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Introduction

Mind takes form in the city; and in turn urban 
forms condition mind…The city is both a phys-
ical utility for collective living and a symbol of 
those collective purposes.

Habitually, people treat the realities of per-
sonality and association and city as abstrac-
tions, while they treat confused pragmatic 
abstractions such as money, credit, political 
sovereignty, as if they were concrete realities 
that had an existence independent of human 
conventions.

Lewis Mumford, The Culture of Cities
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Industry in the Ideal City...?

Industry, while fundamental to contemporary society, was essentially banished 

from the urban environment – or perhaps from the ideal of the city – at the begin-

ning of the twentieth century. 

The Modernist conception of nature, inherited from the Romantics, created a di-

chotomy between nature and the built environment. The pilotis that lifted the ideal 

home from the earth would allow nature to flow freely. Le Corbusier wrote, “One is 

in Paris no longer; it is as if one were in the countryside.”1

The crisis and subsequent relaxation of strict Modernist dogma in the late twenti-

eth century gave way to a more holistic conception of nature, and an acknowledg-

ment of man’s influence on almost every place, from skyscraper to forest. Concur-

rently, the urban ideal shifted from a city of strict functional divisions to one of 

mixed use. However, the contemporary ideal city does not include industry as a 

positive ingredient.

There exists a method for humanely reintroducing industry into the city. Mumford: 

“Trade and industry have, therefore, a social significance within the city…While 

over-devotion to the subsidiary economic processes and their pecuniary evalua-

tions may produce an insensate culture, devoid of further significance, one cannot 

doubt the enlivening effects of the more complicated processes of production, 

creation, and interchange.” 2

1 Le Corbusier, Oeuvre complete, from Curtis 176
2 Mumford 1968 263
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We live in a world with a dwindling energy supply, while we have built an entire 

society base on cheap, plentiful fuel and expensive labor. The de-industrialization 

of US cities has been the prime physical manifestation of this premise. While short 

term forecasts do not predict a wide-ranging return to a manufacturing-based 

economy in the Western economies, industry does have a diverse future in the 

US. In the short term, there are still proximity-reliant industrial activities are bet-

ter executed close to urban centers. Among the sectors that fit into this category 

are food, quick-turnaround printing, and custom manufacturing. The advent of 

internet-based “just in time” production, as well as skilled workers’ demands for 

entertainment and a stimulating living environment support the urban industrial 

growth model. 

Additionally, the economic medium- to long- term forecast is far less clear. Rising 

fuel costs and equalizing wages could change the de-industrial dynamic in West-

ern economies. What will happen when Chinese workers make more than Ameri-

can workers? When crude oil costs $200 a barrel? When food costs rise 1,000%? 

It is important that our urban centers do not become irrelevant if thing don’t go 

according to plan.

I therefore propose a public/private venture to maintain and enhance the role of 

industry in a typical post-industrial US city. The Urban Industrial Incubator (UII) will 

bring together a diverse range of firms in a dense urban  setting. By conglomerat-

ing, firms will benefit from shared administrative, infrastructure,  and service costs. 

The UII takes advantage of the proves success of the incubator business model. 

Over the past two decades, commercial and industrial incubators have shown 

themselves to increase the survival rate of startups, while retaining a healthy mar-

ket-based development incentive.



4

The mission of the architecture of the UII is twofold:      

1) To create a place for innovation and cooperation. The answers to the 

problems of production in the urban environment lie in both new 

technology and in new implementation of old technology. In order 

to find new solutions, it is important that experts not only talk to 

each other, but actually see what each other are working on. Addi-

tionally, the streamlining and study of life-cycle costs of production 

is important. This will be sponsored by placing research and devel-

opment concerns alongside manufacturing and sales.

2) To create a facility that is emblematic of healthy urban development 

patterns. The urban corollary to successful industry is intelligent zon-

ing and site planning. By bringing both white-collar and blue-collar 

employment together in an urban setting, the UII will be a model for 

the re-integration of the industrial production chain into the Ameri-

can city.
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I. Conceptual Framework

Memory cannot retain everything; if it could, 
we would be overwhelmed with data… ser-
endipity is possible only when recollection is 
essentially a holding fast to what is meaningful 
and a release of what is not. 

Kevin Lynch, What Time Is This Place?

The scale of the city is where the grand ideals of a people can 
be expressed most forcefully. 

Those who concern themselves with the understanding, 
maintenance, and creation of the built environment are 
continually conscious of Kevin Lynch’s observation. We must 
always leave out some places or some information. The world 
is simply too big and complex. 

Because of the intrinsically complex nature of the urban 
environment, we make rules for ourselves. These rules come 
in many forms, from building codes to land use regulation to 
social taboos.
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Industry in the City

The earliest industries were small, water 

powered mills. Workers could easily settle 

near rivers, and access was the limiting fac-

tor for growth. Larger mills demanded larger 

workforces. Before the advent of mecha-

nized transportation, this requirement led 

to exclusively urban factories. The factory 

became the center of a new kind of city, fa-

mously expressed by Claude-Nicolas Ledoux 

with the Royal Salt Works at Chaux. 

The advances in coal technology during the nineteenth century brought great 

changes to the dependence of industries on city centers.  The exponential produc-

tion increase afforded by coal inflated factories to enormous sizes. The introduction 

of the railroad allowed production to more efficiently remove itself from local-

ized markets and resources. Factories no longer needed to remain at the locus of 

population density, and their larger land requirements were impossible to meet in 

the centers of eighteenth-century cities. These factors resulted in the spreading of 

industrial facilities out from city centers, usually along a river.

The coal revolution also changed the impact of industries on their host cities. The ill 

health effects of industry were multiplied. Additionally, the vast rail yards required 

by new factories were dangerous and interrupted the pedestrian scale of the for-

mer cities. Those who could afford to live in hills above the smoke moved “uptown.”  

1 Royal Salt Works, Chaux 
(Claude-Nicolas Ledoux) The project represent-
ed an idealized relationship between worker 
and manager, industry and landscape, and man 
and the universe.
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Workers’ housing sprang up around the factories. Neigh-

borhoods became known for certain types of industry. 

The late nineteenth and early twentieth century saw an 

explosion of ideas to resolve the contradiction of living 

and working spaces. Ebenezer Howard in 1898 proposed 

an ideal town of 32,000 inhabitants with his Garden Cities 

of To-morrow. Howard presented a dichotomy between 

“Town” and “Country.” Where the town had jobs and society, 

the country had fresh air and low rents. Howard’s “Town-

Country” would create centers that had the best of both. 

Mass transit would connect the community centers to one 

another, with industrial jobs clustered near the railroad. 

Housing would surround the center, and greenbelt buffers 

would separate one Garden City from another. 

 

Howard, as well as his contemporaries such as Frenchman 

Tony Garnier, disclose a characteristically Romantic concept 

of nature. While the eighteenth- and nineteenth-century 

cities began to visibly change their surrounding land-

scapes, artists and writers began to idealize the unspoiled 

earth, as Samuel Coleridge wrote without irony in 1802:

In Xanadu did Kubla Khan
A stately pleasure-dome decree :
Where Alph, the sacred river, ran
Through caverns measureless to man
Down to a sunless sea…
…And here were forests ancient as the hills,
Enfolding sunny spots of greenery.

3 Group of Slumless 
Smokeless Cities
Reminiscent of the mandala, 
this diagram illustrated How-
ard’s vision of the strategic 
distribution of commercial, 
residential, industrial, and 
infrastructural functions.

