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February 27, 2013 
 
The Annapolis Historic Preservation Commission 
145 Gorman Street, Third Floor 
Annapolis, Maryland  21401 
 
Re: The City Dock Master Plan 
 
 
Dear Historic Preservation Commission (HPC): 
 
I am writing the HPC in reference to your review of the City Dock Master Plan.  I have been a city 
resident for over 25 years, living near the City Dock on Prince George St. and in Murray Hill.  I am 
a member of the City Dock Advisory Committee (CDAC) that has participated in the City Dock 
Master Plan process for the last two years. 
 
Professionally, I am a Landscape Architect and Urban Designer with Hord Coplan Macht, a multi-
disciplinary design firm in Baltimore and Alexandria.  As part of my professional experience, I 
have worked on numerous nationally significant historic properties and historic landscapes, and 
I am familiar with the Secretary of the Interior “Guidelines for the Treatment of Cultural 
Landscapes” which is a useful resource for evaluating the Master Plan. 
 
The City Dock Master Plan process involved participation by several CDAC members who are 
knowledgeable of Annapolis history and historic preservation.  The process also included many 
other concerned Annapolis citizens, City agencies including the Planning Department and a 
highly qualified consultant, OLIN Landscape Architects, who has worked on many notable 
historic landscapes including Independence National Historic Park, Columbus Circle in New York 
City and Mount Vernon Square in Baltimore.  Several of the Master Plan’s contributors and 
authors have significant background in historic preservation and urban design within an historic 
setting.  
 
It is my hope that HPC will see that the Master Plan is sensitive to and responsive to Annapolis’ 
historic fabric and meets the intent of HPC’s preservation standards. The plan identifies and 
retains the intact historical features that should be preserved. However, in its current state, 
many components of the City Dock area are NOT in keeping with Annapolis’ historic character or 
the spirit of HPC guidelines.  Up until the establishment of the Historic District and HPC, our 
harbor has been in a continual state of change with many significant losses of historic features.  
While the loss of historic features has been slowed over the past few decades, the physical state 
in which the City Dock has been preserved in is not an exemplary example of an urban 
landscape that is compatible with its historic context.  This includes numerous incompatible 
buildings, streetscapes, parking lots and open spaces.  The Master Plan proposes to improve 
incompatible contemporary features over time with potential new buildings, site design, 
streetscape and landscape design features aimed at providing a more appropriate historic 
balance between pedestrians and cars, similar to the heart of our historic district which displays 
a beautiful balance of historic buildings, streetscapes and open spaces. 
 
The Master Plan lays out a flexible general plan to build a better City Dock that will provide the 
HPC with the opportunity to steer the City Dock’s rehabilitation into an urban landscape that 
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truly meets the long term goals of the HPC’s mission.  HPC and the Annapolis community are 
rightfully concerned about compatibility of certain aspects of the plan (i.e. building height/bulk 
on redeveloped lots), and those concerns should receive thoughtful discussion and debate so 
that these concerns can be resolved. 
 
The Master Plan is a comprehensive long term guideline and allows for ample flexibility, design 
development, input and future scrutiny by HPC of actual implementation projects.  As a way to 
evaluate the Master Plan design approach and compatibility within its historic context, I have 
summarized some personal notes in the following pages for your reference.  These notes and 
observations helped me come to the conclusion that, with a few areas of concern, the Master 
Plan should meet with HPC approval  The following pages generally address the Master Plan as 
it pertains to: 
  

1. Secretary of the Interior “Guidelines for the Treatment of Cultural Landscapes”: 

A “Rehabilitation” Approach”. 

2. The Historic Preservation Commission’s Mission , Design Manual and Guidelines 

3. Compatibility of the Proposed Master Plan with the historic character of Annapolis. 

 
I respectfully encourage the HPC to recommend approval of the City Dock Master Plan with your 
preservation concerns for specific details highlighted and duly noted for resolution and future 
discussion.  The Master Plan is an excellent comprehensive guide for long term growth and 
inevitable change within our City. There will be opportunity to continue this discussion and 
evaluate the details of each specific improvement over many years to come. 
 
