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APPLICANT: Park Avenue Partners, LLC 
 
SITE/HISTORIC DISTRICT  
Market Center and Proposed Howard Street Historic Districts:  
The Market Center National Register Historic District is a nearly 24-block area that was home 
to Baltimore’s retail activity from the beginning of the 19th century. The district encompasses a 
wide variety of architecture from modest 19th century rowhouses to grand department store 
palaces, as well as banks, theaters and restaurants. The blocks encompassing the proposed 
demolition, which are part of the Howard Street Commercial local historic district, include a 
cohesive group of modestly scaled commercial structures at the northern end of Baltimore’s 
historic retail district. The district represents the smaller, specialized retailers in buildings that 
transitioned from primarily residential to commercial use at the turn of the 20th century. 
 
 
Site Conditions/Architectural Description:  
Mulberry Street was originally home to a number of early 19th century two- and three-story 
rowhouse buildings, but the only remaining vestige of this era is the two-story building that 
was once home to the Tyson Street Tavern and later Martick’s Restaurant Francais. The 
building at 214 West Mulberry Street is an early 19th century side gable end of group rowhouse 
with a gable dormer hidden behind a more elaborate Italianate cornice that was added in the 
late 19th century. The larger storefront window on the first floor is also a late 19th century 
alteration to the building. In the 1970s, the storefront window and entry were boarded as a 
result of a car crash through the window and the owner’s desire for more security.  

BACKGROUND 
• This property is included within the boundaries of the Howard Street Commercial local 

historic district.  
• The long-standing restaurant that operated in the building closed in 2008. 
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• The property was recently sold to Park Avenue Partners, LLC after the previous owner 
determined that they could not afford to rehabilitate the property. The previous owner 
had submitted an application for rehabilitation using state and local tax credits, but 
determined that they could not move forward with the project due to the costs. 

• The new owner is also the current developer of the adjacent site at 400 Park Avenue. 
• At the January 8, 2019, CHAP hearing the Commission determined that the property at 

214 West Mulberry Street is historically and architecturally significant and contributing 
to the historic district. The Commission approved the following staff recommendation: 
Staff recommends a determination that the building is contributing to the Howard 
Street Commercial Historic District. Staff further recommends that the applicant 
explore incorporating all or a portion of the building into the new development prior to 
returning for Demolition Hearing II. 

• At the February 12, 2019 CHAP hearing the commission heard the staff report, the 
applicant’s presentation, and public testimony for Demolition Hearing II - 
Determination of Substantial Hardship and tabled the decision, allowing the applicant 
to explore more funding opportunities for full or partial building retention and to 
provide time for public understanding of the hardship claim made by the applicant.  

• On February 26, 2019, the development team met with the CHAP staff, Executive 
Director and Chairman to discuss their investigations into additional incentives, the 
project timeline, and various project options.  

PROPOSAL & APPLICATION OF GUIDELINES 
The applicant proposes to demolish the rear two-thirds of the building at 214 West Mulberry 
Street and incorporate the front third of the historic building into an adjacent new development 
at the corner of Park Avenue and West Mulberry Street. 
 
Staff applied Section 3.6 Demolition Procedures of the Baltimore City Historic Preservation 
Rules and Regulations, specifically “Demolition Hearing Two—Determination of Substantial 
Hardship.” 
 
3.6 DEMOLITION HEARING TWO-DETERMINATION OF SUBSTANTIAL HARDSHIP 
If a structure is determined to contribute to a local district or meets landmark criteria, staff 
shall schedule a second public hearing. At this hearing, the Commission will review a 
completed Application for Authorization to Proceed for demolition. In addition, the applicant 
must provide the information requested in the Demolition Application Requirements. This 
additional information is required to determine “whether demolition is necessary to avoid a 
substantial hardship” and whether denial of a demolition permit would result in “no reasonable 
beneficial use” of the historic structure. 
 
The Commission will also determine whether demolition will constitute a “substantial 
detriment to the public welfare” and demolition will be “without substantial derogation to the 
intents and purposes of Article 6 of the Baltimore City Code.” In making their finding, the  
Commission may consider the following, among other case specific factors: 
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1.  The historic and architectural value and significance, architectural style, general 
design, arrangement, texture, material, and color of the structure and the immediate 
neighborhood; 
2. The location and visibility of the structure to be demolished;  
3. The structural stability, hazardous conditions, health and public safety issues, and 
code enforcement history; and 
4. Previous Commission actions regarding the structure. 

 
An Authorization to Proceed for demolition may only be issued if a property has been 
determined noncontributing to a local district or the Commission determines that a demolition 
of a contributing structure meets the following requirements of the ordinance: 
 

1. The demolition will be without substantial detriment to the public welfare; 
2. The demolition will be without substantial derogation from the intents and purposes 
to the CHAP ordinance; and 
3. The denial of a demolition permit will result in substantial hardship to the applicant. 

