plan.

Upgrade Facades. The "face" that the CBD presents to
the community is its facade frontage and the
streetgcape that connects and integrates individual
store fronts the length of the businesgs district.
Conzequently, the improvement of facades along both
gides of the 400 and 500 blocks of Eastern Avenue is
high priority for a revitalized CEBD.

Government Suppert Facilities., To take advantage of,

and to provide support services for, the new Government
Services Center, the Action Plan proposed the
redevelopment of 413-417 and 420 Eastern Avenue as
offices.

Bupiness Services Building. The Action Flan proposed
to set up a new business services center to house
service establishments not needed in the high priority
retail core ~- and pre-empting prime retail space —— in
order to free up buildings there. Space could be new
construction or rehab, lease or condominium, and would

accommodate relocated tenants. Examples include

printing, kitchen, decorator, small suppliers, etec.

A considerable amount of facade and other rencvations has been

accomplished in the Essex CBD, although the business services and

government support offices concepts have not been implemented as

recommended in the Action Plan. - Among the better residential property

improvements are those to the structure at 532 Eastern Avanue, which

created four new apartments targeted for senior citizens.

Most second

story apartments on the south side of the 400 block were burned out in the

recent fire. The renovations underway at the property will convert the

space to officeg,
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Both sides of the 400 and 500 klocks of Eastern Avenue have had
substantial improvements t¢ facades, and to some interiors -- perhaps twa-
thirds of the structures have been affected. The problem has been lack of
design controls, so that while the appearance of the retail corridor in the
CBED hams bheen greatly improved, there is still no sense of the identifiable
retail village image envisioned in the Action Flan. An attempt was made to
provide an integrated design for 423-425 Eastern Avenue, but the owner
chose not to apply for renovation funds under the Baltimore County loan
program and ignored the designs in making alterations to the property. The
structures at 413-417 and 420 Eastern Avenue remain in poor condition; but

ag they remain occcupied, the owner has seen little need to improve them.

In evaluating the results that have been accomplished in facade and
other improvement to private structures, the original goals of the Action
Plan should be tempered by emerging trends in the corridor. Failure to get
State Nighway Rdministration approval of widened medians, and the inability
to implement other traffic controls, mean that traffic remains relatively
heavy and travels at excesgive speeds through the corrider. This
perpetuates the barriers to shopping movements -- both of pedestrians in
the ¢BD and shoppers®' vehicles attempting to gain access to parking -- that
helped create the decline in retail activity in the CBD in the first place.
Consequently, the role of the CBD for retail is still in doubt, and the

failure to create an appealing atmosphers of charming small shops through

facade improvements is not too surprising.

It should also be noted that marketing practices in the CBD are
primitive, at best. Window displays and merchandise layout are poor in
most stores, and there has not been a successful attempt to market and
promote the CBD, guch as through joint advertising, special festive days or
late hours, or other organized activity. These are ingredients to
successful retailing that must go hand-in-hand with physical improvementsg

to buildings and infrastructure. EDCO could Play a key role in promoting
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and marketing the revitalized CBD. This will become increasingly important

as physical improvements are completed.

Timetable for Implementation and Future Needs

The Action Plan proposed a two-year timetable to complete a first
Phase of revitalization activity in the Essex CBD, to include streetscapes,
the government complex, and a business services center, Future phases
would address improvements to the large retall structure on the south side
of the 500 block of Eastern Avenue, business development for improved

retail tenant mix, and office davelopment. The proposed timetable was as

follows:
1. Street=cape Program
o CETA program: continuing
o ROW/streetacape improvements, widenings: 1/80
~ B/82
o Private facade improvements: 1/80 - 1/82
2. Government Center Complex
o Services Center building: 9/80 — &/82
o Farking structure (Revenue Authority): 9/80 -
6/82

3. Private Busineeg Services Building

o Building (re-) development: 1/81 -~ 6/82
=} Tenant relocation: 1/82 - 2/82

4. Future Phases

[ Major commercial structure (500 block south
side)

Building reconstruction
Supermarket
Entertainment complex
Shops

* ¥ % ¥
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o Buginess development to enhance tenant mix
o Private office space to bracket the retail
core

As noted above, the parking deck and business services building
projects have not been implemented and are not anticipated for future
phases. Otherwisge, scheduling of projects is running three to five years
kehind the rather ambiticus and unrealistic timetable of the Action Plan.
The CETA program 15 no longer in existence to provide maintenance '
assistance for the streetfront. Financing has been an issue in terms of
County and State shares. Ultimately, both have made substantial financial
contributions to streetscape improvements, but the result has been a long
delay in completing the improvements. Those improvements completed by
1986-1987, and in place today, are likely to be the extent to be undertaken
for the sites treated. One exception is the "pocket park" proposed at the

Delia Motors site.

Currently, improvements are planned at a number of private properties:
Jender Printing (Concept Two), for example, and several other shops. The
burned property at 423-425 Fagtern Avenua is undergoing repairs and
conversion of upper floors for office, as noted previcusly. Lease-up of
offices in the CBD ig proceeding well without a targeted program, although
there i= encroachment on areas originally planned as retail. New office
space hasg not been developed, however. A notable gap in the revitalization
program for the CBD is completion of improvements to the 500 hlock of
Eastern Avenue above Margaret Avenue. This portion of the Fhase I target
area wae not addresaed, probably because of budget limitations. In Phase
I1 of EDRCO's program, the target area is to be extended to include Eastern
Avenue westward to the Back River bridge; this extended area will be
addressed in this report. A future phase (Phase III) will extend

improvements sast to Marlyn Avenue.
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To date, there has not been the development of a buszsiness plan for
marketing and promoting the CBD, nor a businesgs agsistance program to help
entrepreneures improve their merchandising technigques and target their
markets. The current loan program is limited to loans for facade and
interior improvements; other financial incentives are not awvailable, nor
any financial assistance for working capital. If, in fact, the retail
strategy of the Action Plan is still viable for the CBD, some of thece

other incentives and asgistance programg would be in order.

Summary

This section has described previous planning and revitalization
activities for Essex., Sections III and IV, to follow, recommend a
direction for the next phase of revitalization activity in the expanded
downtown Essex study area. These recommendations will be based on
identified market potentials, evaluation of progress in revitalization
efforts to date, and current thinking by EDCO and County staff on

priorities and proposals for upcoming projects.
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Section III.

RECOMMENDATIONS FOR ESSEX
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Section ITI. A REVISED REVITALIZATION CONCEPRT

Introduction

The previous two sections have provided a comprehensive review of

problems and potentials facing the community and publiec officials in

revitalizing the downtown buginess core in Essex. This section reaches

conclusions concerning the opportunities afforded by those potentials.

Based on thase conclusions, it suggests a reviced revitalization 2trategy

for the downtown that reflects accomplishments to date, changes that have

ocourred in the marketplace, and new public sector initiatives in Es=zex.

The next and final section, Section IV, identifies activities and

improvements that are still needed in the CBD and in the extended

revitalization study area. And lastly, it recommends certain broad

policies to guide tontinuing efforts to upgrade and rejuvenate the
downtown.