2 Garment District, NYC
Many industries had their 
own districts in the 19th 
century so that individual 
small business owners could 
pool resources.
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The effect of “untouched” nature on man was considered a spiritual experience, 

which ran counter (or alongside) the rational process that brought on the industrial 

revolution.

Meanwhile, the system of functional zoning clearly relieved living areas of the 

harmful effects of industry.  The fourth Congrès International d’Architecture Mod-

erne (CIAM) brought this system to a new extreme. Led by Le Corbusier and Sig-

fried Gideon, CIAM decreed the “Functional City” with the Athens Charter of 1933. 

There was to be a strict separation of living, recreation, and working zones. At the 

same time, distance between housing and work should be minimized. 

Simultaneously, CIAM advocated the raising of buildings on piloti, allowing the 

natural landscape to freely flow beneath. There could be no stronger expression 

of the Romantic ideal of nature. Rational architecture and urban design would be 

the means by which wild nature would be saved.  Thus, architecture was recast as 

a problem-solving endeavor, akin to engineering. The executive body of CIAM was 

called the Comité International pour la Résolution des Problèmes de l’Architecture 

Contemporaine (International Committee for the Resolution of Problems in Con-

temporary Architecture).

After World War II, as CIAM’s pronouncements found built expression, it became 

clear that mere engineering could not create humane cities. The landmark se-

cession of Team Ten from CIAM in 1953 was a revalidation of the social nature of 

architecture and the existence of different types of communities. From the Doorn 

Manifesto of 1954:

3. ‘Habitat’ is concerned with the particular house in the particular 
type of community.
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4. Communities are the same everywhere.
(1) Detached house-farm.
(2) Village.
(3) Towns of various sorts (industrial/admin./spe-
cial). 
(4) Cities (multi-functional).
5. They can be shown in relationship to their envi-
ronment (habitat) in the Geddes valley section.1

The manifesto is vague almost to the point of meaning-

lessness, but at every moment is obsessed with diversity. 

The one-size-fits-all strategy of the International Style was 

discarded.

During this debate, however, the space demands of indus-

trial facilities continued to grow. The realities of economic efficiency, the intestate 

highway systems, and overnight development had trumped issues of humaneness 

and the ideal city. By 1969 Kenneth Frampton could write

It is a sad testament to the cultural predicament of our so-called 
affluent society that the Team Ten Primer has transformed itself in 
so little time from being an optimistic presentation of a new neo-
capitalistic approach to architectural and urbanistic thought to be-
coming, through retroactive prefaces, a desperate  and pessimistic 
polemic.2 

1 Smithson 34
2 Frampton 202

4 Team Ten urban diagram
The haphazard, almost des-
perate character of the Team 
Ten manifesto reflected 
the unanimous accord that 
architecture and urbanism 
was failing the population as 
well as the lack of  consen-
sus about paths to success.
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Types of sustainability

Sustainable development meets the needs of the present without 
compromising the ability of future generations to meet their own 
needs.

“Our Common Future” United Nations Report

The problems of urbanism and industry are not simply “related“ to sustainability. 

The words are aspects of the same issue. We live in a world that is based on meth-

ods of moving people, information, and goods quickly, reliably, and relatively 

cheaply. This broad-based view of sustainability creates far-reaching implications. If 

we believe that our transportation methods are unsustainable, we must also view 

as unsustainable all the benefits of that transportation: photovoltaic panels from 

Japan, shrimp from Indonesia, engineered lumber from Finland.

Current architectural discourse tends to view sustainability from the perspective of 

harm reduction. LEED certification guidelines award points for a variety of “green” 

specifications, energy use patterns, and construction methods. The sustainability 

that this thesis attempts to address is more general, and perhaps, more far-reach-

ing. 

By starting with an idea of the city as an environment that facilitates desired activi-

ties, the process of architecture can serve to continually test goodness of fit. If the 

urban fabric becomes inconsistent with long-term societal needs, it must evolve. A 

true measure of sustainability must take into account the infrastructure and trans-

portation sunk costs that the current city represents. In addition, and possibly more 

importantly, the evolution of the city fabric must take advantage of the cultural 
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phenomena, symbology, and social patterns that exist. The clean slate social hous-

ing projects of the 1950s and 1960s were far more unsustainable in their cultural 

polemic than in their use of energy or materials.

This argument should in no way detract attention from the very real problem of 

energy embodied in the existing city. Before visualizing the ideal final form of an 

environment, it is necessary to judge what the optimal social and functional use of 

the existing condition. While long-term plans may include additional construction,  

the “construction of use” may be far more effective in the short and medium term.

What are the real-world implications of all this? The past few decades have seen the 

growth of adaptive reuse, especially in urban centers. The lesson of a sustainability-

based approach is to regard flexibility as a primary quality for new building. Flex-

ibility may emerge in the form of simultaneous activities (conventional mixed-use), 

or temporal shifts (space used rhythmically), or through evolution (new activities 

replace old).
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II. Site

Overrated: The whole notion of green build-
ings. And green roofs, which everyone is just 
gaga about. It’s an excellent idea, but it’s such 
a small part of sustainability, which isn’t just 
about the mechanics of the building. It has to 
do with whether you’re supporting life within 
a city, whether you can get there by public 
transportation, whether there are places for 
your children.

Martha Schwartz

It is not customary to pull down all the houses 
of a town with the single design of rebuilding 
them differently

Rene Descartes, Discourse on Method
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The Role of Site

The problem addressed by 

this project - namely, the 

implications of industry 

on the contemporary city 

- requires a site with certain 

characteristics Foremost is 

proximity to an urban center 

of some regard (The problem 

of developing industry next 

to a highway near nothing has already been addressed sufficiently). A historic or 

current link to industry is preferable. Finally, and perhaps most importantly, the 

optimal site will not have an agreed-upon image for future development. While 

may be safe to say that no site has an agreed-upon future, sites for which strong 

existing legal, cultural, and social frameworks exist do not represent the crux of the 

industrial urban dilemma.

Baltimore, as a typical postindustrial U.S. city, has long been a testing ground for 

urban ideas. The primacy of Manhattan in nineteenth century urbanism is appar-

ent, as vast areas outside of the original city were gridded shortly after 1811.  Most 

of the grid was built out by the early twentieth century, but Port Covington re-

mained undeveloped. The interstate highway system in the mid twentieth century 

served to create a new set of negative edges in Baltimore.  In the 1980s, the Inner 

Harbor was redeveloped as a mixed-use waterfront project, a paradigm for US cit-

ies since.

5 Study Area Model
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Port Covington is an ideal site for an urban demonstration project for four reasons:

1. The Port Covington is the only section of the original grid plan to 

remain unbuilt. This provides an unparalleled opportunity to accept, 

critique, or modify the standard American gridiron as it was de-

signed in the early nineteenth century. 

2. The site’s proximity to Baltimore’s historic core implies an urban 

program. (Port Covington is the same distance from Charles Center 

as The Lincoln Memorial is from the US Capitol.)

3. Surrounded by the Patapsco River, Port Covington offers an oppor-

tunity to reevaluate the ideal waterfront development. The “Festival 

Marketplace” blend of entertainment and commerce, executed at 

Harborplace in Baltimore and Faneuil Hall in Boston, remains the 

current paradigm.

4. The site provides opportunities to demonstrate the transformation 

of negative edges (highways, overpasses, rail lines) into positive link-

ages. 

