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Please answer questions in space provided. If possible, answers to all questions should be typed or written directly on the forms. If the forms are not used and 
answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the 

area provided on the original form.

This sheet, the Project Data sheet, and the representative photo will be sent to the Committee in advance as the Project Overview.

Project Name

Address	 City/State/ZIP

1. Give a brief overview of the project.

	

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

PROJECT AT-A-GLANCE

daniel
Typewritten Text
Approximately 500 words.

daniel
Typewritten Text
Approximately 500 words.
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PROJECT DESCRIPTION
Please answer questions in space provided. If possible, answers to all questions should be typed or written directly on the forms. If the forms are not used and 
answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the 
area provided on the original form.

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

2.  Briefly describe the project’s urban context. How has the project impacted the local community? Who does the project serve? 
      How many people are served by the project?

daniel
Typewritten Text
Approximately 500 words.

daniel
Typewritten Text
Approximately 500 words.
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3. Describe the key elements of the development process, including community participation where appropriate.

5.  Is the project unique and/or does it address significant urban issues? Is the model adaptable to other urban settings?

PROJECT DESCRIPTION (CONT’D)

4. Describe the financing of the project. Please include all funding sources and square foot costs where applicable.

daniel
Typewritten Text
Approximately 400 words.

daniel
Typewritten Text
Approximately 400 words.

daniel
Typewritten Text
Approximately 400 words.
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i:81Send to Contact PUBLIC AGENCY PERSPECTIVE
Please answer questions in space provided. If possible, answers to all questions should be typed or written directly on the forms. If the forms are not used and
answers are typed on a separate page,each answer must be preceded by the question to which it responds, and the length of each answer should be limited to
the area provided on the original form.

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

N Carl Stokesame Title Baltimore City Council- 12th District

Organization City of Baltimore Telephone (410) 396-4811

Address
100 N. Holliday Street - Room 509 CityiState/Z1 P Baltimore, MD 21202

Fax (410 ) 576-9425 E-mail carl.stokes@baltimorecity.gov

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for any purpose whatsoever,
the materials submitted The appli<:.antwarrants that the applicanll:tas full power and authority to submit the application and all attached materials and to grant
these rights and permissions. . '\ ./
. ..,.-;.:. :::::;:::> ~ 12-9-14

~ n~u~ ~ D~e

1. What role did your agency play in the development of this project? Describe any requirements made ofthis project by your agency
(e.g.,zoning, public participation, public benefits, impact statements). Approximately 400 words.

The city of Baltimore played a number of key roles in the development of Miller's Court and the subsequent growth in the Remington neighborhood that
came as a result of the success of Miller's Court. Working closely with the developer, Seawall Development Co., the city provided both formal and
informal support in all phases of development to help facilitate growth while simultaneously preserving the neighborhood's affordability. In fact,
Baltimore so fully committed to the success of Miller's Court that the Department of Housing and Community Development ("DHCD") provided a
$750,000 low interest loan to help finance a gap in the the development budget. The terms of the DHCD loan require that Miller's Court provide 10
apartments that are affordable to people living at or below specific income limits: 2 one-bedroom apartments must be occupied by a household at or
below 85% Area Median Income ("AMI"); 3 one-bedroom apartments must be occupied by a household at or below 90% AMI and 5 two-bedroom
apartments must be occupied by a household at or below 100% AMI. The terms of other sources of financing also require at least 8 apartments be
occupied by and affordable to a household at or below 80% AMI - further strengthening the affordability of the neighborhood while providing quality
housing and amenities.

2. How was this project intended to benefit your city7What trade-efts and compromises were required to implement the project?
How did your agency participate in making them? Approximately 400 words.

The original goal of Miller's Court, and Seawall's subsequent Remington projects, was to convert a vacant, deteriorated former manufacturing building
into usable mixed use projects that would provide first class apartments for the workforce, state of the art office space for non-profit organizations and
activate neighborhood retail. The actual benefits were far more transformational, as described below. In addition to the $750,000 low-interest loan that
the city provided, Miller's Court received a 10-year real estate property freeze as a result of the Enterprise Zone credit.

Seawall's Miller's Court, Miller's Square, Tire Shop and now Remington Row projects have all met and succeeded several of Baltimore City's key
goals:

Returning vacant properties to productive use
Creating/Strengthening main streets
Increasing housing choices
Creating open green space
Attracting new families to Baltimore
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PUBLIC AGENCY PERSPECTIVE (CONTO)

3. Describe the project's impact on your city. Please be as specific as possible. Approximately 400 words.

The development of Miller's Court served as both a starting point and a tipping point in what has become a renaissance of one of Baltimore's emerging
neighborhoods in Remington. On a fundamental level, a formerly vacant building was completely transformed. What was once a dwelling spot for drug
and criminal activity now has become a haven for teachers, young professionals and others who desire a safe, affordable home in a connected,
transit-oriented, emerging neighborhood. And it was done while respecting the historical integrity of both the building and neighborhood.
In terms of community impact, Miller's Court has played a significant role in the reduction of crime in Remington. Annual crime data tracked by
Baltimore City Police Department shows that within 1/4 mile around the Miller's Court building, street larceny (theft) dropped by 38% in the year
following the building's opening (2009), and there has been a steady decrease in the number of total crimes reported since 2009.
Meanwhile, the neighborhood has benefited from an influx of new, local businesses, including coffee shops, bakeries and restaurants. Directly across
the street from Miller's Court, a former tire shop was recently transformed into a local community theater along with non-profit office space and a
destination restaurant and butcher shop owned by a nationally renowned chef. All of this activity is positive for the neighborhood, residents, businesses
and city.
As a sign of long-term commitment, the success of Miller's Court spurred Seawall to acquire, rehabilitate and sell 30 homes "at cost" in a project that
they called Miller's Square. Over 50% of these homes were purchased by teachers (former residents of Miller's Court) who wanted to put down
permanent roots in Remington and Baltimore. Home ownership has numerous benefits to the community - increasing property tax revenue, which
provides an opportunity for additional school funding; increasing property values for surrounding homes (reducing vacant and derelict homes); and
pride of ownership improves the overall conditions of the neighborhood. From 2010 to 2012, the value of homes in the 1/4 mile radius surrounding
Miller's Court increased 46%, and home sales increased 40%. These statistics are even stronger when compared to the average for the city overall,
which saw a decrease in property values of 12% and an 18% decrease in the number of home sales.