Summary of Findings

The most significant conclusion reached in the research on exisgting

conditions in the Esszex CBD is that, while there have been substantial

improvements to property, there has not been 8 corresponding improvement in

business conditions, The retail development strategy that initiated

revitalization efforts in Egsex is in need of revamping, Completion of

physical improvementsg should remain a priority, but the main focus of

revitalization should turn more specifically to business development,
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The following points sheould serve to capsulize the data apnd analyses

of the previous sections and the Technical Appendix. Concerning potentials

in Esggex:

=] The CBD has been shown to be quite weak in shoppers
goods and supermarket retail activity, but to be
located centrally in s trading area in which demand for
shoppers goods is quite underserved. This ig
e@specially true for goods such as apparel, furniture,
and specialty items.

o Potential for additional food stores in Eszex e
somewhat less, despite the Plea from current shoppers
and dewntown merchants for a supsrmarket., The
Supermarkets in surrounding centers meet a good portion
of existing and projected demand. Food product
specialties might offer possibilities, however.

= It is in the area of convenience goods —- notably,
restavrants -- and personal services that Essex has had
gome activity. Even so, most local restaurants are mom
and pop operations, and the CED captures only a small
portion of demand in the trading area. The fare at
most restaurante is modest, as local patrons are price
sensitive; however, ethaic speclalties have been
identified as options.

o The predeominant personal service in Egsex is beauty and
barber shops. wWhile the number is small relative to
trading area demand, there is a limit to the ¢BD's
ability to absorb more of them. The demand analysis
has identified a sizable Potential for local-serving
office-type servicesn: banking and finance, insurance,
real estate, medical, legal, and so forth.

Problems remain to be addressed in Egsex, among them the following:

o There has not been a gsubstantial improvement in the
retail mix in Essex since the 1976 plan. The market
study and survey of merchants and shoppers indicate g
small but loyal local fellowing for the stores and
restaurants in the CBD. There is still no sense aof
purpose among mezchants, no will to organize for better
Promoticn and marketing of the CBD.
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The biggest single hindrance to Eszex as a revitalized
rerail center ia the volume of traffic on Eastern
Avenue. The difficulties identified in all previous
plans ~- lack of access to parking, difficulties in
turning, difficulty in pedestrian crossings --— still
remain. Inadequate parking remains the chief complaing
of merchants and shoppers.

The appearance of the CBD is vagstly improved, due to
the placement of planters, lights, sidewalk
improvements, and se forth, as well as improvements to
many of the facades in the CED. Structures remain that
need to bhe addressed, however. The burnt building at

425 Eastern Avenuae is temporarily an eyesore but is
under repalr.

Two areas are still in need of improvement, however.
First, the basic improvements that have been made in
the 400 and 500 blocks west of Margaret Avenue need to
ke extended in the 500 block all the way to Woodward
Avenue. As noted, a pocket park has been planned for
the vacant Delia Motors site in this vieinity.

The other area needing basic streetscape and facade
improvements is the extended study area to the west --
the 0 to 300 blecks of Eastern Avenue. Cracked
sidewalks and curbs need to be replaced, and at least
minimal street furniture and Planters would be in
order. Improving facades here will be a challenge, as
a high proportion of all business structures are
converted residences, some in poor repair, The
structure at 122-140 Eastern Avenus (Mazer Brothers) is
a4 pure retail facility with a wide pedestrian area; it
should be targeted as a prime site for facade and
concentrated =streetscape improvements.

There is a heed for more parking in Essex, but the
greatest deficiencies appear to be in parking close to
shops, rather than in the overall number of spaces
available. Overall deficiencies in gpaces for retail
activitias would be at least 100 kpercent according to
zoning regulations; howaver, the large amount of vacant
space and the low volume of sales at stores suggest
that deficiencles in parking for shoppers are much
less. A revitalized commercial core, on the other
hand, would need more epace for shoppers,
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L] Vigitors to the multi-service government center and the
career training center keep the nearby non-metered lots
full, pre-empting spaces for shoppers. It is likely
that the government space generates many more trips
than zoning normally attributes to offices (a proposed
parking deck at the multi-purpose center was never
built}). Revenue authority lots at the edges of the CED
are underutilized (the spaces are metered).

o More emphasis and attention should be directed toward
the gateways to Essex. The setting for the community
loge —— the Essex "cube" -~ is5 a vacant lot adjacent to
the nursing home at the western end of community, near
the Back River bridge. It is in need of a facalift and
warrants much better landscaping as an appropriate
setting for the aymbeol of EDCO and the community.
{Funds have been appropriated for such improvements.)
Conzideration should be given to establighing a similar
gateway demarcation to the east of the community.

Strate Implications

It is the conclusion of this report that the retall revitalization
concept that has been the hasis for past revitalization efforts needs to be
reconsidered and possibly replaced with a more realigtic alternative. Four

factars lead to this conclusion:

1. The extensively landscaped village retail center
concept iz not likely to be achieved. Inability to
ebtaln State cooperation in limiting traffic volume and
in e¢reating landscaped medians and pedestrian crossings
are major reasons, plus simply the significant costs
agsociated with the ambitious village center plan,
Other problems include the inability to sufficiently
stimulate facade improvements (e.q., through financial
incentives) and lack of aesthetic control over those
facade improvements that have been made. Improvements
that have been made are important but alse are
uninspiring architecturally and do not create a unified
image. The maritime theme suggested in the 1980 plan
was somewhat articial and has not taken hold, perhaps

because thare ig no real maritime activity in the
vicinity,
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Diamond Point Plaza may seriously reduce the potrentials

for additional anchors in the CBD. The Essex CBD finds
itgelf in the position of baing sandwiched between two
8trip centers, each with suparmarket and disecount
department store anchors -- too close to compete
Buccesafully with, yet too far away to henefit from
their proximity in attracting shoppers. The attempt to
create an antiques center was ili-fated; Essex is nor
an appropriate location for such a center, or perhaps
for any upscale gpeclalty shoppers goodg,

Public facilities have not_been ﬂdccessful Az "twin
anchors" to stimulate business in the cBD. The hope of
the revitalization strategy of the 1980 Action Plan was
that the government multi-purpose center and the County
historical museum would be able to genarate additional
retall sales through increased visitation to the eBD.
This hag not happened. In the first place, the
restricted hours and modest patronage of the museum are
too limited to have much impact. 1In the second place,
visitors to the government center are there Primariliy
for social services; they tend to be of limited means
and do not constitute a etable market for retail in the
CBD. In fack, their domination of available parking
may actually be a detriment to business in the cBD.

An Alternative use is planned for the major available

retail space in the CBD. The business incubateor that

has hean proposed recently represents a de facto
decision to pursue broader economic development
objectives in Essex than simply commercial
revitalization. This facility would have poBitive
links with the County careers center and would provide
important business development assistance opportunities
in the Community. It would alse pre~empt the major
availlable retail fpace in the ©BD, however, further
limiting the viability of attempting to attract a major
commercial anchor, The challenge will be to take thig
new initiative and uge it to create a new thrust to
revitalization in the Eszex business digtrict.
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Revitalization Strateqy

The revitalization strategy that is proposed here ig to build upon the
opportunities that will arise due to the incubator without completely
abandoning the concept of retail revitalization. Instead, the
revitalization concept needs to be reoriented to ineclude shops and services
that have natural affinity to incubator activities. In addition, a more
conscientious effort should be made to further develop the professional
office sector, one of the two sectors in Essgex that have shown resilience
on their own. The other suceessful sector is the food service sector; a
way should be sought to bring this sector somehow in line with incubator
activities. Finally, strategies for physical improvements need to be
halanced with strategies feor business development. The incubator would
make a beginning in this area for industriea. Parallel efforts should be

extended to commercial enterprises in the cBD.