The least energy-consuming building is the one that isn’t built. For this reason, it 

is imperative that architects, planners, and developers look to reuse the structures 

that already exist. Baltimore City government has already acknowledged this con-

cept with its pioneering “Historic Restoration and Rehabilitation Tax Credit.”  The 

big-box retail buildings that currently occupy Port Covington represent large finan-

cial and energy expenditures in the cause of short-term planning horizons. Design 

alternatives for the UII will include attempts to reuse the vast existing enclosed 

space in a new way.
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Site History

 

Port Covington lies at the south of a peninsula between the Northwest and Middle 

Branches of the Patapsco River. Charles Gorsuch was the first European to settle 

the land in 1661, when Lord Baltimore granted him a patent to today’s Locust 

Point. Over the next two decades, other parts of the peninsula were patented to 

various English settlers. Gorsuch eventually abandoned the land. There was no 

lasting settlement until 1725, when John Giles consolidated 400 acres of “Whet-

stone Point” and “Upton Court,” and sold it to the Principio Company, a British iron 

company that had been operating nearby for a decade. Whetstone Point became a 

primary source of iron ore for the company. In the 1730’s, John Moale and Richard 

Gist bought up the remainder of the peninsula and established mines.

6 South Baltimore 1792
The first known survey of what became Port Covington and Fort 
McHenry was created by Lewis Brantz in the 1790s. Brantz immi-
grated from Stuttgart at the age of 17. A lifelong adventurer, he 
explored the “Indian Lands,” created images of Pittsburgh when it 
was a frontier town, wrote a Choctaw dictionary, and was nearly 
enslaved in North Africa during his career as a sailor. Brantz retired 
to Baltimore, where he recorded the minutia of business life, astro-
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As the Revolution drew near, Maryland 

confiscated the Principio Company’s works 

to support the coming war. The state set up 

a gun battery at the tip of Whetstone Point. 

After the war ended, the rest of the confis-

cated land was auctioned off.

In 1793, the federal government saw the 

strategic importance of the site, and estab-

lished star-shaped Fort McHenry. When the U.S. fought the British in the War of 

1812, other defenses were erected, included ten-gun Fort Covington in 1813.

In 1814, Francis Scott Key was negotiating aboard a British vessel during its attack 

on Fort McHenry. The defensive fire from Fort Covington helped ward off the inva-

sion, and inspired Key’s writing of the Star-Spangled-Banner.

8 The Bombardment of Fort McHenry
A. J. Miller, 1829. Fort Covington can be seen at 
the far right.

7 South Baltimore, 1836
The Baltimore street grid was extended over Port Covington after 
an 1822 legislative act by the Maryland Assembly. Few of the blocks 
were ever built.
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After Manhattan’s landmark gridding of 1811, 

the entire peninsula was platted. Two grids 

were used: one in the cardinal directions, or-

thogonal to the grid of downtown Baltimore; 

and another, aligned with the long coastline 

that stretched to the southeast. This grid also 

incorporated the existing road from Baltimore 

to Fort McHenry. Historic maps illustrate, however, that Port Covington would 

never see fulfill its urban potential. Fort Covington was vacated in 1832. 

In the second half of the 19th century, industrial uses thrived at Port Covington. 

Brickyards abounded. A bridge was built across the Middle Branch from the tip of 

Ferry Bar. In the 1860’s, an engineer named Winans experimented with unconven-

tional forms at his shipyard near the old fort, but he was eventually unsuccessful. 

He gave his name to the Middle Branch Mt. Winans neighborhood. The Western 

10 Winans’ Depot
This detail from the 1869 isometric illustrates 
the entrepreneurial industrial spirit of the 19th 
century

11 South Baltimore, 1869
This illustrative axonometric map depicts Port Covington 
as a wild marshy  swath at the edge of Baltimore proper. 
Land was cheap, and various businesses came and went 
without much success.
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Maryland Railroad established its terminal at 

Port Covington, bringing coal from the moun-

tains around Cumberland for export. For a 

century, industry flourished.

Interstate 95 cut the peninsula in half in the 

1960s. The rise of containerized shipping and 

enormous bulk ships in the 1960s destroyed 

the economic backbone of Port Covington. While Baltimore on the whole lost out 

to New York, the deep water ports of Baltimore rendered Port Covington useless as 

an industrial terminal. The Locust Point Port facility next door continued to thrive. A 

few industrial plants remained at Port Covington, including the still-thriving Locke 

Insulator Company.

11 South Baltimore, present-day
This recent aerial photo makes clear the dichotomy of scale that 
exists in this district. The interstate and railroad blocks fine-grained 
urban development from growing southwards. Waterfront devel-
opment extends into the water for industrial and infratructural use.

12 Coal in the early 20th century
Port Covington in busier days, as a coal terminal 
for the Wester Maryland line.
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A few revitalization plans in the 1970s and 80s came to nothing. In 1988 the Balti-

more Sun built a production plant on 61 acres north of I-95. Meanwhile, the neigh-

borhoods surrounding the Middle Branch – South Baltimore, Westport, and Cherry 

Hill – continued to decline. 

In the late 1990s, three forces created 

development pressure on Port Cov-

ington and the other Middle Branch 

neighborhoods. First, the Gwynns 

Falls Trail was built, linking the area to 

a hike/bike route from Carroll Park to 

the Inner Harbor. Second, the Na-

tional Aquarium, in danger of losing 

its lease on an Inner Harbor facility, 

sought land at Port Covington. A 

swap deal with the City’s Department 

of Public Works resulted in the Aquari-

um renovating a vast storage structure 

into a LEED-certified  Center for Aquatic 

Life and Conservation and adjoining 

park. 

Third, the late 1990’s saw the build-out 

of the Inner Harbor. Developers and 

planners immediately looked to the 

land surrounding the Middle Branch. 

As development pressures grew, the 

13 “Alternative” urban activities
The Intertribal Powwow, an annual regional Native 
American celebration has been held at Ferry Bar Park at 
the tip of Port Covington in years past. The development 
of Wal-Mart eventually pushed this “nontraditional” use 
elsewhere.

14 Current Middle Branch development proposals
Developers have proposed high-density commercial and 
residential buildings all around the Middle Branch. The 
lack of consensus regarding Port Covington itself has led 
to a series of stalled proposals.
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industries and blue collar residents of the area pushed back. In 2004, the City Coun-

cil established the Maritime Industrial Zoning Overlay District to protect industry 

from high-end residential development.

Currently, Port Covington is home to the Locke Insulator Company, the Baltimore 

Sun Printing facility, and a commercial complex built in 2002 that includes a Wal-

Mart and Sam’s Club. In recent years, Ferry Bar Park has been the site of the Inter-

tribal Powwow, an annual festival held by Native Americans. The drainage pond 

from Wal-Mart’s parking lots has infringed on the park space, however.

High-profile luxury and mixed-use development proposals blanket the Middle 

Branch area. Projects in Cherry Hill and Westport are relatively far along. PUD 

proposals have appeared at various points over the past two decades. Develop-

ers have recently proposed a project for Port Covington of almost 1 million square 

feet, mostly residential towers of 15-20 stories.
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Site Analysis

All architecture - indeed, all human endeavor - becomes a compromise between 

ideal and circumstance. The degree to which circumstances hamper the realization 

of ideal form is of course, variable. Circumstances may be formal, economic, cul-

tural, or ecological in nature. They may be real (the edge of a cliff) or psychological 

(a former graveyard). All projects exist somewhere within this matrix.

The larger the scale of a design, the greater its propensity for altering behavior, 

demonstrating power, and expressing ideals. At the same time, the greater chance 

of it being afftected by circumstances. Site analysis is the exploration of circum-

stances in regard to a project which may already be designed, or merely a glimmer 

in the eye of its creator.