4. Did this project result in new models of public/private partnerships? Are there aspects of this project that would be instructive to agencies like yours
in other cities? Approximately 400 words.

This project is exemplary of public/private partnerships. Combining federal (New Markets Tax Credits ("NMTC") and Historic Tax Credits ("HTC")), state
(HTC and loan dollars) and city resources with private investment has resulted in greater community impact than any of these groups working alone.
The city is pleased to have continued supporting Seawall Development Co. as it continues its work in Remington and the city of Baltimore. Seeing this
success has encouraged the city to participate in similar projects and to support NMTC investment around Baltimore.

5. What do you consider to be the most and least successful aspects ofthis project? Approximately 400 words.

Miller's Court has had a catalytic impact on the entire neighborhood of Remington. Successfully redeveloping a blighted, vacant building would have
met the original goal. But moving beyond that and encouraging others to invest in Remington while helping grow an urban community in which
teachers and other young professionals are not only working, but also putting down permanent roots in the form of home ownership, is where the true
success lies. This kind of commitment on both a residential and commercial level is exactly the type of success that other neighborhoods would do well
to replicate. As previously described, the positive impact goes beyond the residents of the building, to the students taught by happier teachers in city
schools, to the business owners and reaches even to the long-term sustainability of the city. It is difficult to name unsuccessful aspects of the project.
Challenges and obstacles were overcome by working together, being creative and tireless. We applaud Seawall and their inaugural project of Miller's
Court.
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Please answer questions in space provided. If possible, answers to all questions should be typed or written directly on the forms. If the forms are not used and 
answers are typed on a separate page, each answer must be preceded by the  question to which it responds, and the length of each answer should be limited to 
the area provided on the original form.

This sheet is to be filled out by the person who took primary responsibility for project financing or is a representative of the group which did.

Name	 Title

Organization	 Telephone   (           )

Address	 City/State/ZIP

Fax   (           )	 E-mail

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for any purpose 
whatsoever, the materials submitted. The applicant warrants that the applicant has full power and authority to submit the application and all attached materials 
and to grant these rights and permissions.

Signature                                                                                                    	 Date

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

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

DEVELOPER PERSPECTIVE

mailto: ?subject=Rudy Bruner Award perspective sheet request form&body=download the Rudy Bruner Award electronic perspective form here http://www.brunerfoundation.org/rba/pdfs/2015/ps3.pdf
https://www.adobe.com/content/dam/Adobe/en/feature-details/acrobatpro/pdfs/signing-a-document-electronically.pdf
daniel
Typewritten Text
Approximately 400 words.

daniel
Typewritten Text
Approximately 400 words.
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3.	How was the project financed? What, if any, innovative means of financing were used? 

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

DEVELOPER PERSPECTIVE (CONT’D)  

daniel
Typewritten Text
Approximately 400 words.

daniel
Typewritten Text
Approximately 400 words.
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3.	Describe the major challenges of designing this project and any design trade-offs or compromises required to complete the project.

4.	  Describe the ways in which the design relates to its urban context.

ARCHITECT OR DESIGNER PERSPECTIVE (CONT’D)

daniel
Typewritten Text
Approximately 400 words.

daniel
Typewritten Text
Approximately 400 words.
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Illustration of H.F. Miller & Son plant (1898)
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Miller’s Court a Safe Haven for Young Teachers
 
Local dignitaries celebrated the grand opening of Miller’s Court on Monday, Sept. 14. The newly renovated Miller's Court, at 2601 N.
Howard St., formerly the home of tin box manufacturer Miller and Sons, now provides 40 apartments targeted to teachers and office
space for Teach for America and other educational nonprofits. Jamie Gwynn, a Teach for America corps member and first-year 4th-grade
teacher at William Paca Elementary School, is one of the founding residents of Miller’s Court, and here he writes about his time there so
far.
 

I’ll never forget the feeling I had while driving south toward freedom on I-83. Four
years of hard work and dedication paved the way to that moment of blissful
uncertainty. I had little understanding of what was in store for my future self--as
a Baltimore City Public Schools teacher--but I did have control of where and how I
would live.
 
I knew I was moving from Wilkes University in Pennsylvania to a wonderful city
with tons of support. And I knew that I was in good hands at Miller’s Court. I did
my research, and I believed that being surrounded by other teachers would help
with the biggest transition of my life. And it has.
 
I had high expectations prior to becoming a teacher. My expectations haven’t
changed. As the school year becomes busier and more difficult, I find the help that
I need is literally steps away in my safe haven of an apartment. If I need a
graphic organizer and can’t find one I like online, there are several 4th-grade

teachers a floor or two below. If I need a late-night copy, there’s no need for a late night run to the 24-hour print shop because I’m two
minutes away from that luxury as well. The convenience of Miller’s Court cannot be trumped.
 