The discusegion te follow maps out the structure of the recommended
revigsed revitalization Btrategy. This beging first with a description of
the incubator concept and propesed plan. The discussion then turns to a
statement of the revised revitalization strategy. This is followed by the
example of a farmers market, as one possible use with linkages to the
incubator; others are also reviewed, 1In the concluding section, other
project opportunities and unfinished improvements in the extended area will

be cited, and a general overview statement of Policles and implementation

issues will be presented.

The Planned Business Incubator

The concept of the business incubator for Essex sprang from two
opportunities that arcse within the last few years, The firgt was the
desire on the part of the County to undertake job~creating capital

investments within the County economic development program. The other was
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the presence of the cegupational training eenter in Escex, which was
preparing workers for careers but was facing limited cpportunities for

pPlaging them, as the area‘'s major employers —— such as Bethlehem Steel and

Martin Marietta -- were laying off employees.

The purpose of the incubator would be to provide pPhysical facilities,
and technical and business development assistance, to small start-up firms,
Thus, the incubator would provide employment opportunities (jobs) for newly
trained workers under the County bprogram, as well as promoting business
devélopment in the Essex area and aselsting workers displaced from area
industries in starting their own businessesz. Space would be leased to
qualifying firms at below market rates, The idea is to help provide
support for new firms to enable them to move out inteo market rate space as
socon as possible as self-sufficient businesses, thus increasing the success
rate of start-up businesses in the area. There would ke direct access to
business counseling and services. Counseling and services would he made

available to firmg in the community, as well. An on—-site manager would

oversee operations.

The incubator iz to be targeted toward low tech product-oriented
enterprises. These businesses would be producing or servicing a physical
product rather than providing a profegsional service. The incubator would
provide jobs that match the skills and occupational profiles of the Essex
area and carear center graduates. An effert will be made to avoid placing
too many other constraints on tenants, in order to provide wider
opportunities to the community and to aveid slowing lease—up of incubator
space. It haz been decided to prohibit automotive repair, although it is a
predominant service in Essex, primarily because of its extensive space
requirements and nuisance characteristics (e.g., noise). Maritime
operations in the vicinity also are predominantly engine repair and

servicing and would be excluded on that basis. The incubater space would
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not be used for retail activities, although related retail may be included

in a high-visibility section of the building (see below).

Incubator Faeilities in Essex

If acquisition at a reasonable cost ls possible, the long=vacant A&p

store at 509 Eastern Avenue would house the incubator. This would achieva

8 number of desired objectives: close proximity te the career center and

cther government gervices; central logation in Egsex; effective adaptive

re-use of the vacant space; and heightenad level of activity and attention

upon revitalization in Essex. The incubator weould occupy the 21,300 square

foot ground level section of the large commercial structure that spans the

blockface at 501 to 515 Eastern Avenue. The ground floor opens upon the

rear parking lot; the Eastern Avenue retail frontage is actually the second

floor of the structure. The incubator floor space would include a 9,200

Equare foot central section that has a two-story ceiling where a mezzanine

could be added at a future date, if appropriate. Steps in the

implementation of the project are as follows:

o The purchase of the entire structure ghould be
investigated. The hope is to secure financing from
MILA, of MICRF; hoth Programs have reasonable terms and
interest rates and could be available for incubator
development. The incubator portion of the building
would acecommodate 15 to 20 gtart-up busineszes. ‘The

rest of the structure could continue in commercial
uses,

o Rents would be pegged at $4.50 to $5.00 per square foot
for finished space, including shared services, such ac
secretaries, office equipment and conference rooms.
This is substantially below market rates, even
excluding services and tenant build-cut. Competitive
market rates for shell spaceé are £6.00 per square foot,
with finighed space going at $7.00 par sguare foot,
Initial pro formas show that the projected rents should
cover operating expenses and debt service, although

some subsidy may be required in early years until the
gpace is fully leaged.
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la] Current zoning of the property is ER, the most general
and broadest ¢of the business zones. Within this zone
it is permitted to operate laboratories and periorm
sheat metal work, although not welding. Thus, there
ghould be no exemption of uses for which the incubator
is intended, and the business zone allows for the
inelusion of a wide range of other activities and
services.

o The activities proposed in this space, as planned,
would have a low visibility and would not impact the
downtown negativaely in their operations. The presence
of panel trucks for incubator businesses would be
noticeahle, but a loading dock and doors on the side
are available to minimize the impact. The impact of
employee parking would have to be addressed; possibly
one of the rear Chertkof lots could be made available.
Care will have to bhe taken that there are not noisy or
other nuisance activities that could interfere with
upper floor retail.

It should be noted that if the acquisition of the 509 Eastern Avaenue
property is not possible at a suitable eost, this facility can be

established at one of sevaral alternative locations.

Incubator—linked Revitalizatjion Strateqy

The presence of the incubator can help generate new activity in the
CBD and serve as a catalyst for continued upgrading of the appearance of
CBD stores. While it will add employees in the downtown who will
contribute to the pool of potential shoppers, however, it will not
otherwise stimulate further commercial revitalization unless there is a
more direct linkage between the product-oriented incubater and the
commercial sector -— as, for example, through the establishment of retail

outlets for products made by incubator firms. Some considerations are the

following:
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While the existence of supermarkets on each sidae of the
CBD effectively pre-empts the market support for a
supermarket anchor in the CBD, other food product and
food service specialties offer an excellent peossibility
to link production with retail sales. The presence of
the bakery and baking supplies store in the same block
today attests that such firms should be able to find a
market in Essex. Food products made on-premises and
offered for sale at a discount should be highly
competitive.

Food preparation for consumption on—-eite, or the
development of catering cperations, are other examplas
of possible food service activities, Most plans
prepared for the CBD have suggested that a potential
might exist for more true ethnic restaurants in Esgex.
Ideally, food products sales and Food Preparation
should be linked to appreopriate c¢areer programs at the
Essex occupational center to be most effective. At
present these are not part of the program at this
center, and their addition might duplicate programs at
other facilities. However, there seems to be no reason

why the incubator could not serve other career centers,
ag well,

The concept of an antiques center was presented in the
1976 and 1980 plans, as noted previously. It hac been
pointed out in the market research, however, that the
Sfuccessful antiques shops in the CBD do not make
substantial sales out of the Essex stores but use them
ag a base for regional operations. Other furniture

storeg in Essex today tend to be thrift shops for used
merchandise.

Thus, Esaex has essentially lost the standing it once
had as a furniture center. 8till, if corresponding
programs exist or are contemplated at the carcer
center, woodworking ehopa and raetail outlets could be a
possibility. The recent epening of a La-Z-Boy store on
Eagtern Avenue west of the CBED attests to demand that
ghould still exist for furnitura g2ales in this area.
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It is likely that many of the firms cperating in the
incubator will be connected in some fashien with sheet
metal work, as this ig an occupation or profesaion of
long-standing in the Esmex community and would be
servaed by the career center. Ornamental work and metal

crafts could be possible ways of linking industrial
8kills to the development of consumer rraoducts to be
cffered for sale, although prohibition of welding under
current zoning might eliminate these as practical
congiderations.

It should be emphasized, too, that the concept of
joining retail outlets with the incubator and the
¢areer center may itself serve as a catalyst for the
broadening of the career center program £¢ include more
arts and crafts than might otherwize seem appropriate.
Further, the presence of the Baltimore County
historical museum and the multi-service government
center suggest that the incubater could also sarve as a
demonstration project for exhibiting Baltimore County
industrial arts and crafts, as demonstrated by working
firms engaged in production.