15 The ideal and the circumstantial
Angkor Wat, Cambodia &

Mae Kum Pong village, Thailand
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16 Site in the urban context
Port Covington lies two miles from 
Baltimore’s Inner Harbor. When seen as 
part of the Baltimore metropolitan area, 
it seems at first to be part of the urban 
core. Further research shows this not to 
be the case experientially.

190 acres total
28.25 acres building coverage
(all currently industrial/commercial/retail)
161.75 acres open (85%)

= study area =



23

17 Scale
Port Covington is comprised of about 290 
acres. Here the area is illustrated at the same 
scale as some other urban districts.

Port Covington

Paris XV Arrondissement

London, Isle of Dogs/Canary Wharf

Beijing, The Forbidden City

Washington DC, East Potomac Park

Lower Manhattan

Boston, Telegraph Hill
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18 Topography
The rolling hills that define much of 
Baltimore are absent at Port Covington. 
The land is extremely flat, with only a 30 
foot elevation change over about a mile 
of width. Local topographic shifts such 
as ditches and curbs define hydrology. 
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19 Odeology
Access to the site is provided via Intestate 95 from the west. The crossing of several 
highways over railroad tracks creates a virtual wall of road. The highway dives into 
the Fort McHenry Tunnel to the east. 

Additional access comes from Cherry Hill via the Hanover Street Bridge, which con-
tinues into the fine-grain of South Baltimore.

Key Highway and its new developments can be accessed at the northeast corner of 
the site.
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to Baltimore-Washington 
International Airport

to Washington, DC

to Owings Mills to Timonium

to Philadelphia

20 Railroad
Freight, once the reason for development at Port Covington, 
is now treated as a liability. While most businesses operate pri-
marily by truck (made convenient by the Interstate system), a 
large rail repair yard at the north edge of the site makes north-
south movement difficult. The Locust Point ports still rely 
heavily on the railroad, however, and its right-of-way speaks of 
future possibilities of diverse modes of transport.

21 Mass Transit
Amtrak/MARC Penn Line
MARC Camden Line
Metro Subway
Light Rail
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22 Figure-Ground and Ground-Figure
The void created by Interstate 95 and the railroad creates a clear threshold between 
building patterns. The large masses of industry, warehouses, and big-box retail 
acknowledges a different scale of owner and builder than the row houses of South 
Baltimore.  Access to the water is blocked by a few behemoths, where smaller build-
ing masses could create porosity.

The fine grain of South Baltimore easily accepts figural open space, and many alter-
natives for movement through. The enormous facilities at Port Covington only hint 
at a plan of any kind. The possibility of movement without a vehicle is eliminated.
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23 Scale II
The smaller buildings of South Baltimore are also more 
highly articulated, creating humanizing spaces even 
within an industrial district. They mediate between 
man and machine.

Port Covington’s buildings are “dumb boxes,” incapable 
of creating any recognizable human space without 
extensive camouflaging. The simply bring together 
machines and products.
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24 Edges
Port Covington can perhaps be best 
described through its edges. “Raw” 
infrastructure creates the strongest, 
most impenetrable edges. Through 
passage can only occur where mas-
sive public investment has made it 
possible.

There is a strict delineation of legal 
authority and property control. 
Fences, walls, and extensive signage 
tell trespassers where they are not 
wanted. A black wire mesh fence 
divides “wetland” from “lawn.”

At the same time, there is a com-
plete lack of strategic thinking 
about spatial delineation in the 
public realm. For acres in the center 
of the site, six-inch curbs provide 
the only meaningful spatial edge.
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25 Citywide park system
The Gwynns Falls trail system is a con-
nects over 200 acres via 15 miles of 
trails. The streambed empties into the 
Middle Branch of the Patapsco. 

The conservation strategies at Port 
Covington may recognize the site’s adja-
cency to this comprehensive system.

26 Ferry Bar Park
The entire periphery of Port Covington 
is protected wetland area. The tip of the 
peninsula, where a bridge once crossed 
the Middle Branch, is now Ferry Bar Park,  
a sandy beach, is a unique park type in 
Baltimore.
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27 Urban Wildlife
The attempts at wetland conservation along the water’s edge have 
provided for a surprising biological diversity at Port Covington. 
Since visitors usually don’t venture from the parking lot or retail 
spaces, the natural buffer is relatively undisturbed.
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total employment Baltimore City: 460,800

large employers: 89,750
(more than 1,000 workers)

= one thousand workers

health

education

government

commerce

industry

site

28 Employment context
The largest employers in 

Baltimore today are almost 
all in the health, educational, 

or financial services sectors. 
While government employs 

many workers, its location is in 
reality much more dispersed across 

the city. 

Port Covington currently has no serious 
employment density.

The degree to which smaller employers create 
the majority of jobs in Baltimore is heartening. This 
statistic supports a bottom-up approach to economic development.
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29 Invisible Cities
Anything beyond a cursory glance at the landscape at Port 
Covington reveals hints of all kinds of unclear activities. The 
current landscape is predominantly politically shaped, so 
much that the artifacts of individual, nonfinancial, sporadic 
activity seem like silly accidents.
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Site Precedents

A glaring contradiction lies at the heart of this thesis project. How can industrial 

needs be fully met without creating an inhumane, insensate environment for 

other land uses, especially housing? This is nothing less that the crux of the conflict 

within modern city-building. The contemporary tendency to push industrial and 

large commercial uses away from residential and retail program intensifies traffic 

problems, and makes it easier for businesses to create even less humane environ-

ments. This positive-feedback loop is 

what some call “sprawl.”

Conversely, places where work of all 

kinds is interspersed with the other 

activities of living can be to some de-

gree self-regulating. People who live 

and work in a neighborhood will have 

less incentive to harm that environment. 

There is also the bonus decrease in traf-

fic. 

Here are three projects that address the 

problem of simultaneous use. Where 

infrastructure meets the human envi-

ronment, architecture is given an oppor-

tunity to make space better.  30 Projects at Edges
(Top to botttom) 
Tube Building
Green Space
Program Deadspace
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Tube Building
IIT Student Center Chicago OMA 2003

31 IIT Student Center
This project celebrates its role as a con-
nector across what would normally be 
regarded as a negative edge. By literally 
embracing the elevated line, the project 
improves connection while drawing at-
tention to the historic transit system.
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Green Space
Waterfront Park, Louisville Hargreaves Associates 2005

32 Waterfront Park
The project illustrates the unique role of 
parkland in the American urban land-
scape. Elevated highways, objectively 
“evil,” are balanced by rolling picturesque 
parkland, objectively “good.”
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Program Deadspace
 Zaanstadt, Netherlands NL Architects 2005

33 Zaanstadt
The dark cutural vacuum underneath 
an elevated highway is packed with 
programmed activities, including a 
grocery, skateboard park, and com-
munity center. A gap between the 
two spans creates a shaft of light on 
the citizens below.
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III. Program

The institution is not the building. The institu-
tion is the agreement to have that which is 
supported. It is an agreement that this kind of 
activity is natural to man. It is an undeniable 
part of the way of life. 

Louis Kahn

Of the courses of action which are still open to 
contemporary architecture…only two seem to 
offer the possibility of a significant outcome. 
While the first of these is totally coherent 
with the prevailing modes of production and 
consumption, the second establishes itself as a 
measured opposition to both.

The sole hope for a significant discourse in the 
immediate future lies, in my view, in a creative 
contact between these two extreme points of 
view.