I also found great friendship and laughter in socializing with other young teachers. We laugh as we talk about our classrooms, and we
bring each other back when we have one foot out the door. And it’s that ultimate feeling of truly knowing that I am not alone that makes
Miller’s Court special.
 
To survive in an environment that is as new and challenging as this one, self-motivation is not enough to get you through the days. You
need more resources than you’ll understand during the moment. And to excel, you need to surround yourself with creative and energetic
believers who share in the daily highs and lows that is teaching.
 
That’s Miller’s Court to me.

http://www.preservationnation.org/assets/photos-images/main-street/main-street-news/2009/04/MillersCourt-After_Web.jpg
http://www.greatkidsupclose.org/site/lookup.asp?c=hhKNI1PBImE&b=5107465
http://www.greatkidsupclose.org/site/apps/nlnet/content2.aspx?c=hhKNI1PBImE&b=5108423&content_id={311516B5-03DA-43E8-8F9A-FD11BB63C799}&notoc=1
http://www.greatkidsupclose.org/site/lookup.asp?c=hhKNI1PBImE&b=5074991
http://www.greatkidsupclose.org/site/lookup.asp?c=hhKNI1PBImE&b=5074989
mailto:upclose@bcps.k12.md.us
http://www.baltimorecityschools.org/news/chan77.asp
http://www.greatkidsupclose.org/site/c.hhKNI1PBImE/b.5047529/k.BF24/Home.htm
http://www.greatkidsupclose.org/site/lookup.asp?c=hhINL1PBLmE&b=5047529
http://www.greatkidsupclose.org/site/c.hhKNI1PBImE/b.5070199/k.210A/News_Flash/apps/nl/newsletter2.asp
http://www.greatkidsupclose.org/site/c.hhKNI1PBImE/b.5047677/k.931E/Creative_Minds.htm
http://www.greatkidsupclose.org/site/c.hhKNI1PBImE/b.5087873/k.914A/Great_Kids_Live.htm
http://www.preservationnation.org/main-street/main-street-news/2009/04/baltimore-rehab.html
http://www.teachforamerica.org/about/regions/baltimore.htm
http://www.greatkidsupclose.org/site/lookup.asp?c=hhKNI1PBImE&b=5075003
http://www.baltimorecityschools.org/
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City, state officials praise project housing teachers, 

nonprofit offices 

Building was developed with 'brownfield' funds 

By Annie Linskey | annie.linskey@baltsun.com 

September 15, 2009 

City and state officials on Monday praised a development team who renovated a former tin 

factory into affordable housing aimed at teachers and inexpensive office space for nonprofits. 

 

"It is an extraordinary building that will house extraordinary individuals," said Baltimore Mayor 

Sheila Dixon, a former teacher, during a dedication ceremony for Miller's Court.  

 

The 77,000-square-foot brick building was constructed in 1874 but had become a hangout for 

drug dealers and squatters. The project qualified for funds dedicated to developing former 

industrial sites, known as brownfields.  

 

"How many times did you ride past this corner and say 'I wish somebody would do something 

with this old building?' " asked Gov. Martin O'Malley. He said developers Donald and Thibault 

Manekin, with Seawall Development Corp., demonstrated leadership and vision.  

 

The $21 million project included refurbishing the brick building to include 40 apartments with 

rents between $700 and $1,500 a month. The building, at Howard and 26th streets, is already 

fully leased and teachers moved in earlier this year. There is a waiting list of roughly 100 to 

move into the building, said Thibault Manekin. 

 

Architects on the project consulted with teachers, their target tenants, to determine a wish-list of 

amenities. Based on those conversations they included a copy center in the building to help 

teachers prepare materials for classes.  

 

Nonprofits can lease office space for $18 a square foot, and tenants include Teach for America, 

Baltimore Urban Debate League and Experience Corps.  

 

The building was built to high environmental standards. "We were trying to prove that you can 

produce green affordable housing affordably," said Kelly Cartales, a vice president with 

Enterprise Community Partners Inc., which helped finance the project.  

 

Copyright © 2009, The Baltimore Sun 

mailto:annie.linskey@baltsun.com
http://www.baltimoresun.com/
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Miller’s Court Opens; Features 40 Affordable Homes for Teachers 
Published: September 16, 2009 

Ba lt imor e­ ­Mil le r ’s  Cour t ,  a  new  mix ed­ us e apar tment  bu i ld ing
( p ic tu r ed)  w ith  40  a f fo r dab le  homes   ta r ge ted   fo r   teac her s  and o f f ic e
s pac e w ith   r educ ed  r en t   fo r  T eac h  fo r  Amer ic a  and o ther
educ at iona l nonpr o f i t s   s er v ing  Ba lt imor e  C it y  Pub lic  Sc hoo ls ,  has
now opened.

Mil le r ’s  Cour t   is  a  b r ownf ie ld   r ec lamat ion  dev e lopment  s eek ing  U .S.
G r een Bu ild ing  Counc i l  LEED  ( Leader s h ip   in  Ener gy  and
Env ir onmenta l Des ign)  G o ld  c er t i f ic a t ion   fo r  env ir onmenta l ly
s us ta inab le  des ign  and dev e lopment .  