Thank you very much for your consideration 
 
Sincerely, 
 
Chris Schein, ASLA 
 
 

(See Following Pages) 
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The following notes and comments generally address the Master Plan as it pertains to: 
  

1. Secretary of the Interior “Guidelines for the Treatment of Cultural Landscapes” 

2. The Historic Preservation Commission’s Mission , Design Manual and Guidelines 

3. Compatibility of the Proposed Master Plan with the historic character of Annapolis. 

 
GUIDELINES FOR THE TREATMENT OF CULTURAL LANDSCAPES: A REHABILITATION APPROACH 
 
The City Dock is a complex urban “Cultural Landscape” made up of many components including 
buildings, streets, streetscape, parking and public spaces.  While there are applicable standards 
within the “Guidelines for the Treatment of Cultural Landscapes”, without a Cultural Landscape 
Assessment and Cultural Landscape Report, it can only serve as a general guideline and provides 
some good overall perspective.  If a cultural landscape report were to be written, it would 
certainly provide further insight into how the Master Plan fits within a recommended 
preservation approach.  
 
The Historic District of Annapolis is part of a living evolving city, therefore the Master Plan needs 
not only to respect HPC preservation standards, it also needs to be a sustainable design 
economically and environmentally.  A major design focus of the Master Plan is to provide a 
better “sense of place” for our City Dock that enhances the City Dock as a destination that 
appeals to a wide variety of residents and tourists for all types of activities. 
 
The “Guidelines for the Treatment of Cultural Landscapes”, provides four preservation 
approaches that can provide insight and design guidance to this complex urban landscape: 
 

1. Preservation 
2. Restoration 
3. Rehabilitation 
4. Reconstruction 

 
It is the Rehabilitation Approach that makes the most sense in evaluating the City Dock Master 
Plan recommendations. In Rehabilitation, an historic landscape’s character-defining features 
and materials are protected and maintained however a large amount of historic fabric of that 
landscape has been removed, damaged or deteriorated over time, and as a result, more repair 
and replacement is required.  The Standards or Rehabilitation and Guidelines allow for the 
replacement of extensively deteriorated, damaged, or missing features. 
 
The Rehabilitation approach requires that historically significant and contributing elements be 
preserved. At the same time, this preservation approach allows for alterations and additions for 
contemporary use as long as those alterations do not remove historic features and are 
compatible, and differentiated from adjacent historic features. 
 
The City Dock is a landscape that has continually evolved over centuries. It contains some intact 
historically significant features, is missing unrecoverable historic features and contains many 
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incompatible contemporary features.  Furthermore, there is no singular historical design form or 
“period of significance” to restore the City Dock back to as per the three other preservation 
approaches listed above. Therefore, the Rehabilitation approach is most appropriate. 
 
The City Dock Master Plan:  A “Rehabilitation” Approach 
 
Since about 1700, Annapolis city dock area has continually evolved and been altered in 
numerous and significant ways.  While many historical features remain intact, (mainly the older 
buildings along Main St., Dock St, Market Place and Craig St.), numerous features have been 
altered including the water’s edge and the city dock area itself that was altered by landfill 
(circa?).  Many maritime facilities such as seafood houses and fuel stations have come and gone 
on the city dock landfill area, and historic features surrounding the harbor have been replaced 
by newer 20th century buildings and expansive asphalt parking lots. 
 
The following is a general evaluation list as per a “Rehabilitation” approach for the City Dock 
 

• Identify historic features 
• Identify missing historic features 
• Identify features that have been extensively altered over time and newer features 
• Preserve Historic Features  
• Proposed compatible additions and alterations for contemporary use 

 
Historic features 
There are many historical features at that remain intact in and around City Dock. These intact 
historical features should be further defined, retained, repaired and preserved. The following is 
a partial list: 
 

• Numerous 2-3 story historically significant buildings 
• The Market House building 
• The urban form created by the alignment of historically significant and contributing 

buildings  
• The urban form created by the historic streets 
• Historic streetscapes of Main St, Randall St., Fleet St., Market Space, Pinkney St, Randall 

St. 
• Views to and from the water. 

 
Missing historic features 
It is difficult to identify all of these, but in general these features are gone and could be brought 
back to life in interpretive exhibits, but will never be rebuilt: 

• Historic Shoreline - The water’s edge:  Much of the City Dock area is on landfill as the 
bulk head altered the historic shoreline. 

• All buildings and features that were once located on the filled in land such as fish houses 
or other maritime industries. (replaced by 20th century structures and asphalt parking 
lots) 

 
Features that have been extensively altered over time and newer features: 
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The following features are not necessarily historically contributing to the Annapolis Historic 
District and in many cases do not contribute positively to the historic character of Annapolis. 
These alterations and additions have removed significant historic fabric from the City Dock or 
are incongruous with the Historic District character.  The fact that these features may be 
incompatible suggests that they that can be improved upon or removed and/or replaced to 
meet a more contemporary need and compatible design solution. 
 