One final example to he suggested herae is that of a
farmers market. Options include inside vendeors or, as
an alternative, Eeasonal open-air stalls. Drawbacks to
an indoor facility are that thera may not be adequate
space with the incubator, and many ©f the markat
operations may not be amenable to direct linkage to the
incubator or career center. A Bummer evening or
weakend cpen air market would have some advantages,
ineluding: lessa parking conflict and even the
poseibility of using one of the parking lots; a much
needed boost to weekend visitation in Essex; and an

outlet for food products made off-season by incubator
firms.

In general, a farmers market, with its image of low-
cost/high-value fresh food and specialty feod products,
should be competitive in Egsex despite the presence of
the supermarkets, The example of the Baltimore markets
{discussed below) indicate that such markets may
involve heavy subsidies; perhaps this could be overcome
in a smaller outdoor market in Eszex,
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o Renovation of the structure for the incubator alsc
provides opportunities to make structural changes that
could have considerable impact on commerce in the CBD.
The inclusion of new retail uses in the structure could
reenforce commercial growth elszewhere on Eastern
Avenue. Further, pedestrian accass through the
structure could be provided from the rear parking lot
to existing and new shops on Eastern Avenue. Such
changes could make the gtructure the focal point of the
Essex Business District. (This idea was suggested in
earlier plans for the CBD.)

Farmers Market and Food Service Concepts

The six neighborhood public marksts that are operated by the City of
Baltimore are described here to provide an example of types of pPhysical and
budgetary requirements that might be associated with a farmers market in
Essex. These are all enclosed historic markets, dating back to 1765, All
gix are ménaged by the Municipal Markets Rdministration under the Mayor'sz
Office, with funds provided through the City's General Fund. =& seventh
municipal market, the Lexington Market, is much larger than these zix
neighborhood markets and is managed separately. It will be noted that food
servicves -- particularly "fagt foods” —— make up a significant portion of

the tenants in the markets; these will be given special attention below.

Characteristics of Neishborhood Markets

The intended purpose of the markets, in addition to pregerving an

historic institution for the city, is to provide a market Place far basic

food staples at reascnable bPrices for the produce. The markets range in
gize from 13,500 square feet to 39,000 square feet, with 16 to 29 vendore
when surveyed in 1989. The characteristics of the individual markets are

given in Table 2. The table shows that of the total of 160,000 sguare feet

of gross space in the gix markets, only 70,700 {or 44 percent) i=s actually

in vender stall gpace; the remainder is in common area. Etall space varies
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from 35 percent to 60 percent of total gpace in the individual marketg,
Average size of stalls for all six markets is 436 square feet per stall.
Again, there is gquite a bit of variation in average stall gizes for the

individual markets: from 373 Sguare feet at the Holling Market to 522

square feet at the Cross Street Market.
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Market hdminist;aticg and Hudget

The Munieipal Markets Administration has an operating budget of $1.7
million, plus $170,000 in debt gervice resulting from a Program of market
renovations (funded by bond issue). There are six market managers, who
share duties in paire for two markets each. For each market there isc a
team of custodians (average of threa persons) and two maintenance crews
(day and night crews). The administration ig headed by a director, with

two asgistant directors, an administrative gs=zictant and an accountant,

Revenues come solely from square footage rents for stalls, with one
Year being the lease term. Until this year rents were $0.74 per square
foot per month ($8.88 per year}. In 198% these were raised to 50,79 per
Square foot per month (%$9.48 bPer year), plus common area fees {CAF) of
50.06 to 50.09 per gfquare foot per month. These revenues are gufficient to
cover only about 44 percent of the operating expenses at the markets,
meaning a subsidy from the City General Fund of the remaining 56 percent.
Table 3 presents a revenue and expense history for the Administration for

the fiscal years 193 through 1988, with revenues and expenses for the

individual markets for 1988, In 1988 the deficits, or operating subsidies,

for the individual markets ranged from $81,000 to $23%,000; on a net sguare

foot basis (leased stalls), these deficits corraesponded to losses of $5.66

to 519,10 per Bquare foot per year.
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Table 3, REVENUE AND EXPENSE TRENDS FOR BALTIMORE CITY
MARKETS, TOTAT, AND BY INDIVIDUAL MARKETS FOR
1988, QITY OF BALTIMORE, FISCAL YEARS 1583-1988

Revenues Expences Deficit
Operations By Fiscal Year
1983 £497,709 5879, 368 {5381,659)
1984 5491,6497 £948,042 {5456,345)
1585 $480,208 531,172,390 (5692,182)
1986 £578,559 51,256,279 ($677,720)
1987 5616,0587 £1,336,164 (5720,107)
1988 $680,989 §1,535,03% {5854,0486)
FY 1988 By Market
Belair £11%,971 5359,279 (5239,308)
Broadway 72,030 168,198 { 96,165}
Cross Street 182,753 304,544 { 151,791)
Hollins 80,795 162,216 { B81,421)
Lafayette 104, 340 308,665 { 204,325)
Northeast 151,100 232,136 { 81,038}
Total Operations £680,989 §1,535,035 (5854, 046)
Debt Service - 170,000 {5170,000)
Total £680,589 1,705,038 {5§1,024,048)

Source: Baltimore Municipal Markets
Administration and RPR Economic
Cansultants,

Food Services and Other Tszues

The Municipal Markets Administration fears that the proliferation of
fast food establishments will undermine the stated cbjective of providing
gpace for vendors of staple products. A tabulation of tenants in the six
markets indicates that fully 23 rercent of the vendors are delis,
restaurants and fast food specialties stands (see Table 4). Another 7.4
percent are dry goods merchants; this means that over one-third of the

vendors are selling products the Administration wishes ta discourage, and
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in the future the types of goods sold will be much more tightly controlled
in the markets. The remaining -- and desired -~ tenants offer a varied mix

of food staples, bakery products, and specialty foods.

By comparison, a food market in Escex might intenticnally encourage
the development of fast food services and other non-food vendors. If thess
are not linked to incubator tenants or caresr center trainees, however, it
may ke desirable encourage such vendors to occupy near-by commercial space
at market rates, If this could be accomplished. There remain the guestions
of how to physically accommodate thae market near the Lncubator, and, even
more importantly, how to eliminate the types of deficits evidenced in the
Baltimore municipal markets. It ig believed that available upper floor
epace in the building to house the incubator would be appropriate for
eataries and other shops. Lower floor Space, Or new mezzanine space, could

be appropriate for produce and meat/=zeafood/poultry shops with proper
fittings,

Table 4. TYPES QF VENDORS IN SIX EALTIMORE MUNICIPAL
ARKETS, 1%89

Average Number

Type of Vendor Number FPercent Per Market
Seafood 13 2.0 2.2
Meat 25 15.4 4.2
Poultry/Dairy g 5.6 ° 1.5
Produce 20 12.4 3.3
Bakery 17 10.5 2.8
Groceries 7 4.3 1.2
Spesialty Foods 14 8.0 2.3
Deli/Regtaurant 45 27.8 7.5
Dry Goods 12 7.4 2.0

Total 162 1C0.0% 27.0

Source; RPR Economic Consultants, and
Baltimore Municipal Markets
Administratien.
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Tt would appear that the source of the deficits at the Baltimore City
markets derivea from the public sector's agsumption of a large share of the
costs of maintenance and utilities —- perhaps to ensure meeting health and
cleanliness standards for food handling ~- certainly much more than vendors
support through rent., A breakdown of the Administration budget reveals the

sources of the $524.00 in operating expenses it incurs per square foot of
stall space:

Budgeted Ttems Budget Yer S.F,
Personnel 700,000 59.90
Gas & Electrrie 400,000 5.65
Trash Collecticn 300,000 4.25
Bldg. Maintenance 150,000 2.10
Supplies, Qther 150,000 2.10
Total 51,700,000 524.00
Rent, CAr —730,.000 ~10.30
Subsidy 5 970,000 513.70

Ta eliminate the deficit {subsidy) would require the equivalent of
passing through most of the utilitles and trash removal, and reducing
personnel by B0 percent. The resultant $10.00 rents per square foot per
year for stall space translate to roughly 55.00 per sguare foot in gross

space (including common area, at %50 percent), or abeout the rents now

predominating in the CBD.