Kenneth Frampton, Modern Architecture: A Critical History



39

Program History

The history of industrial building is in many ways the history of modern architec-

ture. The intention of this survey is not to explain the complex cross-pollination of 

architectural themes that this history includes, but merely to provide a brief back-

ground of the structural, spatial, and functional ideas that have found built form in 

industrial buildings.

The large space requirements of industrial processes linked industrial buildings to 

existing long span technology. Early on, engineers and industrialists influenced the 

form of the buildings, since architects were primarily concerned with churches, es-

tate houses, and civic buildings. The English textile mills 18th century were the first 

recognizable industrial building type. John Lombe copied a design for spinning 

silk thread from factories he had seen in Italy. In 1718, engineer George Sorocold 

designed a factory for Lombe in Derby, England. It was five stories and 36 by 100 

feet. Masonry bearing walls and timber posts supported the timber floors. Later 

examples of the mill type replaces the timber stanchions with cast iron, and later 

steel, columns. Bay dimensions were limited by the strength of cast iron girders. 

Simple rectangular sections allowed 

for ten-foot bays, and the develop-

ment of the T-section increased the 

bay size to 14 feet.

Bridge-building saw the aggres-

sive development of iron’s spanning 

abilities. Thomas Farnolis Pritchard 34 Lombe Silk Mill, Derby
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designed a 100 foot bridge over the Severn 

River in Coalbrookdale, England in 1779. The 

design was quickly copied and elaborated 

upon all across Europe and North America. 

The adoption of spanning technology in 

architecture saw the use of iron’s structural 

form for expressive ends, notably in Karl 

Ludwig Althans’ 1830 Sayn Foundry in Prussia. 

The factory, which itself produced cast-iron 

components for military, industrial, and infra-

structure, was powered by water wheels and a 

coal blast furnace. Althans’ design was based 

on the basilica plan. The shed was three 25-

foot bays wide and nine bays long. The glass 

front and clerestory windows allow for even 

light. Trusses and connection details come 

together to create a structure of enormous 

Gothic expression. 

John Paxton’s Crystal Palace at the 1851 

London World Exhibition articulated the 

possibilities of prefabricated iron and glass 

construction. The propagandistic role of the 

technology in expressing the power of the 

modern state became common, most fa-

mously with Gustave Eiffel’s 1889 Tower in 

Paris. Actual industrial buildings, such as 

35 Coalbrookdale Bridge

36 Sayn Foundry
The adoption of Gothic motifs was a natural 
reaction to the flowing curves of cast-iron 
construction.

37 Crystal Palace
The short-lived structure was one of the most 
influential in modern architecture. The new pos-
sibilities of prefabricated framed glass were in-
spiring to architects, engineers, and the public.
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the Borsig Engineering Works in Ber-

lin (1837) often borrowed decorative 

motifs from religious and civic architec-

ture. 

A notable early exception to traditional 

building decoration was the Sheer-

ness Boat Store, designed by Godfrey 

Greene in 1860. The warehouse was 

the first multi-story iron frame build-

ing. Three 45-foot bays run 210 feet 

long, with the central bay open  from 

floor to roof - a distance of 53 feet. The 

side bays are divided into three floors, 

which are supported by H-section 

cast iron columns, and rigidly con-

nected girders. The central open 

space measured 9,450 square feet. In 

stark contrast to other buildings of the 

19th century, the exterior of the Boat 

Store was undecorated, and in fact 

barely treated. Metal cladding  Ironical-

ly, the Boat Store, as the prototype for 

multi-story iron construction, lay the 

groundwork for the skyscraper, the 

building type which would eventu-

ally displace the factory as the icon of 

38 Borsig Engineering Works
The use of Classical motifs gave the urban factory a Pira-
nesean feel, complete with dark skies.

39 Sheerness Boat Store, exterior
The lack of exterior ornamentation makes this warehouse 
seem far more modern than it is. The building still exists 
today, with minor renovation.

40 Sheerness Boat Store, interior
The interior atrium was a typical factory layout in the pre-
Ford years.
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modern urbanity. 

The end of the 19th century saw the 

isolation of industry from other func-

tions in the city. At the same time, 

reinforced concrete technology be-

came available for large building spans. 

Francois Hennebique’s system for 

concrete floor construction, patented 

in 1892, was valued for its fireproof-

ing, resistance to vibration and 

temperature variation, and cheapness. 

In the United States, Ernest Ransome 

patented a similar cast-in-place con-

struction system, adopted by Albert 

Kahn in his factories for the emerging 

American automobile industry. The 

long (945 feet), uniform plan reflect-

ed the systematic assembly line pro-

cess that took place inside. Materials 

were delivered by lifts to one of the four floors, and assembly flowed downwards. 

The frame allowed for clear bays of fifteen by twenty feet. The externally expressed 

structure with infill glass walls became a basic unit of the industrial vocabulary. 

Industrial architecture, which had introduced new construction methods and 

materials, had still yet to develop an expression of its own. “Peter Behrens’ turbine 

factory for AEG stands at the turning point between nineteenth century historicism 

and the emergence of modern architecture.”1  Behrens merged an abstracted Clas-
1 Ackermann 52

41 Borax Factory, Bayonne, NJ
Erneste Ransome introduced reinforced concrete con-
struction to the United States.

42 Ford Factory, Highland Park, MI
Albert Kahn made a career of building for the automotive 
industry. This factory for Ford is the prototypical turn-of-
the-century assembly-line building.
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sicism with the forms of the structure 

beneath. The lack of comprehensive 

structural honesty allowed for an ar-

chitecture of monumentality. This was 

a new type of propagandistic building 

resulting from the interpretation of the 

architect rather than the audacity of 

the engineer.

Walter Gropius, who had worked at 

Behrens’ office until 1910, devoted his 

career to the articulation of the in-

dustrial aesthetic. He created the first 

curtain wall for the 1910 Fagus shoe 

factory. The curtain wall is suspended 

from load-bearing brick piers, com-

pletely independent from the floor 

slabs. The clean lines and generous 

light went on to exemplify the mod-

ern movement generally. Additionally, where Kahn had packaged all the factory 

activities into a single volume, the Fagus factory expressed different functions with 

building volumes.

The strict articulation of function and structure represents one stream of industrial 

architecture. Erich Mendelsohn’s Steinberg hat factory displayed a more expressive 

interpretation of the technological context.

43 AEG Turbine Factory
Peter Behrens’ imagination brought new life and expres-
sive possibility to the materials of industrial construction.

44 Fagus Shoe Factory
Walter Gropius abstracted the concepts he learned 
working for Behrens, and added his own innovation - the 
curtain wall.
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This theme would be picked up with 

what Reyner Banham termed “brutal-

ism” in the 1960. Paul Rudolph sup-

pressed the expression of structure to 

favor the modelling of building mass in 

his 1964 New York pharmaceutical fac-

tory. The most recent project in this 

lineage is Zaha Hadid’s BMW factory 

in Leipzig, Germany. Propoganda - 

now “Marketing” - in large part be-

comes the program. Structure works in 

service to concept.

The post-WWII era saw advances in ac-

robatic structural systems in long-span 

structures. Pier Luigi Nervi pioneered 

the use of prefabricated modular 

concrete components, and his strat-

egies were adopted for single-span 

industrial uses. Feliz Candela’s 1959 Ba-

cardi Rum factory in Carretera, Mexico 

exemplifies this movement.

Structural expression was epito-

mized in the “high tech” movement 

in France and England from the late 

1960’s onwards. Architects such as 

45 Steinberg Hat factory
Erich Mendelsohn’s almost playful articulation of form 
represents a highly expressive thread in architecture, in-
cluding Russian Constructivism, Brutalism, and the work 
of those connected to the Architecture Association in the 
1980s and 90s.