“ I t   is  an  honor   to  be  her e   today   to  unv e i l   th is  beaut i fu l  bu i ld ing ,  wh ic h  w il l   p r ov ide  v a luab le  o f f ic e  s pac e
and a f fo r dab le  hous ing   fo r   teac her s , ”  G ov er nor  O ’Malley  s a id  a t   the  open ing  o f   the  bu i ld ing .   “We hav e
what  Educ at ion  Week  magaz ine  s ay s  ar e   the  bes t  pub l ic   s c hoo ls   in   the  na t ion ,  our  g r aduat ion   r a tes  a r e
up,  and mor e  and mor e  o f  our  k ids  a r e   leav ing  h igh  s c hoo l be t te r  p r epar ed and  r eady   to  go   to  c o l lege
or  en ter   the  wor k fo r c e .  Ev er y  s ing le  har dwor k ing   teac her   in  our  s ta te   is  a  b ig  par t  o f   thos e
ac h iev ements .  We owe  it   to   them  to  s uppor t   them  in   the   impor tan t  wor k   tha t   they  do . ”

O r ig ina l ly  bu i l t   a t   the   tu r n  o f   the  20 th  c entur y  as   the  H .F .  Mil le r  and Sons   t in  box  manufac tur ing
c ompany ,  Mil le r ’s  Cour t   r ec ent ly  underwent  a  $21.9  mil l ion   r enov at ion  w ith   f inanc ing   f r om a  $9 .4  mil l ion
New Mar k e ts  Tax  C r ed it   ( NMTC)  a l loc a t ion   f r om Enter pr is e  Community   Inv es tment   Inc .  and a  $9 .5
mil l ion  a l loc a t ion   f r om SunT r us t  Community  Cap ita l LLC .  Add it iona l  f inanc ing  was  pr ov ided by   feder a l
and s ta te  h is to r ic   tax  c r ed it  equ it y  and  loans   f r om  the  s ta te  o f  Mar y land and  the  c it y  o f  Ba lt imor e .  U .S.
Banc or p ’s  Community  Dev e lopment  Cor p .   s er v ed as  Enter pr is e ’s  NMTC and h is to r ic   tax  c r ed it
inv es tor .  SunT r us t  Bank   funded a  $5 .8  mil l ion   lev er age  loan and SunT r us t  Community  Cap ita l LLC
s er v ed as   the  NMTC and h is to r ic   tax  c r ed it   inv es tor   to  SunT r us t  Community  Dev e lopment  Enter pr is es
LLC.  

Teac h  fo r  Amer ic a  was   ins t r umenta l  in   the  c onc ept ion  o f   the  pr o jec t  and w il l   leas e  o f f ic e  s pac e  in   the
new bu i ld ing ,  wh ic h  had been abandoned  fo r  mor e   than a  dec ade.  T he 77 ,000­ s quar e­ foo t  Mil le r ’s  Cour t
now  s er v es  as  a  c a ta ly s t   fo r  add it iona l dev e lopment   in   the  mos t ly   r es ident ia l Char les  Vi l lage
ne ighbor hood  in  Ba lt imor e ,  wh ic h   is   loc a ted  near   the  Homewood c ampus  o f   J ohns  Hopk ins  Un iv er s it y
and  the  Ba lt imor e  Mus eum o f  Ar t .  T he bu i ld ing  o f fe r s  educ at iona l,  hea lth  and human s er v ic es
or gan iz a t ions ,   inc lud ing  Catho l ic  Char it ies ,  a  c ons o l ida ted   loc a t ion  and  the  ab i l i t y   to  k eep c os ts  down
thr ough s har ing   fac i l i t ies  and s er v ic es  s uc h as  c onfer enc e and  t r a in ing   r ooms ,   r ec ept ion  ar eas  and
tec hno logy   r es our c es .  

In  May  2009,  Enter pr is e ,   th r ough  i t s   s ubs id ia r y  ESIC  New Mar k e ts  Par tner s  LP,   r ec e iv ed $95 mil l ion   in
NMTC author i t y   f r om  the  U .S.  T r eas ur y  Depar tment ’s  Community  Dev e lopment  F inanc ia l  Ins t i tu t ions
Fund.  SunT r us t ,   th r ough  i t s   s ubs id ia r y  SunT r us t  Community  Dev e lopment  Enter pr is es  LLC  has
r ec e iv ed  th r ee  a l loc a t ions  o f  NMTC author i t y   f r om  the  U .S.  T r eas ur y  Depar tment ’s  Community
Dev e lopment  F inanc ia l  Ins t i tu t ions  Fund.  SunT r us t  Community  Dev e lopment  Enter pr is es  LLC ’s  NMTC
author i t y   to ta ls  $225 mil l ion   to  da te .

( Pho t o  Cou rt esy:  Harry  Conno l ly )  
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MDP Relases Transit-Oriented Development Planning Tools As
Demand For TOD Increases

The Buzz One Four

Staff at Charmington’s coffee shop, ground floor
Miller’s Court

Remington Rowhouses

Remington Rising: How a Historic
Renovation Jumpstarted a Neighborhood

Valerie Berton Redevelopment and Revitalization Baltimore City,
historic rehabilitation, infill development, miller's court, Redevelopment,
Remington, remington baltimore, Revitalization  Leave a comment

Baltimore’s Remington
neighborhood could be
urban revitalization nirvana
for smart growth advocates.
In the last decade, the
central Baltimore
community has undergone
eye-catching changes, from a
historic renovation of a
warehouse into apartments
and offices, to rehabbed
rowhouses, to popular new
businesses. At the same time
– and likely as a result –
Remington has seen a
population increase fueled
by an influx of young people.

Between 2000 and 2010, Remington’s population went up 7 percent, while
Baltimore’s population remained level or fell. Meanwhile, the population of young
people (those aged 25 to 34) jumped an amazing 55 percent in the decade.

The Maryland Department of
Planning has highlighted
Remington as a Spotlight
Community, launching a
webpage that details the
neighborhood’s change through
an online story
map highlighting 34
neighborhood landmarks with
photos and video clips,
interviews with those who live

and work in Remington, a timeline and more.