• All of the parking lots areas were once occupied by buildings, maritime industries or 
other water front features. 

• The Harbor Master Building 
• Compromise St. Streetscape - the built environment along the entire waterfront edge 

including the parking lots, the Fawcett’s site (old Acme/A&P), the Fleet Reserve and the 
Marriott Hotel. 

• The intersection of Main St. and Randall St (the traffic circle).  This area was originally an 
open European plaza, then an intersection and incrementally evolved into the modern 
traffic circle that exists today (built in 1976 - See comments on Traffic Circle page 7 & 9) 

• Hopkins Plaza’s configuration changed as the surrounding roads changed over several 
centuries. 

• Building located within the last 1-½ blocks of Dock St.;  110-122 Dock St  - the fashion 
shopping mall and the Phillips Seafood property. 

 
The above summary of historic features, missing historic features and newer incompatible 
features corroborates that a “Rehabilitation” Approach is most appropriate, and it is also the 
approach that will allow the city dock to continue to evolve and be a sustainable cultural 
landscape, both historically and economically. 
 
The following summarizes Master Plan recommendations that fall within a Rehabilitation 
approach. 
 
Preserve historic features  
The Master Plan preserves elements that are historically intact and significant. A Rehabilitation 
Approach requires that Historic Materials and Features be identified and retained. The following 
is a short list of historic materials and features that are retained by the Master Plan.  
 

• The Plan preserves all historically significant buildings that contribute to Annapolis’ 
historic character 

• The Plan preserves the historic alignment and location of historically significant buildings 
which are the historic “container’ of the City Dock space. 

• The Plan preserves the City’s Historic Urban form including the buildings and the 
streetscape 

• The Plan preserves the water’s edge. 
• The Plan preserves and/or improves views to and from the water. 

 
Proposed compatible additions and alterations for contemporary use 
The Master Plan proposes improvements for incompatible features that will enhance the use of 
the city dock for Public use.  The Rehabilitation Approach allows for the removal of non-historic 
features that are not compatible with our historic heritage and allows us to alter them and 
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improve them for contemporary use as long as those improvements are compatible and 
distinguished from significant historic elements. 
 
The Master Plan calls for the alteration or removal of several -historically incompatible features 
including: 
 

• Reducing large asphalt parking areas and roads that have grown too numerous or too 
wide and return these spaces to a better balanced pedestrian friendly streetscape. 

• Removal and relocation of the Dock Master and Restroom facility that blocks access, 
both physically and visually, to the end of the city dock 

• The plan recommends redevelopment of several building parcels along Dock Street and 
the old Fawcett’s sites. This redevelopment is proposed only for building structures that 
are less historically significant and not in keeping with the historic character of 
Annapolis. 

• At the old Fawcett’s site, the plan relocates the foot print of a future building back from 
the water’s edge to open up views from Main Street to the harbor.  It also proposes to 
increase the building’s height to be more consistent with the standard two and three 
story historic buildings along Main and Compromise Streets. Note that there once stood 
a three story building immediately adjacent to the Fawcett’s site visible in numerous 
historical maps and post card views. 

• The proposed alterations to the traffic circle to expand Hopkins Plaza and strengthen 
the pedestrian connections between Main St. and City Dock and to reconnect the Mills 
Wine/Mangia Italian restaurant/retail building to the city dock. 
 

 
This concludes a summary of City Dock Master Plan recommendations as organized by a 
“Rehabilitation” approach as per the guidelines for the Treatment of Cultural Landscapes. 
 
 
 

(See Following Pages on HPC Guidelines) 
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CONFORMANCE TO ANNAPOLIS HPC GUIDELINES 
 
Given that the above Rehabilitation approach is appropriate, the Master Plan also needs to be 
vetted by the HPC Guidelines.  Once evaluated against these guidelines, the main issue to 
contend with is that of compatibility of the Master Plan recommended improvements with the 
HPC Design Manual and guidelines.  Below is a brief summary of the Master Plan 
recommendations and where they fit into the overarching principals of preservation outlined in 
the HPC Design Manual. 
 
A Guidelines to preserve and enhance the city’s historic urban form 

• The Plan preserves historically significant buildings that contribute to Annapolis’ historic 
urban form. 

• The Plan preserves the historic alignment and location of historically significant buildings 
which are the historic “container’ or outer edge of the City Dock space. 

• The Plan preserves the water’s edge of the harbor. 
• The Plan preserves historic street patterns. 