Summary of the Concept

It should be evident from this discugsion that a reviced

revitalization strategy is being proposed for the Essex CRD. This gtrategy
esgentially abandons the highly landscaped retail village concept, to be

replaced with a broader multi-service cancept. In this concept it is hoped
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that a stronger bridge can be established between the commerclal sector and
public offices and facilities in Ezsex, with the planned incubator ag the

key link ameng these. To summarize the key points of the strategy:

o The physical improvements program underway in the CBD
core needy to be completed and the program extended to

adjacent areas. This includes: continuation with
facade improvements to private structures throughount
the CBD; equal streetgcape treatment for the 500 block
of Eastern Avenue west of Margaret Avenue, and down
Gide streets (such as Taylor and Margaret Avenue) south
of Eastern; improvements and landscaping to parking
lots, such as the lot bkehind 509 Eastern Avenus;
extension of the program to Eastern Avenue westward to
Back River; improvements to the "cube" and the gateway
vicinity; and the implementation of specific public
projects, such as the pocket park at the Delia Motors
gite in the 500 block. Individual sites will be
targeted in Section IV.

o Baltimore County and EDCO_should proceed with the

design and implementation of a joint incubator-retail
cutlet facility in an appropriate form, to include
linked industries, shops, eateries, andfor farmers
market, as appropriate. This will entail consideration
of the space needs of other shops, and the access needs
of the publie, in acquiring and improving the incubator
structure in the 500 block. The discussion ahove
provided detall on farmers markets.

o The emphasig for assistance to other commercial
businesses in the CAD core should gradually shift from
physical improvements to business development. For

exlieting firms, this would include marketing, business
managemant, inventory and display, and CED-wide
prometion and coordination. More active participation
from local firms is going to be critical if such
efforts are to be successful. In the next section,
policy recommendations are set forth for different
business development activities.

~76—




Respongibility sheuld be designated to an appropriate
body for finding tenants for vacant space that can
improve the retajl mix in the CBO. While it i=s
fuggestad that the role of retail in the revitalization
concept for Essex be scaled back, it is still critical
that ugses be found for existing vacant or underutilized
space if the CBD is to be upgraded. Market potential
should exist to support these uses if an environment
can be established whers they c¢an prusper. Office
space should be in demand, but much of the vacant
inventory in Essex is not truly competitive., To a
greater extent than retail, office development in tha
CED will require some new eonstruction or major rehab.
Opportunity sites for rehab ar fiew construction are
identified in Eucceeding paragraphs.

A large stumbling block in implementing the physical
improvements brogram in Esgex, and one that will also
negatively impact business development activities, is
the lack of involvement of area finapcial institutiong

in revitalizatjon, Federal policy emphasizes lending
by financial institutions within their communities,
Banks should alsg profit by investing in the
communities they serve. Ways of encouraging this
invelvement by local lenders are discussed in the
Pelicies section to follow.
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Section IV. pPOLTICY RECOMMENDATIONS

Introduction

The following paragraphs provide a synopsis of issues and problems to

be addressed in commercial revitalization {in Esgex. They recommend

specific policies, programs and techniques that the County and EDCO should
censider for implementation; many of these steps have already been
completed in Essex, and progress to date will be noted. Most of these
recommendations are aimed towards retailing;
de

while the retail function js

~emphasized in the proposed multi-purpose strategy for the CBL, there iz
still a pressing need for asgistance to small businesses and merchants.
The recommendations are grouped under three headings, according to the

types of actlon that are needed for commercial revitalization:

1. improvements to the streetscape and public places
2. suppert for improvements to private property
3. azsistance with business development and promotion

Improvements To Tha Streetacaps and Public Flaces

Ezgex ieg well-along in making streetscape improvements in the CBD core

-— the 400 and 500 blocks of Eastarp Avenue. Present need is to complete

the 500 block and to shift the focus to the 0 to 300 blocks,

above.

as noted
Activities and projaects have been Buccessfully targeted to correct
some of the major physical deficiencies that limit

the older commercial center,

the competitivenesgs of

Among the most persistent of thosa

deficiencies are: poor visual appearance, and an accompanying unfavorable

image in the eyes of shoppers and the community at large; signes of
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deterioration to structures and public improvements; lack of proper

maintenance to both Public and private properties; and absence af adeguate

public facilities for users of the Areas, such as accessible parking and

signages, kiosks, ete.) to direct vigitors to
destinations and Parking lots,

informational davices (maps,

Little can be done to alter the land uge Pattern and conflguration of

structures on the land in most of Esgex, The functionally inefficient

development pattern in terms of arrangement of streets, Properties, and

structures on the land; this is reflected in the inakility of shopper= to

move easily between stores, and in the difficulty faced by drivers trying

to move through and within the area. Thusg, increasing the appeal and

functionality of these older structures must be accomplished through

heautification, informational deviceg,
buildings,

upgraded exteriors and interiors of

and better control of traffie in streets and in parking lots,

While Essex is making headway in these Areas, there are initiatives

the County could take to assist loeal revitalization efforts,
from the County should

that Support

come from specific actions, rolas, tasgks, and

techniques such as:

o the granting of high pricority in the County capital
Improvement Program to ¢ritical publie bProjects for
revitalization;

] accept responsibilit

¥ for funding of those projects
through exigting County sources, including the

Community Development Block Grant Program and General
Fund appropriations;

=] consider ag well the financing of publiec improvements
and beavtification Projects through bonds, most likely
to be general obligation bonds, but also possibly tax
anticipation, special assessment, or other revenue

bonds for unusual major projects with identifiable
Private sector impacts;

- -
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o alternative technieques for recouping public
lovestments, such as: the levying of special
assessments for beneficiaries of those public
improvements programs in designated districts; and tax
increment financing to pay for public improvements;

o establish an easement program to permit County
improvements on private property when =ufficient public
land for key public improvement or beautification
projecte is not available; sale-lease back might be
appropriate when extensive private use of that property
is needed. (At present Baltimore County can extend
public beautification activity to private property with
the permission of the owner.)

Improvements To Private Property

Private businesses and property owners should bear the greater share
of the cogts of the revitalization of dewntown Essex. This is quite
broper, as those businesses and owners alresady have substantial investments
sunk in these properties and enterprises; they will have the chief
responsibility for bringing about the return of the commercial area to a
more competitive positiony and they will reap the monetary benefits of that
increased competitiveness. While significant strides have been made in
improving private propecty in the Essex CBD ~-— notabkly facades and

streetscapes —— some areas of concern that remain are:

o Parking lots are almost uniformly bare and uninviting
and need landscaping to peripheries. Some are in need
©f paving and striping. Most large parking lots would
be significantly enhanced, and traffic flow improved,
by the creation of well-landscaped islands at light and
sign pylons and at entrances. County lots no less than
Private lots in Essex could benefit from such
improvements.
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= There are unigue problems throughout the area that
should be remedied, such as: removal of merchandise
display and storage from walks and parking lots;
removal of materials, stored automoebiles, and dumpsters
from highly visible locations; screening and huffering
of refuse and other utility areas; and proper care of
landscaped areas, unused portions of parcels, and
vacant lets. (Many of these problems can be addressed

adequately simply by enforcement of existing zoning
regulations,)

In many instances the County's low interest loan program has been
instrumental in facilitating the making of facade and other structural
improvements in the Essex CBD. In other instances, however, this program
has not provided encugh of an incentive to overcome the considerable
reticence among many merchants and pProperty owners to take on debt or to
become involved in what are seen as bureaucratic programs. A casualty. in
this faillure to achieve more extensive utilization of the County program

has been the inability to institute design standards or controls in facade

improvements in the CBD.