Central to Remington’s renaissance has been Maryland’s Sustainable
Communities Tax Credit program, which played a pivotal role in Remington’s
rejuvenation. The tax credit helped fund the historic renovation of an old tin
manufacturing warehouse into Miller’s Court, a dynamic presence that has
brought scores of young teachers into the neighborhood.

Why else are people moving to Remington?

It’s partly changing preferences among young people who, studies show, are
choosing city lifestyles over the suburbia their parents sought. And it’s also thanks
to Remington’s strategic location, near I-83 and the Jones Falls Trail, the city’s
center and Johns Hopkins University.

Smart Growth Maryland
Encouraging a smart, green and growing future for the Land of Pleasant Living
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Miller’s Court After

Remington, many attest, is a great place, a neighborhood on the rise. The
walkable, leafy community has a decided sense of cool. The diverse mix of
housing has been augmented in the last few years by a popular coffee shop, a
relocated acclaimed playhouse, a restaurant headed by a coveted Baltimore
restaurateur and a microbrewery. Heralding its appeal was City Paper’s
designation of Remington in 2013 as Baltimore’s Neighborhood of the Year.

The tax credit program has proven to be a powerful economic development tool
across Maryland. When property owners redevelop historic buildings, it often
leads to substantial, positive changes in the surrounding neighborhood.

Investments in the Miller’s Court
development started a domino
effect of positive change. Results
throughout Remington have been
dramatic:  a relocation of a
popular theater at the site of an old
automobile repair shop, 30
renovated rowhouses for teachers
sprinkled throughout the
neighborhood, and redevelopment
of the 29th Street commercial area.
Community gardens and public art

dress up the streetscape.

Plans are underway for more redevelopment in Remington. Last month, the city’s
urban design panel approved plans for a Remington Avenue project that would
renovate a warehouse into more than 100 apartments, 15,000 square feet of
retail space and 30,000 square feet of nonprofit office space.

Remington’s revitalization is listed in the Maryland Sustainable Growth
Commission’s upcoming Infill, Redevelopment & Revitalization report by as a
“best practice” community, reinforcing at the state level the positive use of
renewal strategies such as the Sustainable Communities Tax Credit.
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	At-a-Glance Name: Miller's Court, Remington
	At-a-Glance Address: 2601 N. Howard Street
	At-a-Glance Question 1: In 2007, Seawall Development Company and its partners decided to undertake the redevelopment of a vacant manufacturing building in the heart of Remington - a blighted Baltimore neighborhood. The idea was to turn long-abandoned historic structures into a vibrant, mixed-use complex that would provide beautiful, high-quality apartments for teachers new to the city as well as cost-effective and collaborative office space for education-focused non-profits -- all at discounted rents. Once transformed, the revitalized buildings would breathe new life back into portions of the city long void of economic development, and become hubs of collaboration, idea sharing and educational reform.  With a mission of rolling out the red carpet for those individuals and organizations doing the most important work in Baltimore, teachers and education focused non-profits, the team completed its first project and opened the doors to the nation’s first Center for Educational Excellence, Miller’s Court, whose goals were to: 

1. Create high-quality affordable housing for teachers in a supportive community environment, improving teacher retention and, ultimately, benefiting  Baltimore’s schoolchildren.
2. Create shared non-profit office space, providing opportunities for growth and collaboration.
3. Spark revitalization in the surrounding Remington neighborhood, which experienced decades of high vacancy and disinvestment; and had a reputation as a crime-ridden area. 
4. Generate economic activity, increased tax revenues and new jobs in a low-income community.  

It has now been five years since the project – Miller’s Court – opened its doors. With crime decreasing and homeownership demand increasing, the Remington neighborhood has, by all accounts, changed its former trajectory and gone through a significant transformation.  

Once the fourth largest tin can manufacturer in the country, erected in three stages between 1874 and 1910, Miller’s Court was home to the H.F. Miller and Son Tin Box and Can manufacturing plant. The Miller's Court project renovated the building and now includes:  
•  40 apartments, with discounts for teachers and rent-restricted units for low-income households 
•  Shared resident amenities, including a fitness center, courtyard, resident lounge and teacher resource center with photocopiers 
•  Nonprofit office space with 11 tenants
•  5,000 square feet of shared conference and training rooms for nonprofit office tenants  
•  Charmington's, a neighborhood café  
•  On-site property management with active social programs and events and 
•  Event space, available at no additional cost to tenants  

	At-a-Glance City/State/Zip: Baltimore, MD 21218
	At-a-Glance Question 2: The redevelopment of Miller’s Court transformed an abandoned manufacturing building in a high-poverty neighborhood into the active center of a revitalized neighborhood.  The project has facilitated additional investment and redevelopment in the neighborhood and has had positive economic impacts on residents, businesses and the local economy. 

This project reflects a unique approach to addressing complicated challenges in a struggling urban neighborhood.     

The city of Baltimore hires some 1,000 new teachers each year. The project created high-quality affordable housing for young teachers within a supportive community environment.  The affordable apartments, supportive environment, and available resources address some of the financial and  professional challenges facing new public school teachers.  Through resident surveys, residents report that Miller’s Court has had a positive impact on their quality of life, personal financial security and their commitment to teaching. 

The non-profit office space within Miller’s Court provides affordable offices, shared amenities and opportunities for collaboration among similar organizations. The development team purposely recruited tenants with shared visions that work in the education and community service sectors in Baltimore.  This strategic selection of tenants has created strong opportunities for collaboration among tenants and even with the teacher residents. Tenant Benefit Surveys and tenant interviews have revealed that Miller’s Court has facilitated strong collaboration between office tenants, in addition to opening up new opportunities for their funding and growth through increased professionalism and visibility. 

