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Abstract 

Bay Street Area Redevelopment/ 
A Restructuring of the Waterfront Area 
BRUNSWICK, GEORGIA 

Owen Russell Worley, Jr. 

Brunswick has an image and character in its city 

pattern which gives an organization and sense of 

purpose to the city. This thesis demonstrates that 

the physical and historic patterns which contribute 

to the area's sense of identity are the basis for 

the conceptual organization of a public framework 

for redevelopment. The primary objective has been 

to reinforce those existing features which contrib¬ 

ute to the area's sense of identity by strengthening 

its public image. 

Fundamental to the various planning decisions was a 

careful analysis of the existing physical conditions. 

Various options were analyzed by looking closely at 

the constraints imposed by site conditions, access 

and existing historic patterns. 

The conceptual organization is concerned both with 

development and preservation. It is a concerted 

effort to recognize the positive attributes of the 



downtown area and utilize existing physical and 

historic patterns to breathe in new life. 

In approaching problems related to redevelopment, 

emphasis was placed on the examination of organ¬ 

izational principles and on the ability of the plan 

to work within a conceptual framework. Various 

studies were made through a system of overlaying 

each element of the framework. The basic elements 

of the framework include: 

1. Vehicular Movement 

2. Parking/Servicing 

3. Pedestrian Movement 

4. Open Space System 

5. Landscaping Treatment 

6. Public Facilities 

7. Private Sector 

Through this system of carefully-developed strategies, 

the factors which expand the accessibility, diversity 

and legibility of the community's environment are 

analyzed. The reality of the plan lies in its system 

of movement and access and in the ability of these 

systems to grow and accommodate future change. 
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This thesis demonstrates that logical, efficient 

patterns of various flows of movement are the major 

determinants in the formation of a structured urban 

design plan. Brunswick should encourage the devel¬ 

opment of a land use and circulation design that will 

enhance the public's sense of physical coherence and 

natural amenities. It should be expressive of the 

city's capacity for purposeful, social change. The 

Bay Street Area offers a chance to generate long- 

range, overall planning and decision-making ideas. 

It is a potential source of new income, a means of 

bringing life back into the ailing downtown core. 

The ability to respond to the opportunities inherent 

in the growth of this area is a matter of great 

importance to Brunswick. In order to help meet its 

diverse problems of growth, deterioration and lost 

opportunities, this thesis proposes a structured 

redevelopment plan. 

The Redevelopment Plan is concerned both with 

development and preservation. It is a concerted 

effort to recognize the positive attributes of the 

downtown area and utilize existing physical and 

historic patterns to breathe in new life. Brunswick 
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has an image and character in its city pattern which 

gives an organization and sense of purpose to the city. 

The most effective control is by designing and building 

the major structuring elements of the plan. These 

elements include the physical infrastructure of streets, 

pedestrian movement, open space and public facilities. 

The basic concept is the organization of these various 

elements into a public framework for integrating activ¬ 

ities. The visual environment of the area must be 

developed with internal, unifying identity, yielding 

a sense of relatedness to the existing major form of 

the area. 

The graphical presentation does not prescribe detailed 

design solutions but represents the concept, goals and 

principles by which the area can expand. The Redevel¬ 

opment Plan represents a clear choice for rebuilding, 

utilizing both public and private potentials for 

investment. 

The necessary public steps must be taken to respond 

to the private investment potentials which Brunswick's 

specialized functions will generate. Funds from 

federal, state and local governmental agencies and 
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from private investors will be needed to achieve the 

plan. Brunswick particularly requires the integrat¬ 

ion of Urban Renewal financing with local public 

expenditures. The achievement of the plan depends 

upon the contribution of private investors whose 

primary motivation will be confidence in Brunswick's 

future. It is anticipated that this project will 

benefit the community and assist both public and pri¬ 

vate interests in achieving their goals for redevelop¬ 

ment. 

There is a current redevelopment plan knows as the 

Bay Street General Neighborhood Renewal Plan which 

covers an area of 173 acres. The redevelopment propos¬ 

als of the plan involve a series of three urban renew¬ 

al projects. The first project is already being 

assisted with Urban Renewal financing. This thesis 

is intended as a framework by which this redevelopment 

can take place. 