At present compliance to design guidelines in Essex {and in other
revitalization areas in Baltimore County) i= voluntary. It is likely that
the array of financial and other incentives may have to be broadened
congiderably to gain acceptange of mandatory design controls, yet such
¢ontrols are needed to achieve and to safeguard the public and private
investmants that have already been made. Tools now uszed by Baltimore
County, and other techniques the County should consider adding to its
arsgenal of revitalization tools and incentives to leverage private

invegtments and cooperation, are summarized below:

o Financial incentives to induce private investment
should be considerad by the County to include (in
addition to direct low-interest loans): blended-rate
loans combining conventicnal and low-interest loans;
buy-down of commercial interest rates; guarantees of
commercial loang; reduced processing costs to lenders
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through lean packaging; and reduced risks to lenders
through poocling of loans; (Baltimore County currently
has a blended rate revolving loan fund for Froperty
improvements);

The west appropriate sourese of funda for finapcial
incentives is the County's Community Development Block
Grant, channeled through a regponsible local lead
organization for commercial revitalization, although
general fund appropriations could be utilized;
(Baltimore County uses CDBG funds to capitalize a
revolving loan fund to finance direct low-interest
loans for revitalization of Private property when
conventional financing is not available or feasible);

Whenever possible, the active involvement of loecal
lending institutions should ba sought, using technigues
such as those listed above to reduce risks and
processing costs to those institutions when necessary
to secure their services at rates borrowers can afford;

Financial incentives to induce private investment
should be considered by the County to include: direct
low interest loans; blended-rata loang combining
conventional and low interest loang; buy-down of
commercial interest rates; guarantees of commercial
loans; reduced pProcessing costs to lenders threugh loan

pPackaging; and reduced risks to lenders through rooling
of locans;

Tax abatement is g technigue of reducing total costs of
improvements to busine=zces and owners, although it does
not reduce the direct cost of making or financing those
improvements; application should be limited to approved
investments in designated areas for a specified period;

The County should sesk out firma in revitalization
areas that can gualify for the Small RBusiness
Administration 504 Local Development Corporation {LDC)
bProgram loans; these loans provide up to 40 percent low
interest financing through the LDC, 5D percent at
market rate from commercial lenders, and 10 percent
equity from the borrower;
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o The County should assist owners and merchants in using
this and other SBA programs (eligibility reguirements
may exclude both larger firms and firms that are of
marginal stability); the County should ales endeavor to
provide supplemental loans or other financial
asaistance to bolster borrower “equity" for SBA loans,
where needed and permitted under SBA requlations;

o County purchase of easements can be a form of sale-
lease back for making revitalization improvements. to
private proparty; for example, the County could
purchase an eagsemant to improve the facade of a store,
then recoup its costs by leasing the imprevements back
to the store owner; when the easement expires, the
improvements pass to the ownex;

o Technical assistance can be a County contributian in
the form of services for revitalization improvements to
pPrivate property; this technical assistance conld
include planning and design activities, or assistance
in eobtaining the services of architects, engineers, or

contractors; guch assistance sheuld be available under
4 County program;

o Non-financial developmant incentives can be
inatrumental in stimulating and guiding providing
revitalization improvements in much the same way the
proffer technigue guides new development; recommended
are trade-cffs or relaxation of Planning or zoning
requirements or restrictions on signs, parking, or
other controls in order to obtain landscaping or other
improvements of desired type or quality. Claarly,
however, such trade-offs cannct be allowed to have an
adverse impact on existing conditions,

Business Development and Promotion

Business development to improve marketing, merchandising and
promotional techniques and practices must accompany a program for pPhysical

improvements for the successful revitalization of the Essex CBD, The fact

that older areas are not single entities, such as a shopping center under

one ownership, greatly complicates the implementation of a business

development program, however, sgince it requires the cooperation of s large
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number of individual owner-merchants and retail tenants at different
broperties. This places a premium on the leadership of a strong business
assoclation with a central rola in revitalization, such as EDCO, which ig
the local lead organization epearheading that effort. EDCO needs to assume
thie type of leadership in broadening its revitalization involvement from

physical improvements to now focus on business development, as well.

Types of problems and deficiencies commonly encountered in older

comnerclal areas toward which a business development program would be aimed

include:

o Poor image and lack of cleapr identity, re-enforced by
an unattractive appearance, which undermines shopper
confidence and expectation of a pleasant and suceeasful
shopping experience;

o losg of szome of the bettar merchants in traditionazl
"shoppers goods" retail lines, and an increasing

erientation to convenience goode and gervices with less
market attraction;

= increased competition from regional malls which divart
sales from the local trading area and induce come of

the more competitive local retail establishments to
relocate;

) failure of many local entrepreneurs, especially those
of the "mom and pop" variety, to keep abreast of

changing tastes, preferences and trends in teday's
retail market;

o changes in buying patterns and habits in the local area
45 the community demographic structure changes (fewer
families with children, more empty nesiers,
naticnalities, singles, young professionals);

o poor synchronization of merchants' business hours, and
poor coordination and balance of merchandise and
Bervices offered throughout the commerciazl area;

o display and advertising practices and technigues that
are inappropriate and unattractive (merchandise stacked

on sidewalks, hand-letterad aigns in windows, ete.).,
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Some merchants in Esgex are quite knowledgeakle and capable, but their
marketing and promotional efforts are not coordinated, and their
merchandising and display techniques are often fnconsistent and
incompatible. The greater need here is both for assistance in targeting
markets and gelecting merchandise (with some exceptions) and for unifying

businese activities for maximum effectiveness. Specific actions that can

be taken include:

a] selection of an area theme or motif and its use in
promotion and advertising, and in original window and
store displays and {nteriors, as well as in daesign of
exterjor improvements and public facilities;

o area wide promotional activities and coordinated
operations, such as uniform business hours, joint

advertising, special sale days, and special fetes or
fagtivals;

o development and mailntenance of directional and
informational devices throughout the area, such ag
kioskes and mounted layout maps of stores and public
destinations in the area, and the posting of current
flyers and notices in these and other prominent display
locations, such as near parking leots;

o standards for window displays and ads, and other
bermanent and non-permanent signs and display devices,
to provide quality control without undue rigidity;

o expert technical assistance, as needed, for business
cperationa of individual merchante; targeting of
markets, selection and pricing of merchandise,

advertising and display, purchasing and bookkeeping,
eto, ;

[a] market research to identify potentials (ses the
Technical Appendix to thig atudy) .
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Long—term recponsibility for area wide promotion and assistance to
individual merchants for business operations should fall to EDCO and other
local husiness organizations or associations that are actively
participating in revitalization. County government should perform certain
¢critical roles and functions in initiating and supporting these business
development activities, however. There are three different ways in which

the County should asasist the business development needed for revitalization
in Eegex:

o  in assisting the community te organize for
revitalization, help establish a local pusiness
development committee or task force, with central roles
for local business organizations and the more
experienced and successful merchants, (this stage
should be essentially complete in Essex);

(] coordinate existing husiness development resources and
tachnical capabilities of government and cther agencies
and institutions into a County-directed program for
business development in revitalization areas;

o previde financial assistance to local organizations and
to businessea for business development activities
{e.q., working capital for expanded inventory or
uwpgraded fixtures and equipment} when not available
from other sources.