A large part of the success of Miller’s Court is due to the innovative stakeholder engagement strategy used throughout the design and development process.  Future residents had substantial input on the project design, apartment features, and building amenities early on in the development process.  The high-quality design and shared amenity space in the completed building directly responded to resident/tenant preferences and needs, increasing the positive impacts of the project.  The shared amenities save office tenants money because they are only paying rent on the spaces they use every day. By financing the project using a variety of flexible financing sources (described in more detail later), the developers were able to provide conference room space and shared kitchens at no cost to the office tenants. Apartment residents benefit from access to copy machines without having to leave the building late at night as they are preparing lessons. Apartment residents also benefit from secure and free parking - a rare benefit in the city.

	Project Description Question 1: There were several goals for Miller’s Court, all responding to specific needs within the community. The project aimed to benefit local teachers, create a beneficial and collaborative space for non-profits, spark neighborhood revitalization and create new economic opportunity in the local economy.  

The principals of Seawall Development Company firmly believe that they can use real estate development to help improve the lives of people and the community overall. As a developer and a board member for Teach for America, Donald Manekin understood that high housing costs and the challenges of teaching in inner-city public schools could leave young teachers feeling under-resourced and frustrated. All too often, many young teachers finishing their term of service would choose to leave the sector, or move away from Baltimore altogether. Manekin and his son, Seawall co-founder Thibault Manekin, realized that the future of high-quality education in Baltimore’s public schools in part depended on improving the experience and quality of life for these young teachers.

Seawall also saw that many of the non-profit organizations serving these teachers and working to strengthen education in Baltimore faced their own set of obstacles. Organizations benefiting the education and community service sectors in Baltimore needed professional, affordable space to sustain and grow their operations. They also needed opportunities to collaborate and share ideas to help foster innovation and growth.
In 2007, Seawall Development acquired the vacant Miller’s Court building for $2.8 million, as the property teetered on the brink of foreclosure. 

Miller’s Court was founded on the belief that providing high-quality affordable apartments in a well-connected location and within a supportive environment would benefit young teachers, who often end up under-resourced and frustrated after a few years in urban school districts. The development team believed that partnering with Teach for America to alleviate some of these burdens through Miller’s Court would help to improve teacher retention in Baltimore public schools and improve the quality of education in this urban environment.   The selection of Teach for America and other education, youth, and community-service focused non-profits further increased the resources available to the teacher residents on-site, while creating collaborative benefits for the non-profits themselves. Resident surveys confirm that Miller’s Court has contributed to increased quality of life,  increased commitment to teaching and made their jobs easier.  

Also fundamental to the project was the concept of sustainable building and design. Thus, repurposing an abandoned manufacturing building into a LEED Gold-certified modern structure was the perfect start to transforming a struggling neighborhood.

The primary trade-off for the developers was a lower return on their investment than they would have achieved by developing a property in a more affluent neighborhood or by charging higher rents. This was not an obstacle for Seawall, whose goals are community development, not necessarily maximizing financial gain for themselves.

	Project Description Question 2: The original Miller’s Court building was built in 1874, and sat vacant and deteriorating for almost two decades before the redevelopment was complete in 2009.  One of many vacant properties in the Remington neighborhood, the abandoned Miller’s Court building contributed to a perception of disinvestment and blight. According to the U.S. Census, the residential vacancy rate in the neighborhood immediately surrounding Miller’s Court increased from 9.7% in 1990 to 19.3 % in 2000, and remained constant around 19% through 2005-2009.  The area also had a median household income of just over $28,000 in 2005-2009, which was significantly lower than in the city of Baltimore as a whole.  

In addition to residential vacancy, abandoned commercial properties and relatively low household incomes, members of the community consistently report the neighborhood’s long struggle with high crime rates and a strong negative reputation. 

Miller’s Court helped to ease this negative perception and encourage additional investment and activity.   According to the U.S. Census, the residential vacancy rate in the surrounding neighborhood decreased from 19% percent in 2005-2009 to 16% in 2010 after Miller’s Court opened.  This initial decrease in residential vacancy reflects a continued trend towards new investment and improved perceptions in the neighborhood over the past several years.  Interviews with a broad range of stakeholders indicate that the re-opening of Miller’s Court has been a turning point for the neighborhood – it was the initial investment needed to catalyze positive change.  Reports of theft dropped by 38% in the years following the building’s opening, and there has been a steady decrease in the number of total reported crimes since 2009.  There has also been a 40% increase in the number of home sales in the neighborhood.  These new home sales include Seawalls' Miller’s Square project, a 30-unit scattered-site project that the development team undertook after completing Miller’s Court.  Miller’s Square came about through a group of Miller’s Court residents expressing an interest in homeownership within the revitalizing neighborhood - a sure sign of the positive impact of Miller's Court.

Miller’s Court apartments provide affordable high-quality homes to approximately 75 residents each year, and 30,000 square feet of affordable office space to non-profit organizations.  During the 2013-2014 school year, over 1,300 Baltimore City students (ranging from preschool to post-secondary students) benefited from the resources that Miller’s Court residents accessed through the on-site non-profit organizations. 

Miller’s Court has also created significant economic opportunity within this low-income neighborhood. The residents of Miller’s Court now spend a combined $97,000 annually at the establishments within walking distance of the property, providing an influx of revenues to small, locally-owned businesses.  Construction of Miller’s Court created 150 jobs, ongoing operations have created approximately 16 full-time jobs, and the office tenants have brought 139 full-time and 21 part-time employees into the neighborhood. 