 
B Preserves individual historic streetscapes 

The Master Plan proposes to preserve historic streetscapes within or touching the City Dock 
area include the foot of Main St, Randall St., Fleet St., Market Space, Pinkney St, Market 
Place, Randall St. and Craig St. 
 

Enhancing Streetscape to provide “Complete” Streets 
Over the last 100 years, Compromise Street, Dock Street and the Traffic Circle have been 
highly altered physically, continually evolving, and in the case of the Traffic Circle, was 
introduced much later in Annapolis’ historic timeline than the other historic streets listed 
above. The traffic circle incrementally evolved from a plaza (1700-1870?), to a “Y” 
intersection (1870-1895?), a park (1895 to?), a gas station (1929-1960’s) and finally into the 
modern traffic circle that exists today (1976). 
 
The Plan proposes alteration to these newer and/or highly altered streets only. The goal of 
these enhancements is to improve the pedestrian experience, reintroduce pedestrian public 
space and better integrate how these streets connect and lead people into the Harbor 
providing for better access and experience. 
 
Major streetscape improvement recommendations include those for Compromise St., Dock 
St. and the intersection of Main, Randall, Green and Compromise (The Traffic Circle). 

 
C Preserves and protects historic building, materials and elements 

As stated above, the Plan preserves historically significant buildings that contribute to 
Annapolis’ historic urban character and form. 

 
D Facilitates compatible landscape and site design 

The Master Plan calls for changes in the landscape of the City Dock to better integrate and 
connect with the heart of the Historic District, which exemplify high quality historic character. 
This high quality character is represented in numerous beautiful buildings, streetscapes and 
green spaces such as State Circle, Church Circle, Main St., Maryland Ave. and Prince George 
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St.  The goal of the Master Plan is to improved sense of place of the City Dock that is in 
keeping with the pedestrian quality of the rest of the Annapolis Historic District. 
 
 
 
 

(See Following Pages on Compatibility) 
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COMPATIBITY 
An overarching goal of the Master Plan is to preserve the good historic characteristics and 
propose modifications only where the historic architecture, urban form and streetscape have 
long ago been lost and are less compatible with the remaining historic character. 

 
The Master Plan proposes to improve incompatible contemporary features over time with 
potential new buildings, site design, streetscape and landscape design features aimed at 
providing a more appropriate historic balance between pedestrians and cars, similar to the 
heart of our historic district which displays a beautiful balance of historic buildings, 
streetscapes and open spaces. 

 
Pedestrian Quality: A Balance of Pedestrian and Vehicular Circulation. 
High quality pedestrian environments are extremely critical to preserving Annapolis Historic 
District character.  The Master Plan proposes to improve upon incompatible contemporary 
features with potential new site design, streetscape and landscape design features. These 
features are aimed at providing a more appropriate balance between pedestrians and cars, 
similar to the heart of our historic district which displays a beautiful balance of historic 
buildings, streetscapes and open spaces.  
 
This better balance can be achieved through the widening of the promenade & boardwalk 
along the water’s edge and public sidewalks in front of the retail establishments of Dock St. 
and Market Place.  Additionally, the added benefit of an expanded Hopkins Plaza and public 
pedestrian space in front of the Fawcett’s building help achieve this goal.  All of these 
expanded pedestrian spaces will encourage walking by visitors and encourage longer stays to 
enjoy the Historic District. 
 
Parking – An Evolution 
Parking along the streets either in parallel form or in single rows of angled parking are the 
most common, traditional and compatible forms of parking for Annapolis’ Historic District 
The large parking areas completely surrounding the City Dock waterfront have evolved over 
many years and essentially “filled in” the areas as maritime buildings and features were 
demolished. 
 
Large parking areas around the City Dock are incompatible with our Historic District 
character. Reducing and reconfiguring parking sits squarely within HPC’s goal of preserving 
the pedestrian quality of the streetscape as per the HPC guidelines. 
 
Traffic Circle vs. T Intersection 
Governor Francis Nicholson did not plan a circle for the intersection of Main St. and Randall 
St. This intersection location was originally more of an open European plaza with a central 
market house.  This Plaza allowed for multiple functions and flexible use for the commercial 
center of Annapolis.  The intersection incrementally evolved from a plaza (1700-1870?), to a 
“Y” intersection (1870-1895?), a park (1895 to?), a gas station (1929-1960’s) and finally into 
the modern traffic circle that exists today (1976).  Those familiar with modern traffic 
engineering and traffic calming devices recognize the circle for what it is. All of the above had 
different configurations and alignments at various times through history. 
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While there are some who claim the circle is historically appropriate, this presumption seems 
misleading and given the evolution and numerous forms that this intersection has taken over 
the centuries, one could argue that a new form of either the “T” intersection or the Circle are 
both compatible contemporary features within the  Annapolis Historic District.  
 