 
At the conclusion of the second hearing, the Commission decides upon the demolition 
application. If it is determined that all three of these factors have been met, they may approve 
the demolition.  
 
ANALYSIS 
 
Historic and Architectural Value and Significance 
The modest building at 214 West Mulberry Street was home to Martick’s restaurant for much 
of the 20th century. The Martick family owned and operated the bar-turned-restaurant 
beginning in the 1920s and lived in the rest of the house. The Marticks also used their tavern as 
an arts venue, showcasing musicians and other performers, as well as displaying art. In the 
1950s, son Morris Martick opened an art gallery down the street at 108 West Mulberry Street. 
In 1970, Morris Martick opened a French restaurant at 214 and continued to attract patrons for 
decades.  
 
The building at 214 West Mulberry Street is significant under Criteria for Designation 1, 2 and 
3. The building is significant for its contributions to the commercial history of Baltimore’s 
historic retail core (Criterion 1). Like many early-to-mid-19th century residential buildings in 
the commercial area, the building was altered for a small commercial use in the late 19th 
century. Its use as a bar and restaurant and likely as a speakeasy during Prohibition are an 
important part of the area’s social history. Martick’s was an important place for emerging 
artists and musicians and attracted the cultural elites of Baltimore. 
 
The building is significant for its association with Morris Martick, who lived in the building for 
the majority of his 88-year life (Criterion 2). Morris Martick not only enhanced the city’s 
culinary experience by introducing French food to everyday people of Baltimore, he was also 
an important patron of the Baltimore Art and Jazz music scene, making his bar and nearby 
gallery a home for emerging musical and artistic talent. 
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The building is significant for its architecture as an example of a modest early-19th century 
side gable Federal style building that was later modernized with Italianate details (Criterion 3). 
The Federal and Italianate features still remain on this early building. 
 
Location and Visibility of the Structure to be Demolished 
The building at 214 West Mulberry Street is the only remaining building on the north side of 
the 200 block of West Mulberry Street. Mulberry Street is a 3-lane, one-way street running 
west to east. The rear two-thirds of the building are located along Tyson Street, which is an 
alley running between Howard Street and Park Avenue. The rear two-thirds of the building are 
visible from West Mulberry Street as the building at the corner of Howard Street and West 
Mulberry Street only covers the front half of the lot, while there is a surface parking lot on the 
rear half of the lot. 
 
Present Conditions of the Structure 
The building at 214 West Mulberry Street appears to be in a deteriorated condition. There is 
evidence of a fire that damaged much of the interior. The applicant has provided an 
engineering report detailing the current condition of the property. The report identified the 
following issues:  

1) The chimney on the east side has partially collapsed and will continue to do so. This 
either needs to be rebuilt or the void needs to be stabilized and patched. 

2) There is damage to the masonry at the northwest corner of the building. This damage 
needs patching. 

3) There is a large exterior crack at the south exterior wall of the 3-story building at the 
rear of the property. This wall (and others) needs repointing. 

4) The windows and lintels are deteriorated beyond repair and need replacement. 
5) The interior framing is severely deteriorated.  There are holes in the flooring and some 

floor joists have rotted out. The steel beams supporting the upper floors are corroded. 
Fuzzy mold is accelerating the deterioration of the framing. The interior needs to be 
reframed. 

6) The roof framing is severely damaged. The roof needs to be reframed. 

The physical deterioration is due to prolonged vacancy and the resulting lack of maintenance.  
 
The building has been subject to a Vacant Building Notice since 2015. Prior to the vacant 
building notice, the property received citations from Housing and Code Enforcement for 
flaking paint, graffiti, and signage that was not in keeping with the Urban Renewal Plan.  
 
Previous Actions by the Commission 
See Background Section. At the January 8, 2019 CHAP hearing the Commission determined 
that the property at 214 West Mulberry Street is historically and architecturally significant and 
contributing to the historic district. The Commission also directed the applicant to explore the 
incorporation of all or a portion of the historic building into their new development. The 
commission tabled a decision on the Demolition Hearing Two item that was presented in 
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February of 2019. This motion allowed the developer time to explore the various funding 
opportunities available, to meet with interested parties, and to discuss their findings with the 
CHAP staff, Executive Director and Chairman.  

Hardship Application 
 
Value of the Buildings and Land 

• The applicant purchased the building on December 14, 2018 for $100,000.  
• The previous owner, Martick Property LLC, purchased the property from the Martick 

Family on 1/11/18 for $70,000. 
• SDAT lists the value of the land ($33,500) and improvements ($40,200) as $73,700 as 

of 1/1/19.  
 