	Project Description Question 3: From the beginning of the design phase, the development team sought input from the community and from teachers. The team sat down with community residents, neighborhood associations, Teach for America staff and city school teachers.  They asked stakeholders what they needed in a building and in the community to help define the vision for the project. Seawall was intentional about enlisting teachers in the design process, so that residents would find intelligently thought-out conveniences in the property that supported their needs and suited their preferences.   For example, there is a dedicated resource room to help ease some of the burden and cost of preparing daily teaching materials.

It was important to the developers to have community support because that can often make a difference between a successful development project and a transformational one. For Miller's Court to fulfill it's true objectives, the needs of the community and the building users needed to be met. Remington is a diverse community, and the project benefitted from support from many groups. For example, older, long-time neighbors of the building have been some of its strongest supporters, rather than being resistant to change as often occurs when they are not comfortable with or included in  development plans.

Seawall worked with the architect and general contractors to design a building that would meet the functional and aesthetic goals while also being completed on time (so that it would be ready for teachers to move in before the school year started) and within a tight budget (so that rents could be kept affordable).  A financing structure had to be developed to provide adequate funds to accomplish all of this. Without Seawall's dedication and drive, this would not have been possible, because the development concept was a very lofty idea for the inaugural project of a newly formed company. 

While the conditions on-site and in the surrounding neighborhood presented a number of challenges for the redevelopment, the Seawall team saw great potential. The site was strategically located, with proximity to Interstate 83, several bus routes and Johns Hopkins University. They saw that future tenants, teachers and non-profit organizations, would be well-connected to the rest of the city when located at Miller’s Court. But if Seawall had not been able to generate tangible positive changes in the community, no one would want to live or work at Miller's Court. 
	Project Description Question 4: Seawall partnered with various public and private entities to secure loans (at market and below market interest rates), grants, donations, and tax credit equity in order to overcome significant financial hurdles that had stymied previous building redevelopment efforts.

The total cost per square foot was $236.  The total development cost of $21.8 million was provided through $18.85 million in federal New Markets Tax Credit ("NMTC") enhanced equity investments in the building ownership and over $2.7 million in state historic tax credit equity. The project combined NMTC as well as federal and state historic tax credits. SunTrust Bank, the state of Maryland and the city of Baltimore provided loans that allowed the project to leverage the tax credits. U.S. Bancorp Community Development Corporation and SunTrust Bank invested in the tax credits. Enterprise Community Investment, Inc. and SunTrust Community Development Corporation provided NMTC allocation.  The flexible terms and favorable repayment requirements of NMTC helped ensure the building could be completed and rents could be kept below market and affordable.


	Project Description Question 5: Miller’s Court uniquely addresses a number of complex urban issues within a single development, going beyond renovating an abandoned building, to supporting educational attainment, and improving the financial sustainability by supporting a mixed-income community.

The project intentionally serves teachers and non-profit organizations to benefit the local public education system in the long-run, with clearly defined design features and a level of affordability that ensure the intended positive outcomes are realized.  While Miller’s Court is a unique and thoughtful solution to a number of complex problems, the issues that it addresses are common to many urban neighborhoods. These issues -- blight and vacancy within former-manufacturing centers, neighborhood crime, low teacher retention, and under-resourced public school teachers and local-serving non-profits -- can be found in urban neighborhoods across America.  Miller’s Court provides a strong example for how a single building can address these issues. The development team has already replicated the Miller’s Court model in another part of Baltimore with it's Union Mill project, and in the Kensington neighborhood of Philadelphia with Oxford Mills. 

In addition, Miller's Court is not just a one-off project for Seawall. They have continued the redevelopment of Remington through several projects that complement the work started in Miller's Court and continue to bring new life to the area. One sign of the transformational nature of Miller's Court is that commercial banks are now more interested in providing financing to projects in this area. NMTC and HTC subsidies were needed to complete Miller's Court because no commercial bank was willing to provide enough financing for the project. Now that Miller's Court and the additional development in the area have improved market conditions and demand, banks are providing financing for additional projects being undertaken by Seawall and others.

	Developer Name: Thibault Manekin
	Developer Title: Principal
	Developer Organization: Seawall Development, LLC
	Developer Phone Area: 443
	Developer Phone Number: 602-7516
	Developer Address: 2601 N. Howard Street
	Developer City/State/Zip: Baltimore, MD 21218
	Developer Fax Area: 
	Developer Fax Number: 
	Developer Email: tmanekin@seawalldevelopment.com
	Developer Date: 12/8/14
	Developer Question 1: Our company's efforts are focused on creating profitable developments with a sense of responsibility to the communities they are built in.  Since the mid-2000s, Seawall's co-founder Donald Manekin participated as a board member for Teach for America and was aware of the many challenges facing Baltimore City schools.  With his guidance, we (as a company) understood that high housing costs and the challenges of teaching in inner-city public schools could leave young teachers feeling under-resourced and frustrated, resulting in these teachers leaving the sector or moving away from Baltimore altogether.   Therefore, we realized that the future of high-quality education in Baltimore's public schools in part depended on improving the experience and quality of life for the teachers.  We saw an opportunity to help by developing a project that would meet the needs of teachers and nonprofits, while using the redevelopment to spur economic growth and revitalization in a struggling neighborhood.  For us, this is not just about finding a nice apartment. It’s about surrounding yourself with like-minded individuals. Everything we do is about honoring educators, and providing a wonderful place to call home. Gathering like-minded organizations in one, consciously designed building encourages cooperative interaction and adds energy and momentum to the programs that assist our citizens, locally and nationally.