46 Bacardi Rum Factory
The twentieth century saw almost infinite advances in 
structural possibility. Felix Candela used this ability for a 
clean expression of structure.

47 PA Technology Laboratory
Richard Rogers created architecture out of the marriage 
of structure and systems. This “high-tech” aesthetic was 
and continues to be popular, especially in France and 
England.
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Norman Foster, Richard Rogers, and Renzo Piano designed buildings whose forms 

were derived from their structural systems. At the same time, mechanical systems 

were integrated and even celebrated. 

It should be kept in mind that these projects represent only the newest thinking 

in their respective ages. All the while, buildings from the past continued to house 

new functions. 
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Program Basis

The Urban Industrial Incubator is an organization that supports firms involved in 

basic research, development of technique, as well as manufacturing implementa-

tion. Rather than a top-down bureaucratic structure, the UII will strive to diffuse 

decision-making among its members. The primary goal of the UII would be to 

increase survival rates for innovative industrial companies. 

The strategy of the UII would be to harness the unpredictable benefits of competi-

tion, but reduce the large financial risks associated with research and development.  

Subsidy of startup and administrative costs would reduce barriers to concept de-

velopment. A greater number of ideas could be pursued further. Additionally, best 

practices could be disseminated among participants. A profit-sharing plan would 

allow all member entities to benefit partially from UII developments.

A grant program will seek out and admit promising firms into the program.  As 

firms are admitted to the program, they gain access to the administrative, market-

ing, procurement, and information-sharing capabilities of a larger entity. Members 

must commit to a set time in the program, during which profits are redistributed 

through the incubator. Mature 

firms, will gradually be pushed 

out into the “real world,” creat-

ing space for newer members.

Incubator

Direction

Executive

Administrative Director'sÿ
Office

Extramuralÿ
Research

Grantÿ
Program

Incomingÿ
Members

Intramuralÿ
Research

Policy Researchÿ
Integration

Startupÿ
Members

Matureÿ
Members

Graduatedÿ
Members

Financial

48 UII bureaucratic organization
The structure of the UII is hierarchical in terms of administrative 
functions, while executive power is distributed through the system. 
The system attempts to resist a top-down decision-making process.
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Mixed-Use

There are two ways of looking at mixed-use environments. One is to mix all uses 

through the site evenly – the casserole method. The other is to focus on creating 

positive edges between uses – the lasagna method. It seems that a strategic mix of 

casserole and lasagna is the key to successful mixed-use environments.

Mixed-use urban environments also create a degree of uncertainty in a project. If 

future activities are diverse and unknown, how can space be planned accordingly. 

A way of reacting to this dilemma is to search for spatial concepts that can accom-

modate a wide range of activities.

A contradiction also lies in the responsible addressing of the site’s water edge.  

How can public access to the water be facilitated while minimizing impact on the 

same water? This question calls for the recognition that the built environment has 

many effects on what is commonly called “nature.” These effects can often be desig-

nated “positive” or “negative,” but often cannot, and are sometimes both.
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Program Note

Through the design process, it was discovered that the “incubator”  program was 

far too ambiguous given the exploratory nature of the project. In order to fully 

engage with the conflicts between urban design and industrial necessity, a more 

specific industrial program was determined - the bicycle factory.
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# sqft subtotal 100%ÿStorageÿ Circulationÿ(30%)
Fabrication CNCÿrouters 12 150 1800

AnneallingÿOven 1 150 150
Lathe 1 100 100
Punch 2 50 100
CutoffÿSaw 1 200 200 2350ÿsqft 4700ÿsqft 6110ÿsqft

PartsÿPrep StockedÿMetalÿShop 1 1500 1500
BendingÿDies 2 75 150
FinishÿBrazing 6 40 240
ForkÿShaping 2 100 200 2090ÿsqft 4180ÿsqft 5434ÿsqft

Laser/PlasmaLaserÿCutter 3 100 300
PlasmaÿCutter 3 100 300
PlasmaÿTankÿStorage 1 25 25 625ÿsqft 1250ÿsqft 1625ÿsqft

Washing Washingÿsetup 2 100 200
Jumboÿsetup 1 200 200
Detergentÿstorage 50 450ÿsqft 900ÿsqft 1170ÿsqft

Welding Tackingÿweldÿsetup 4 75 300
FinishÿWeldÿSetup 50 40 2000 2300ÿsqft 4600ÿsqft 5980ÿsqft
SandingÿSetups 8 100 800 800ÿsqft 1600ÿsqft 2080ÿsqft

HeatÿTreating1000degÿSofteningÿOven 1 400 400
TrueingÿTables 2 50 100
350ÿdegÿtemperingÿoven 1 200 200 700ÿsqft 1400ÿsqft 1820ÿsqft

Machining VariousÿToolsets 1000 1000ÿsqft 2000ÿsqft 2600ÿsqft

Painting Paintÿprep 1 300 300
Painting 4 150 600 900ÿsqft 1800ÿsqft 2340ÿsqft

Assembly Assemblyÿcounter 20 350 7000
Wheelÿassembly 4 200 800 7800ÿsqft 15600ÿsqft 20280ÿsqft

49,439ÿsqft
ProductionÿSupport

TestingÿRoom 2000ÿsqft 2600ÿsqft
CheckÿLab 750ÿsqft 975ÿsqft
Engineering 8 150 1200ÿsqft 1560ÿsqft
Restrooms 300ÿsqft 390ÿsqft
Planning 250ÿsqft 325ÿsqft
Lunchroom 1000ÿsqft 1300ÿsqft
Restrooms 300ÿsqft 390ÿsqft
LockerÿRoom 1000ÿsqft 1300ÿsqft
BldgÿMaintenace 1500ÿsqft 1950ÿsqft

10,790ÿsqft

Shipping/Receiving 35000ÿsqft 45500ÿsqft
Parts 35000ÿsqft 45500ÿsqft

Storage 91,000ÿsqft
ExecutiveÿOffices 1000ÿsqft 1300ÿsqft
Design 6 150 900ÿsqft 1170ÿsqft
Admin/HR 800ÿsqft 1040ÿsqft
Wholesaling 750ÿsqft 975ÿsqft

Admin: 4,485ÿsqft
Museum 3000ÿsqft 3900ÿsqft
Shop 2000ÿsqft 2600ÿsqft
RetailÿStore 1000ÿsqft 1300ÿsqft

Public: 7800ÿsqft
gross: 106,765ÿsqft Net: 163,514ÿsqft

Storage
ProductionÿSupport:

ProductionÿTotal:

Preliminary Program

50 Program requirements
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Programmatic Precedents

Precedent for the UII program address several factors:

1. Industrial spatial needs

2. Spaces for innovation

3. Symbolic & civic spaces
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1

2

3

4

5

6

7

8

9

Broome County Industrial Development Agency
Binghamton, NY & surrounding areas
(Not in original locations)

 105 Airport Road
7,000 sqft
1 floor 
1 loading dock

2

403 Nanticoke Ave
22,500 sqft
2 floors
1 loading dock
3 overhead doors

4

 631 Field Street
46,500 sqft
1 floor + 7,000 canopy
2,500 sqft office
40 parking spaces
5 loading docks

Edwin Link Building
428,000 sqft
3 floors office
64,000 sqft 21’ clear space
250 seat cafeteia
Full A/C, sprinkled
10 loading docks
1450 parking spaces

44 Corliss Ave
60,000 sqft
3 floors (18’, 14’, 14’)
50 outdoor parking

780 Harry L. Drive
22,400 sqft
2 floors
1 loading dock
100 parking spaces

1

3

8

 49 Griswold Street
19,600 sqft
1 floor + Mezzanine
1,000 sqft office
30  parking spaces
2 overhead doors

 Business Growth Center
20,000 sqft
1 floor (24’)
2 high loading docks
100 outdoor parking

 7 Badger Ave
38,000  sqft
1 floor to 22’
2 loading docks
3 overhead doors
rail access

7

5

6

9

51 Incubator buildings
This organization ac-
quires vacated buildings 
and provides financial 
resources for easing the 
survival of startup com-
panies. The collection of 
buildings provides an 
example of the range of 
spaces useful to industrial 
concerns.