The problem with the Traffic Circle is that it takes up too much space for automobile traffic 
and cuts off Main St. from the City Dock.  The urban design and pedestrian quality benefits of 
a “T” Intersection are a strong argument to select the “T” intersection and should not be 
dismissed summarily.  The “T” intersection facilitates needed expansion of Hopkins Plaza.  
This area was once a larger market square and returning it to a larger size and rectangular 
configuration has large benefits to the quality of the City Dock and to the Market House 
itself.  The “T” Intersection also strengthens the pedestrian connections between Main St. 
and City Dock and would better connect the Mills Wine/Mangia /retail building to the City 
Dock. The “T” Intersection also adds needed pedestrian sidewalk space to the water’s edge, 
better accommodating the large crowds that walk there. 

 
Rezoning and Redevelopment Potential 
The Master Plan calls for the alteration, removal and/or redevelopment of several -
historically incompatible architectural features.  Removal of historically noncontributing 
buildings provides the opportunity to add new buildings that positively contribute the 
context of architectural unity and Annapolis Streetscape. 

 
Removal and relocation of the Dock Master facility that currently blocks access physically and 
visually to the end of the City Dock is recommended and will open up this access significantly.  
The plan also recommends redevelopment of several building parcels along Dock Street and 
the old Fawcett’s site. This redevelopment is proposed only for building structures that are 
less historically significant and not in keeping with the historic character of Annapolis. 
 
In the case of the Fawcett’s site, the plan relocates the foot print of a future building back 
from the water’s edge to open up views from Main Street to the harbor.  It also proposes to 
increase the building’s height to be more consistent with the standard 2 &3 story historic 
buildings along Main St and Compromise St. Note that there once stood a 3 story building 
adjacent to the Fawcett’s site visible in numerous historical maps and post card views. 

 
Proposed building height and bulk changes in front of the USNA Halsey Field House  
The redevelopment outlined above can have great positive visual and economic impact to 
the City Dock.  Proposed building height and bulk will certainly be of primary concern to HPC.  
These issues of height and bulk should be vetted now and during the actual implementation 
of these projects.  
 
Views 
Views to and from the City Dock from all vantage points are also a primary concern of HPC. 
While views have continually changed over time (The City Dock was once filled with maritime 
industry buildings and working yards that have all disappeared), it will be very important to 
evaluate the altered views when the new development projects are proposed.  Generally, the 
Master Plan will be greatly enhance the views to and from the water 

 
 



From:  Shari Pippen 
To: Craig, Lisa;  Nash, Sally 
Date:  2/28/2013 9:29 AM 
Subject:  Fwd: Comments Annapolis City Dock Plan 
 
Please see Susan's e-mail below.   
 
>>> Susan Chavarria <susan@fc-tv.com> 2/28/2013 9:25 AM >>> 
Dear Ms. Pippen, 
 
I attended the Ward One meeting in January regarding the City Dock plan. 
 
Here are a few questions I have : 
 
What is the budget for this plan? 
 
What is the budget to fix the drainage problem at City Dock and who is going to pay for this? 
No 'improvements' can be done at City Dock until the flooding problem is solved. 
 
Why a multi story building at City Dock?  How will that effect the establishments and homes on Prince George's Street 
behind that area? 
Will it feel like Alexandria or Inner Harbor Baltimore?  Part of the beauty of our town is that we don't have tall buildings.  
 
New plan does not solve Annapolis City parking issues.  In fact, it makes the parking availability situation worse. 
 
Traffic patterns need further study before any changes.  The traffic circle on West Street was put in to keep the flow of 
traffic moving.   Traffic lights at City Dock!  Yikes!  A gridlock problem waiting to happen!  One big traffic jam. 
 
The City Dock plan does not seem to focus  on attracting folks based on our history and traditions of boating and life on 
the Chesapeake Bay.  It seems to be geared towards condo and hotel developers.   This plan was not developed by 
someone who lives in downtown Annapolis or visits us often. 
 
Sincerely, 
 
Susan R. Chavarria 
42 Fleet Street 
Annapolis, Maryland 21401 
Susan@fc-tv.com 
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