From the beginning of the design phase, we sought input from the community and from teachers.  We wanted this project to be as much theirs as ours.   We wanted stakeholders to know that we cared, because their involvement would make the project that much more successful.  We identified the financing partners to make this redevelopment happen (see financing question #3 in the application), we were responsible for overseeing the construction, lease-up and now, the ongoing management of Miller's Court.  

Now that Miller's Court is operating successfully, we are focusing our efforts on additional development in the area, and replicating this concept in other cities.  Additional projects include:

Miller's Square - a renovation of 30 abandoned row homes for new homeowners within the neighborhood of Remington
Tire Shop Redevelopment - a former tire shop that has been converted into a new mixed-use development
Remington's Row - a planned redevelopment of a three-block area near Miller's Court, including apartments, non-profit office space and retail tenants
	Developer Question 2: In order to keep the rents affordable to residents and tenants of Miller's Court, our development company (Seawall) gave up additional developer fee and revenue that could have been achieved if higher rents were charged.  Our focus was directed more to community development than making a large profit from this project.  Our commitment is to affordable housing and to understanding and supporting the needs of the tenants and the community.  We are interested in giving back to our community and being a part of the mission of the non-profits in the building.

	Developer Question 3: We needed to secure $21.8 million to finance the redevelopment and to do this, we took advantage of a wide range of financing options.  We partnered with various public and private entities to secure market rate and below market debt, grants, donations, and tax credit equity.  Miller's Court qualified for New Markets Tax Credit (NMTC) financing based on its location in a distressed community, it's revitalization plan incorporating environmentally-sustainable building practices, and the social and economic benefits for the surrounding community generated by the project.  The NMTC equity was provided by Enterprise and SunTrust to fund 27% of the needed financing for the redevelopment of Miller's Court.  Other financing included loans from Maryland and Baltimore City, SunTrust Debt, and Federal and State Historic Tax Credit Equity.  Finally, we contributed our own sources to be able to complete the project.

It is important to note that securing New Markets Tax Credit allocation for a project is a competitive process and the fact that our project attracted $18.9 million in NMTC allocation is a testament to the faith that Enterprise and SunTrust had in our development plan, and our ability to achieve the goals we we set out.
	Developer Question 4: One of our greatest successes is that the building has been 100% leased since we opned our doors five years ago with a waiting list of serveral hundred teachers and dozens of other nonprofits waiting to get in. As a result of this success, the once forgotten neighborhood of Remington has become the landing place for Baltimore's most entrepenurial thinkers. 

We also consider the neighborhood involvement and the neighborhood response after the project to be one of the most successful aspects of the project.  The residents of the neighborhood show more pride of ownership in the neighborhood.  A local business owner, Richard d'Soussa, said, "eight years ago, no one cared about this neighborhood.  Now things have changed.  The neighborhood is growing and becoming popular because there's so much momentum behind it."  Other residents even comment that the neighborhood is now "trendy" and that they are proud to say they are from Remington.  If not for Miller's Court, many residents have claimed they would have moved away by now.

Additionally, the financing structure and design concepts of Miller's Court have been replicated in Baltimore and in other areas such as Philadelphia.  Miller's Court has become a model for building other similar mixed-use projects throughout the country.

In the future we hope to push the office tenants to think even further outside of the box with their space design.  Without this creativity, the space  can be fairly traditional and may not take full advantage of the shared amenities and collaborative potential.  This will be addressed in future developments more actively.
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	Archtiect Question 3: Because the building was being financed in part with federal and state historic rehabilitation credits, all of the design decisions had to be approved by the regulating authorities - including the Maryland Historical Trust (the State Historic Preservation Office) and the National Park Service. If we had been designing this building from scratch the design solution may have been different. However, working within the confines of the existing building we were able to take advantage of built in design features such as high ceilings, hard wood floors and great natural daylight that contribute to the character of the building and are ultimately integral to the success of the project.

Budget constraints were also challenging. Because the project was intended to provide affordable housing and below-market rent for non-profits focused on education, we had to design a building that could be built as efficiently as possible.  The creative financing that was able to integrate a variety of funding sources and incentives created the ability to deliver a project with costs that allowed for vet attractive rental rates.  This project was also constructed in the depths of the last economic downturn – while this created a challenge for all developers, Seawall Development actually found that their emphasis on creating community was critical to the project’s success as they found that when people and organizations were looking to move, the compelling vision that Seawall had articulated drew people to the project – they wanted to be part of it.  This approach allowed Seawall to then develop a similar project nearby, Union Mill that was completely pre-leased (during the downturn!) because they had a waiting list of people and organizations who could not be accommodated in Miller’s Court. 


	Archtiect Question 4: As noted in Item 2 above, one of the primary goals of the Miller’s Court project was to re-establish the connection between this building and the surrounding neighborhood. To that effect, a lot of effort was dedicated to literally opening the building back up to the neighborhood.  Long abandoned and bricked-up doors and windows were opened back up, providing greater transparency and porosity.  Locating the coffee shop at the corner of the building was an explicit attempt to invite the surrounding neighborhood into the building by providing a much-needed service (good coffee and fresh food in a community that had neither) and also a venue for folks to meet and collaborate.  Even more importantly, as the project progressed it became more and more evident that rather being the end of a development effort, Miller’s Court was the beginning of a much more comprehensive vision of community revitalization.  What had started out as 40 apartments with a modest goal of reducing new teacher attrition through creating a supportive community of like-minded individuals has now become a much more ambitious goal of revitalizing an entire community and creating a model for the stabilization and reclamation of Baltimore’s working class neighborhoods.
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