52

GM Technical Center  Warren, MI

Eero Saarinen, 1948-56

52 GM Site Plan @ 1”=1600’ (Google Earth) 

54 GM Site Plan @ 1”=800’ (Saarinen) 

The Center was, of 
course, designed at an 
automobile scale, and 
the changing vistas 
were conceived to 
be seen as one drove 
around the project.

Eero Saarinen

53 GM  Aerial
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industrial
canal

river

railroad

management
services

religious

educational

health

housing

Saltaire, England
1853

Newry, South Carolina
1890s
69 duplexes
8 single family homes
4 supervisor houses
1 owner’s mansion

Company Towns through history

55 Saltaire

56 Newry, SC

57 Merthyr Tydfil, Wales
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58 English planned mill town, 18th century

59 French planned  mill town, 18th century

60 Midwest American Factory Town, 1920’s

62 English Factory Town, 19th century

61 Southern American Factory Town, 19th 
century

63 New England Factory Town, 19th century
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Googleplex  Mountain View, CA

Clive Wilkinson Architects, 2005

64 Site Plan@1”=400’ (Google Earth) 
What seems at first to be a highly irregular plan is actually made up of a few 
large masses with spatial volumes subtracted from them

Google, Inc. is headquartered in the infamous Silicon Valley south of San Francisco. 

The companyin many ways epitomizes the “dot-com” generation of companies, 

idealizing innovation, interaction, socializing, and recreation. 

The facility is made up of two 

long main buildings stretching 

east to west, with several auxilli-

ary buildings nearby. Each main 

building is bisected by a “main 

street,” a central pedestrian corri-

dor lined by public shared spaces 

and private workspaces of many 

varieties.

65 Workspace concepts (Clive Wilkinson Architects) 
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66 Building 43 Plan @ 1” = 50’ 
The floor plan is highly “inefficient,” with few double-loaded corridors 
and lots of shared/public space. Space varies from highly flexible to 
highly programmed.

67 Building 43 Section @ 1” = 50’ 
Private workspaces receive indirect natural light, while shared meeting 
space has open skylights. Public/group space is distibuted throughout 
the plan. Parking is invisible, below the building

68 Site Model (Clive Wilkinson Architects) 
What would otherwise be large mass of building is 
cut away with a series of volumetric open spaces. 
This maximizes eastern exposure and views into the 
garden.

69 “Fun” is central 
to Google’s concept of the successful innovative 
work environement. Employees constantly interact 
within the (over)stimulating environment, but can 
retreat into quiet private workspace if needed. (Time 
Magazine)

The design was formulated 

on the idea that groups of 

individuals cooperate best 

when they have a choice of 

environments in which to 

work. Open-ended research 

can lead anywhere, so the 

working environments 

sponsor many types of inter-

actions
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Spatial Typologies

 

The UII program has three classes of industry-related space:

1. Machining shops (light/heavy/assembly)

2. Administrative & research space (offices, meeting rooms, servant spaces)

3. Civic space – the institutional public face

These spaces, however, are by necessity fragmented and clustered with one an-

other. Member entities in different stages of development require different types 

of space. A small logistics member will require a small office and little or no shop 

space. A mature manufacturing member might take up a large proportion of the 

heavy machine shop, but little office space.

In addition, other programmatic elements such as retail and residential will be 

included in the schemes.

Machining shops 

The UII will provide full-service machine shop space to a limited number of mature 

members. It is imperative, however, that every member has access to some shop 

space, of appropriate size. This condition implies a facility with a few quite large 

machine spaces – 100,000 ft2 or more – and many small shops – down to the size of 

a two-car garage. As members grow or change their methods, their space require-

ments will vary accordingly. To ease transitions between spaces (machinery can be 

tedious to move), a modular shop typology is practical, where members can simply 

take charge of multiple adjacent small shops. 
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Administrative & research space

Each member will require office space of some kind. The smallest members will 

simply carve this space out of their shop spaces. Medium-sized members will have 

offices, which will be organized to overlap space with one another in order to maxi-

mize interactions. 

The administrative and executive branches of the UII will occupy offices separate 

from the member firms, but open to them.

Civic space 

As a semi-public institution, the UII has a responsibility to allow visibility of its activ-

ities (within reason), as well as a selfish goal of improving public opinion. Therefore, 

the civic space is an important component of the Institute’s program. The UII will 

exist partially in the public realm – physically as well as conceptually.  In addition, 

the stated urban goals of the project imply a civic space that articulates a philoso-

phy – nothing less than an ideal of how people should live and work together. The 

dimensions of the public space will vary according to the specific visibility and use 

requirements. 
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IV. Design Goals & Alternatives
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Five Urban Goals

Retain & Enhance Industrial Activities 

The primary needs of an industrial and research facility are: small, medium, and 

large building masses with minimized vertical movement of materials; easy access 

to transportation infrastructure; and accommodation of appropriate safety and 

privacy requirements. 

Increase Citywide Connectivity 

Along with the access needs of industry, this project has a goal of maximizing con-

nections from Port Covington into its surrounding environment. These connections 

should be for pedestrians, vehicles, and furry creatures.

Responsible Environmental Strategy

Port Covington is surrounded on three sides by the Middle Branch of the Patapsco 

River. Any development plan should minimize detrimental effects to the vibrant 

Patapsco ecosystem, as well as facilitate public access to the water amenity. 

Mixed Use

Housing, commerce, and retail should be included in the development plan. This 

will ensure that a vibrant neighborhood comes about, not just a built-up district.

Temporal Consciousness

The phasing of development should reflect a sensitivity to evolving uses within 

districts, blocks, and buildings. The plan represents a desired mix of activities on 

the site, not necessarily a final built reality.
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Three Architectural Goals

Innovation

At the scale of the site plan and the building, the project seeks to establish meth-

ods by which architecture can instigate cooperation and heightened innovation. 

This primary directive goes hand in hand with the stated urban goal of integrated 

land uses.

Flexibility

The diverse nature of a business incubator means that companies will have varying 

and sometimes dynamic space requirements. A highly flexible organizational and 

building system will thus enable fluid growth of companies.

Symbol

In addition to accommodating the needs of its members, the institution will dis-

play a civic face to the outside world. This central focus, be it a building or public 

space, must have appropriate architectural expression. 
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Design Strategies 

The design of such a large urban area is clearly an open-ended endeavor. People 

have many conceptions of what the city should be, and there are as many strate-

gies as to how to get there. This project will examine several “extreme” strategies. It 

should be emphasized that the following processes are non-exclusive. They simply 

represent different value systems and starting points for urban form. 

Status quo: consolidate and develop

This strategy posits a completely market-based development sequence, and weak 

or ambivalent government. Land will be divided according to desired parcel sizes, 

and projects will be designed relatively independently. Phasing occurs at the scale 

of the building or wing. This strategy can create a mix of uses on the district scale. 