The applicant has stated that retaining and rehabilitating the entire historic building will 
create a financial hardship. At the January hearing, the Commission directed the applicant 
to study incorporating all or a portion of the historic building into the new development. 
The applicant analyzed six scenarios that were presented to the Commission at the 
February hearing, from full building retention and rehabilitation, to partial demolition and 
incorporation into a larger building, to full demolition and wholesale new construction, 
with the financial impacts of each.  

Since the February hearing, the applicant studied the additional funding resources that are 
available to this type of project and met with the CHAP staff, Executive Director, and 
Chairman  to discuss the outcomes of the research. The applicant stated that in order to 
make the full rehabilitation of the property work, even with the use of historic tax credits, 
they would need an additional $715,000 to bring the building to a warm, lit shell, and 
another $500,000 for tenant fit out.  If they found the money to restore the whole building 
to a warm, lit shell, the project would not create favorable returns to attract the group of 
investors they have investigated. This would also limit the users of the property and may 
lower the expected cash flow from the property. The applicant determined that they could 
not retain the entire building as they could not obtain the necessary funding for the overall 
project or the rehabilitation of the Martick’s building. 
 
After the meeting, the team decided to pursue Option 2- to restore the front third of the 
historic building and demolish the rear potions to be included in the new development 
adjacent to the historic building. This would require about $300,000 in additional funding 
that the applicant is currently working to identify. Baltimore Heritage has met with the 
team and is assisting in making some potential connections. The team still needs to find 
this funding. This option provides a positive return and would attract funding if the 
development team can identify the needed $300,000. The numbers for this option are as 
follows. 

 
Option 2- Restore Front Third of Building with New Development 

This option involves the demolition of the rear 3-story building and the 2-story rear ell 
while retaining and rehabbing the main gable building. New construction would surround 
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the historic building. This approach would retain the most architecturally significant 
portion of the building and would allow for the consideration of alternative materials where 
historic features are missing. The proposed new construction would be built behind and 
next to the gable portion of the Martick’s building, reaching to the corner of Park Avenue. 
The commission will review the design of the building at a future hearing. 
 
Analysis of Demolition 
The proposal to retain the front third of the building and demolish the rear portions of the 
building would retain the most architecturally significant portion of the historic building, 
with the historic storefront window, corner entrance, gable roof and Italianate cornice.  
 
The rear 3-story building on Tyson Street was originally constructed as a separate 
rowhouse and was joined to the rest of the property by the early 1900s. This building is a 
simple 3-story, 3-bay brick rowhouse with a shed roof. Much of the historic fenestration is 
missing or infilled. A brick chimney at the rear is collapsed. There is no cornice or 
architectural detail on this portion of the building. 
 
The rear ell, connecting the gable portion of the 214 W. Mulberry Street to the three-story 
building on Tyson Street is two stories at the east end, and one story on the west end. Both 
sections have shed roofs and the fenestration has been removed or infill. There is no 
architectural detail on this portion of the building. 
 
Staff has determined that the demolition of the rear two-thirds of the historic building 
would:  

1) be without substantial detriment to the public welfare; 
2) be without substantial derogation from the intents and purposes to the CHAP 

ordinance; and 
3) The denial of a demolition permit to demolition rear two-thirds of the building will 

result in substantial hardship to the applicant. 

Analysis of the Concept of Incorporating the Front Third of the Historic Building a New 
Development 
The applicant proposes to incorporate the historic front third of the Martick’s building into 
an adjacent new building. The new construction would be reviewed using Chapter 2: 
Design Guidelines for Additions, New Construction, and Non-Contributing Buildings, 
specifically 2.3 Scale and Form, which states: 

 
The scale and form of new construction determines the size, shape, and volume of the overall building 
envelope. The scale of new buildings establishes the relative size of the new building in relationship to 
its neighbors. Within the building design itself, the relative size of major architectural features, such as 
windows, doors, and roof elements, determines whether the building has a monumental or human scale. 
The form of a new building is shaped by its height, width, massing, proportions, and roof lines. 
 

• The scale and form of new buildings must be compatible with the height and depth of 
surrounding buildings. Where there is variation of building height within the immediate 
neighborhood, the new building should generally relate to the predominant pattern.  
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• New buildings must complement the massing of surrounding buildings, including the proportion 
of solid surfaces (walls) to voids (window and door openings.) Respect the characteristic rhythm 
(fenestration, bays, rooflines, etc.) of existing buildings. 