Baltimore County is, in fact, successfully addressing the first two of

these three needs through its established commercial revitalizatien

program, and its support and assistance to bodies such as EDCO. an example

of the County's financial assistance to these organizations ies its new

brogram to help fund local development company advertising and marketing of

vagant space, special store discount days, and other promotions. EDCO,
example, will spend $5,000 in County funds

for

for a promotional brochure ol
Esgex and other marketing activities.
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Baltimore County has not yet extended financial assistance to
individual firms for these types of activities, however. Direct financial
assistance by government to private business, especlally for business
development and working capital, is a sensitive issua. Technical
assistance and guidance should be a condition for financial assistance.
Loan programs and aid in securing conventional financing should be the
preferred forms of finaneclal assistance. The channeling of aid through
local organizations is alse desirable. Other difficult issues that may
arise could includae how to deal with marginal or inappropriate businesses
that should not be encouraged to remain in operation, and how to assist
bugines=zes that may have to relocate as a result of revitalization

improvements or activities.

It is recommended that the County help provide technical and financial
assistance for the two types of business davelopment activities that are
needed for the revitalization of Essex: promotion and marketing of the
commercial center as a whole; and merchandising and marketing assistance

for individual merchante and entrepreneurs in the area. Among activities

recommended for consideration are:

o the formation of a County business development
technical as=zistance team {as part of a larger team for
commercial revitalization) enlisting the assistance,
participation and services of government agencies and

departments, economic development organizations, and
other institutions;

o financial support to local organizations for promotion
and marketing, e.g., in the form of loans to be repald
from dues or assessments of area businesses, and/or

non-financial support such as staffing and technical
asgistance;
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o the development, utilizatiocn, or possibly funding, of
educational programs, courses, or seminars on business
techniques and practices for firms in ravitalization
areas; this can be done in cooperation with local
chambers of commerce or other organizations, and with
colleges or other institutions;

© aspistance to buginesses in finding sources of working
capital, e.g., through Small Business Administration
programs for firma that can gualify, and direct

assistance (loans) for those firms of promise but
without other finanecial resources;

o & revolving loan fund as the chief vehicle for direct
County financial assistance to revitalization area
erganizations or firms for busipess development; loans
could be at low interest rates to fund the activities

described here, or as a contingency source to aid firms

in the avent of necassary dislocations or other
wnforeseen avents due to revitalization; in short,
Baltimore County should congider extending existing
loan programs for property improvement to business
development activities and working capital, or funding
new programg for that purpose;

o business development assistance as mandatory (unless-
judged unnecessary} for business acgepting County
financlal assistance for working capital cr for

physical improvements, to protect the public
investment.

Program Regources For Esgex

The discussion above provides a checklist of possible revitalization

tools and agency roles that may need te be beefed up or incorporated in

revitalization activities by EDCO and Baltimore County.

coursge,

agencies, whose missions are highlighted below, beginning with EDco;

—BR=-

There are of

a hest of effective program resources available through establisghed




1. Essex Development Corporation (EDCO)

Frovides site location, referrals to non-profit and
government agencies for coungeling and design
asaistance for property improvements., Alse helpz plan

for capital improvements in Essex Revitalization
District.

2. Central Maryland Small Business Development Center (SBDQ)

Provides free businessg counseling for buginess plansa,

marketing, financing. Lppointments are set up through
EDCO office,

3. RBaltimere County Chamber of Commerce

Provides free counseling for small businesseg, similar
to SBDO,

4, Essex-Middle River Chamber of Commerce

Provides network of loeal buginegses. Holds seminars
regarding taxes, personnel issues, marketing, ete.

Seminars are held approximately twice per year. Holds
monthly membership meetings.

5. Baltimore County Economic Development Commission

Provides access to public financing such ag Baltimore
County Revitalization Area Fund {low interest loans for
property improvements in revitalization areas) and
Maryland Housing Rehabilitation Program (property
improvements),

6. Baltimore County Careeyr Development Canter {formerly
Eaptside Occupational Training cCenter)

Provides trdining for workers in a variety of sgkills
{electraonics, drafting, office technology).

Summary of Becommendationg

Esgex is at a turning point in its CBD revitalization program. It has
successfully mounted streetscape and facada improvement programs, and,

although there arae additicnal improvements to be completed in the ©BD, it
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is appropriate now to extend thesa programs to an expanded action area.
Essex has secured several significant public facilities as major activity
centers in the downtown; yet those facilities have been only marginally
guccessful in stimulating the business rejuvenation that was expected of
them, perhaps because supporting private sector anchors for the dewntown
have not been secured. Finally, new initiatives have bean seized in the

form of the incubator that is planned for the downtown.

Clearly, a revised revitalization strategy in the CBD is called for,
one that can build on past successes and recent initiatives This report
has laid the foundations for a revised strategy through a number of in-
depth surveys and analyses of conditions and potentials (such as the market
study presented as a Technical Appendix to the report). The findings of

this research indicate that the Village of earlier revitalization planning

is not likely to become a reality.

Instead, a multiple purpose function is suggested as the best role for
the CBD, since opportunities and Potentials can and will exist to support a
mix of government, retall, office, service, cultural and
edncational/occupational activities. In this mix a balance should be

sought, with each activity in support of but not dominating the others.

Central to the revised strategy is the opportunity to link the new
incubator to commercial revitalization by establishing retall cutlets for
incubater businesses and career programg, including possibly foed products
and food gervices in a market setting. New public investment would come in
the preparation of the incubator/market complex recommended for the large

retail structure at 509 Eastern Avenue,
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At the =ame time, current improvement programs in the CBD should not
be zlackened but expanded to include a broader area and to offer business
development assistance as well as continued help in undertaking physical
improvements, Such business development assistance should include the
marketing of the CBD and of vacant space in the CBD, technical asasistance
to businesszes, and financial assistance for working capital in addition to
improvements to real property. With assistance from Baltimore County, EDCO
iz the proper body to rise to the challenge and to spearhead these expanded

activities, just as it has lead the way in revitalization activities to
date.

There should be no mistaking the thrust of this strategy: in no way
ghould the incubator/market concept, aven if highly successful, be expected
to be able to draw back to the CBD the wide range of consumer durables
stores, dry goods merchandisers, and specialty shops that it once had.
Heavy traffic, changing markets, stiff competition, and an obsolete
development pattern in the ©B8D have fairly well laid that posgibility to
rest. But as one ameng several action fronte in the CBD the incubator/
market complex should bolster commercial activity in the CRBD by effectively
improving and utilizing a large empty space, by stimulatring and guiding new
business development, by creating a market far supporting good=s and

services, and by providing a new marketplace to attract visitors.