Urban Design: public space

Taking a cue from the original 19th century Baltimore platting, this strategy will 

impose a public-based geometry upon the site. Roads, parks, and other spaces will 

be built as public goods. Intervening lots will be developed according to predeter-

mined desired land-use, allowing mixed-use at the building scale. Phasing occurs 

at the building scale.

Temporal integration

This strategy does not differ from the others in formal ways, but in process. Starting 

from a definition of architecture as a “container for desired activities,” the process 

seeks to define an optimal mix of uses on the site. A prototype block or building 

type is then developed that: 
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allows for the sharing of spaces by several user groups; 

is not biased towards either public/private, indoor/outdoor, or liv-
ing/working space; 

has designed-in opportunities for flexibility and expansion;

Ideally, such an activity-based approach will lead to project that is generous to 

the public and the private users, can mix uses at the building scale and temporally 

within single spaces, and can allow for greater density with minimal detrimental 

effects.
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Design Alternative - Status Quo

Potential Building Sites
1: 17 acres
2: 10.75 acres
3: 8 acres
4: 9.4 acres

Existing Parking 
 (Buildable if replaced)
A: 7.5 acres
B: 5 acres
C: 4.6 acres

70 Parcel-based development
This most conservative strategy accommodates contemporary 
conventions and existing financial and political power structures. 
This strategy also meshes easily with existing structures. Four large 
sites are readily available with existing service roads and infrastruc-
ture accessibility.  

New buildings would be of a similar scale to existing. Expansive 
sites will probably allow for single floor buildings. Adding struc-
tured parking will allow existing surface parking to be replaced by 
additional building mass.

Total buildable site area: 62.25 acres

Parking assumptions:
Wal-mart, Sam’s club need:
 5 spots/1,000 ft2  

 120,000 ft2/1,000 = 600 spots
 5 story parking garage @ 120 ft X 300 ft = 
 36,000 ft2 (.85 acres) per garage
Assuming 5 parking garages, net site area = 58.12 acres

1

2
3

4

A

B

C

@ FAR:
0.5 = 1.25 million ft2

1.0 = 2.5 million ft2 

1.5 = 3.75 million ft2

2.0 = 5 million ft2
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Design Alternative - Urban Design

71 Street Grid Extension
This process is predicated on the extension of 
some ideal urban fabric. In this case, the street 
grid from the 1822 legislated platting is adopted. 
In addition, existing structures are retained and 
integrated.

(1) The existing urban form of Port Covington dem-
onstrates no clear relationship between several 
large building complexes. 

(2) The simple overlay of the 1822 grid onto the 
peninsula creates a situation of tension between 
the ideal democratic grid and the expressions of 
power represented by the monolithic, single story  
industrial buildings.

(3) A few edits and modifications to the grid 
resolve the discrepancies between building form 
and grid dimensions. The slack in the grid created 
by the irregular landform becomes conserva-
tion  area. Charles Street is lofted to connect into 
the site along side the existing Hanover Street. 
Connections to the public green space at the site’s 
edges are maximized.

(4) Street hierarchy is developed by identifying sig-
nificant through streets and paths to public spaces.  
This creates a pattern of partial superblocks with 
secondary through streets. Alleyways are indicated 
if desired. Block sizes range from 1.35 - 2.25 acres. 
(200-250 ft X 300-400ft)

(5) Land-uses are defined block by block. Space at 
the junction of the central two streets is retained 
for public green space. Industrial use dominates 
the south and west portions of the peninsula, 
while retail and residential use is clustered around 
the “main streets.”

1

2

3

4

5
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Design Alternative - Temporal Strategy

Where 
other design 
strategies begin at 
the scale of the city, this 
strategy takes advantage of the 
sequential nature of urban growth 
and the construction process. The accom-
modation of future density is built into early 
building projects. However each phase is independent, 
and a single block can stay in one phase while another block 
“grows up”

Open spaces are included in each phase of growth. These spaces can perform 
as public parks, private courtyards, green roofs, and backyards as growth occurs.

Open space

Small industrial spaces (10,000 ft2)
with shared public space

Second level of industry built
Parking garage with attached freight elevator
Public park becomes interior courtyard

Retail added at street level
Green roof reduces runoff
Shared parking garages

Housing added
Green roof becomes private yards

4

5

3

2
1
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V. Design Development
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Design Conclusions - Regional

The regional demands of the site implied several characteristics of the final design. 

The City of Baltimore Department of Planning’s “Live - Earn - Play - Learn” mission 

statement was reformulated to become “LIVE,” with earning, playing, and learning 

as sub-components of  life. 

The diagrams below illustrate the design principles adhered to at several scales of 

urban design. The regional density gradient provided a strong cue as to final built 

mass on the site. The concept of the polycentric city, with intelligent connections 

between independent areas, led to a n idea about connections to the rest of Bal-

timore. The division of the site further into separate areas, led to intra-site density 

hierarchies, and the distribution of program within these areas was further devel-

oped. 
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 The centrality of Port Covington 

within the Baltimore metropolitan 

area implied a relatively high level of 

overall density. The final density level 

was 30-80 units/acre over the entire 

site. 

An urban fabric was developed that 

was at once coherent with the exist-

ing city and responsive to the pecu-

liar demands of a live-work district. 

Connections between Port Coving-

ton and the  rest of Baltimore were 

conceived of a the links between 

hubs, rather than the infinite exten-

sion of the city grid system. Transit, 

highway, local vehicle and bike/pe-

destrian routes were all considered 

and established.
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Design Conclusions - District

 

The design of the Port Covington Live-Work district was dominated by a few con-

sideration. Several large-scale decisions shaped the site broadly, and attention to 

building typologies created communities from the small scale on up.
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Design Conclusions - Building

The bicycle factory was integrated into the urban fabric by coordinating the struc-

ture with a large piece of public space - a velodrome. Through this public/private 

synergy, industrial, residential, and public space can be more easily mixed.

87 Bulding Site plan
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94 Factory North/South Elevations
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95 Grandstand North/South Elevations
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96 Building East/West Elevations
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106 East Approach
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Figure Sources

6  Royal Salt Works, Chaux 
7  Garment District, NYC
7  Group of Slumless Smokeless Cities
9  Team Ten urban diagram
13  Study Area Model
15  South Baltimore 1792
16  South Baltimore, 1836
16  The Bombardment of Fort McHenry
18  South Baltimore, present-day
18  Coal in the early 20th century
19  “Alternative” urban activities
19  Current Middle Branch development proposals
21  The ideal and the circumstantial
22  Site in the urban context
23  Topography
24  Odeology
25  Railroad
25  Mass Transit
26  Figure-Ground and Ground-Figure
27  Scale
28  Edges
29  Citywide park system
29  Ferry Bar Park
30  Urban Wildlife
31  Employment context
32  Invisible Cities
33  Projects at Edges
34  IIT Student Center
35  Waterfront Park
36  Zaanstadt
39  Lombe Silk Mill, Derby
40  Coalbrookdale Bridge
40  Sayn Foundry
40  Crystal Palace
41  Borsig Engineering Works
41  Sheerness Boat Store, exterior
41  Sheerness Boat Store, interior
42  Borax Factory, Bayonne, NJ
42  Ford Factory, Highland Park, MI
43  AEG Turbine Factory
43  Fagus Shoe Factory
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44  Steinberg Hat factory
44  Bacardi Rum Factory
44  PA Technology Laboratory
46  UII bureaucratic organization
49  Incubator buildings
61  Parcel-based development
62  Street Grid Extension
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