• Design the new building to be proportional to surrounding buildings. Consider important 
building proportions such as floor-to-floor heights, the size and placement of windows and 
doors, the scale of articulated elements such as porches, overhanging cornices, and bay 
windows. 

• Floor-to-floor heights in new construction should be within ten percent (10%) of the floor-to-
floor heights of adjacent historic buildings. 

• Design rooflines to be compatible with those found on surrounding buildings. 

The district has a variety of building heights, which is consistent with the development 
pattern of the area. The fur storage building at 409 Tyson Street is over 80 feet tall, and 
the new apartment building on the south side of Mulberry Street is 75 feet tall. The 
historic Martick’s building is 30 feet tall at the top of the gable peak and 33 feet to the 
top of the chimney. Taller buildings in the 400 block of North Howard Street are 50 to 
70 feet tall. Given the variety in height, a taller building could meet the design 
guidelines, with the appropriate massing. 
 
The massing of the proposed building must respect the historic building. Without a 
thoughtful transition, the scale and massing of the new construction would overwhelm 
the historic building. The Mulberry Street façade of the new construction should be in 
line with the historic façade of the Martick’s building. The design of the storefronts, 
upper windows, and the floor-to-floor heights will also have an impact on the massing 
of the new building. The same consideration should be given to the walls that abut the 
side and rear elevations of the Martick’s building. There are both flat and pitched roofs 
in the area, but the historic building all have some articulation at the cornice. The same 
consideration should be made for any new construction. 

 
NEIGHBORHOOD COMMENTS 
There is no neighborhood architectural review committee here. Notice has been sent to the 
Downtown Partnership of Baltimore, Baltimore Heritage, Inc., the Mount Vernon Belvedere 
Association, and the Market Center Merchants Association. The applicant has met with 
representatives from Baltimore Heritage and MVBA. CHAP staff received information on a 
Change.org petition to save Martick’s that currently has 756 signatures. This was started after 
the February hearing and does not speak to the updated proposal to retain a portion of the 
historic building. 
 
RECOMMENDATION 
The building at 214 West Mulberry Street is a contributing building to the Howard Street 
Historic District. As a modest pre-Civil War commercial building associated with important 
cultural and social history of Baltimore and with an important person in Baltimore’s history, 
the building is arguably eligible for Historic Landmark designation. The building is in a 
prominent location and its full demolition would impact a major streetscape. Demolition of the 
rear two-thirds of the buildings would preserve the most architecturally significant portion of 
the building. 
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As directed by previous Commission motions, the applicant explored six scenarios for saving 
all or portions of the historic building, along with total demolition. The applicant has 
investigated the funding opportunities and financial implications of each strategy. The plan 
presented for full rehabilitation as a stand-alone project does not show a positive return, and 
left the applicant with a project that could not be financed by the institutions he reached out to. 
After meeting with CHAP staff, the Executive Director, and Chairman, the applicant 
determined that they would move forward with a plan to retain the first third of the historic 
Martick’s building and attempt to obtain the additional money (over $300,000) needed to make 
the project work, alongside the new development. 
 
Staff recommends approval of the request for the retention of the front third of the 
historic building and incorporation of the historic building into an adjacent new building 
and the demolition of the rear two-thirds of the historic building as because: 
 

4) The demolition will be without substantial detriment to the public welfare; 
5) The demolition will be without substantial derogation from the intents and 

purposes to the CHAP ordinance; and 
6) The denial of a demolition permit for the rear two-thirds of the building will result 

in substantial hardship to the applicant. 

Staff recommends that the applicant return with a more fully developed design that 
thoughtfully addresses the transitions between the historic building and the new 
construction so the height, scale and massing of the new construction does not overwhelm 
the historic building. Staff recommends that the applicant specifically consider the 
following in the new design: 

1) The design of the new storefronts along Mulberry Street. 
2) The setback of the façade of the new construction along Mulberry Street. 
3) The relative floor-to-floor heights between the buildings. 
4) The fenestration patterns on the upper stories. 
5) The treatment of the walls of the new construction that abut the side and rear 

elevations of the historic Martick’s building. 

 
Eric Holcomb 
Director 
MAP AND IMAGES 
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Location of Site in Historic District 
 

 
Aerial View of Property (Outlined in Red) from December of 2018 
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214 W. Mulberry Street Front Facade, December 2018 
 

 
214 W. Mulberry Street Side Elevation Showing Two-Story Ell, February 2019 
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214 W. Mulberry Street Side Elevation Showing Three-Story Building on Tyson Street and Two-Story 
Ell, February 2019 
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214 W. Mulberry Street Side and Rear Elevations, February 2019 
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214 W. Mulberry Street Side and Rear Elevations from the North (Inloes Alley), February 2019 
 

 
Option 2 Rendering 
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