The overall effect of this Project would be to help stabilize the CBED,
te underwrite the investments that have been made to dat;, and to add
confidence in support of continued expansicng of the office and servire
sectors that are now underway. As cannot be emphasized too much, those
other actien fronts -- physzical improvements and business development -~—
must be pursued vigorously in the future as key elements in a comprehensive
revitalization program. By way of closing, the paragraphs to follow can
Serve as a summary checklist of the activities that should be on the

revitalization agenda in Essex for the next several years,
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Streetgcape Improvements

Some ptreetscape improvements in the CBD are net yet fully complets,
and there are additjons that should Ee made at key spots or throughout the
CBD. Concurrently, the streetacape program should be extended westward to
the Back River bridge. Eligibility for the facade improvements pragram

should ke extended to this area, A8 well. Particulars include:

1. Continued and expanded activities in the CBD:

Q intensification on Eastern Avenue to inglude
more street furniture, directional signs, and
informational kiosks

o extension of some improvements {(&8-9.,
lighting) partially down side strests {e.G.,
Taylor and Margaret ayvenues)

o complete improvements in the 500 block of
Eastern Avenue east of Margaret Avenue

o address the unsightliness of parking lots:
raving, striping, landscaping, lighting
{especially the lot to the rear of 509
Eastern Avenue)

o institute stricter design controls under the
facade improvements braogram {may require
greater financial incentives; see below)

o consider rationalizing and gimplifying zening
in Essex, employing different zones only
where necessary to clearly achiave
revitalization objectives.

2. Initiation of activities in the extended area:
o improvement of basic infrastructure that is

in poor repair: cracked curbs, gutters,
gidewalks, drains, ete.
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=] Ftreetacape improvements: less intense than
in the CBD but at least planters, kenches,
and trash receptacles for appropriate
Priority locations

o implement planned improvements and
landscaping to the Essex Cube site at the
wegtern gateway; consider better landzecaping
and maintenance at the park and ride lot
oppogite

o target particularly the many converted
r¥esidences for facade improvements; enforce
zoning regulations for parking or storing
vehicles and other items

Opportunity Sites

Actions at specific sites are recommendsd to complement the more

generalized streetsgcape improvements program, Recommendations vary

considerably in scale and cover both the CED and the extended

revitalization area (see Map F for locations of ocpportunity sites and other

treatment areas):

1. Target sites in the CBD:

o] expand planning (and funding) for the
incubator to include a marketplace linked to
incubator businesses and career programs

o carry through on the funded park improvements
Planned for the Delia Motors site

o target for facade and other improvements the
properties identified in the 400 bleck of

Eastern Avenue as being in especially poor
condition

] gecure hiletoric designation for

Guttenbergaer's store, highlight role in
Essex, and seek funds for restoration
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2, S8ites in the extended area:

o Consider for targeting as rehabilitated
multi-tenant retail complexes, the Mazer
Brothers store group (122-140 Eastern Avenue)
and the two-story building at the corner of
Riverside ({113 Eastern Avenue)

=1 Work with the Amoco station on degign and

site usage in its addition of a cenvenience
store (220 Eastern Avenue)

] Target the Fruitland Produce Market as an

eyesore that may have potential for a
"period” or "maritime" facelift
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traffic flow and control policy for Eastern Avenue;

Effect of Critical Areas Legislation

The entire extended section of the Essex Revitalization District has
been classified ag an Intensely Developed Critical Area by the Baltimore
County Department of Environmental Protection and Resource Management
(DEPRM). BRAll new development or redevelopment that occurs in this area
must reduce pollutant loading by 10 percent of the on-aite level prior to
the new development or redevelopment., TIf the new development or
redevelopment cannot produce the 10 percent reduction on~gite, off-site

improvements that achieve the same results in the watershed are allowed.

The fact that the 0=300 blocks of Eastern Avenue are in an Intensely
Development Area means that any new development or redevelopment in the
area should he brought to the attention ©of DEPEM in the early =tages of
planning in order for the developer to Properly plan for the pellutant
reductions necesgary. In some cases the additional costs needed to achieve
the pollution reduction may slow redevelopment activities in the extended

area that may have other wise ococurred if no critical areas controls were
applicable,

Farking and Traffic

There can be no relief to parking and traffic problems in Esgex
without the aggressive participation of Baltimore County. The County

should not cease to intercede with the State Highway Department concerning

results may be a long

time in coming but there is no other alternative, The County does have

more say in parking matters; it also bears a certain ¥esponsibility for

accommodating visitors to the multi-services center in a way that will not

adversely impact the availability of parking for shoppers.
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Baltimore County should encourage more turnover of on-street parking
spaces and encourage better utilization of cff-street long-term metered
lots. Increasing the pricing of on-street meters to $.20 per hour, while
removing the meters at the Revenue Rutherity lot at 409 Eastern Avenue (the
secaond Revenue Authority lot would remain meteresd at £.10 per hour), would
make the long-term lots more desirable for employees who are currently
parking on Eastern Avenue and feeding the meters. EDCd should also work
toward educating business owners as to the value of on-street parking
gpaces. Businesg owners would then be more likely to force employees to

use the long-term metered lots,

The alleys between Eastern Avenue and Dorsey Avenue in the 400-500
blocks should be reconstructed in order to provide aceess to parking spaces
behind businesses along Eastern Avenue. These spaces would be used

pPrimarily by employees, many of whom now take up valuable on-street meters.

Business Pevelopment

EDCO should take the lead in initiating a business development program
for the expanded revitalization area. Therae ehould be increased technical

and financjal assistance from Baltimorae County. Activities should include:

1. EDCO activities and roles:

o Carry out new County program for advertising
‘ and lease up of vacant space

o Design and implement a program for area
premotion and marketing

o Implement a program of technical assistance
for merchants and other businesses

o Presgsure local banks and financial
institutions to get involved in lending and
investing in revitalization areas and
projects
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2. Roles and responsibilities for Baltimore County:

o Extend loan and other financial assistance
programs to working capital as well as
improvements to real property

o Provide staff and facilities for technical
assistance programs managed by local
devalopmant companies (chambkers of commerce
and other civic groups should participate, as
well)

o Make a special effort to support coda
' enforcement and compliance with regulatiens
in revitalization areas

Timetable For Acticon

Table 5 presents a gpummary listing of recommended actions for Phase II

of the revitalization program for Essex. The table identifies the agents

that should be respongsible for project implementation, and a timetable for

project completion.
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Table 5. IMPLEMENTATION SCHEDULE FOR _PUBLIC IMPROVEMENTS,

ESSEX REVITALIZATION DISTRICT

Recommended Action Year Responsible Agent
Rcguigition and Establishment Fy'e1 Baltimore County EDC

of Business Incubator
(500 block Eastern Avenue).

Streetscape Designs for Eastern FY'91 Baltimore County EDC/
Boulevard from Margaret to EDCO/Property Owners
Woodward Avanue (500 block) and

on Taylor and Margaret Avenue to

Maryland Avenue.

Acquisition and design of Essex Fy ol Baltimeore County EDO/
Village Green Park at Delia Baltimore County
Motors site (523 Eastern Blvd.) Recreation and Parks
Recenstruction of alleys in the FY'91,92 Baltimore County Public
400-500 blocks betwaeen Eastern Works/Property Ownersg

and Dorsey.

Etreetscape design for 0-300 FY'o2 Baltimere County EDCY/
blocks of Eastern Avenue. EDCO/Property Owners
Streetscape construction for FY 92 Baltimore County EDC/
Eastern Avenus from Margarat EDCO/Property Owners

to Woodward Avenue and on Taylor
and Margaret Avenue to Maryland

Avenue.

Construction of Esgex Village FY'92 Baltimere County EDG/

Green Park (523 Eastern Blvad.}. Baltimore County
Recreation and Parks

Streetsgcape construction for FY'93 Baltimore County EDC/

0-300 blocks Eastern Avenue. EDCO/Property QOwnersg

Source: RPR Economic Consultants and EDCO.
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