6 
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This thesis offers a chance to reshape the growth of 

the core of a town of limited size. Brunswick, Georgia 

involves smaller scaled problems than the more complex 

urban areas with which architects and planners more 

often deal. 
i 

"An example of a possible component of a national 

policy of urban growth is a system of new cities based 

on the Interstate Highway System."^ In particular 

this is applicable to Appalachia, coastal plains and 

southern states where economic growth is needed. By 

redeveloping small, viable, self-contained communities 

as alternatives to large urban environments, the in¬ 

creasing problems of congestion might become somewhat 

less intense. 

The redevelopment of Brunswick is of interest primarily 

due to: (1) its proximity to nearby coastal resort 

areas, (2) its historical background, (3) its economic 

expansion, (4) its unique system of parks, (5) its 

climate and (6) its geographic location on the water. 

(see p. 30) Through increased mobility and more leisure time due 

to shorter work weeks, the Golden Isles of Georgia 

(Jekyll Island, St. Simons Island and Sea Island) have 
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attracted tourists from the entire Atlantic seaboard. 

Warmed by the nearby Gulf Stream in winter and cooled 

by the off-shore breezes in summer, the area provides 

its occupants with a delightful four-season climate. 

Presently, the islands suffer from the lack of first- 

class accommodations and sufficient meeting facilities. 

The hotel/motel occupancy rate is quite high, and, 

with the redevelopment of Brunswick's new facilities, 

it is anticipated that it might share in this demand 

in attracting conventions, tourists and new residents. 

With the completion of Interstate 95 (New York to Miami), 

Brunswick and the Golden Isles will share in the tourist 

traffic to Florida, especially those travelling to the 

newly-created Disney World at Orlando, Florida. 

Brunswick's expanding economic activity has created 

the physical problem of accommodating growth. The 

trend toward concentration or polarization of activ¬ 

ity and enterprise expresses itself locally in the 

consistent loss in population and economic signifi¬ 

cance of adjacent counties and nearby smaller commun¬ 

ities. Brunswick has been able to draw on its expanding 

human and capital resources to support this general 

growth pattern, but conversely its most critical 

physical resource, usable accessible land, has been 

10 



subjected to considerable pressure from competing uses 

due to its geographic surroundings of waterways and 

marshlands. For the past forty years, every major 

thoroughfare project has occurred on the eastern-most 

boundary of the peninsula, intensifying an easterly 

displacement of activity away from the core. The shift 

of retail sales to the outlaying areas has weakened the 

growth potential of the downtown area. Land in all 

directions from the core is already intensely improved 

and parcelized, restricting orderly expansion. There 

is already evidence of inefficiencies in the developing 

land-use patterns. Available, accessible commercial 

land large enough to encourage orderly expansion is in 

short supply, particularly in the southern half of the 

Brunswick peninsula. In spite of a recently adopted, 

country-wide comprehensive zoning plan, areas are 

becoming rather ill-defined or poorly located in rela¬ 

tion to their function. Means must be found to 

efficiently concentrate land use of similar or comple¬ 

mentary function in well-defined areas, utilizing the 

limited supply of land. 

The Bay Street Area, once the center of port operations 

and downtown activities, has been left virtually 

abandoned. The predominate character of the area is 

11 



that of structural deterioration and blight. 

Brunswick's extensive waterfront was not considered 

in the aesthetic sense due to an earlier period of 

rapid inland development. With concentrated railroad 

and highway development, once attractive waterfront 

land was cut off from public access. The land along 

the waterfront was basically flat and ideal for this 

type use. Shops clustered around the harbor because 

they received their merchandise by boat. As manu¬ 

facturing grew and other modes of transportation were 

developed, many of these establishments relocated to 

inland sections of town. Therefore, the waterfront 

was left neglected and subject to mixed land uses. 

Although the area is dirty and in poor condition, it 

is still prime-value real estate due to its location. 

Some of the pleasure derived from the waterfront comes 

from the leisure activities in which people are engaged. 

Much of its attraction is the variety of activities it 

offers. The city as a whole should make use of the 

waterfront setting with a diversity of compatible uses. 

The increased waterfront activity will intensify the 

interest of tourists and broaden land-use potentials. 

Increased and diversified use of this area will strongly 

affect the easterly shift of activity and the existing 

12 



isolation of Brunswick with the waterfront. 

The revitalization of the area, along with the 

establishment of its connection with the waterfront, 

is the main intent of the project. With the comple- 

(see p. 51) tion of the Newcastle Street extension'and.its connec¬ 

tion with the renovation of Bay Street, access to and 

through the core will be greatly enhanced. Through 

the conversion of under-used railroad property to more 

productive land uses, Brunswick will gain a much- 

needed increase in property tax revenues, and the 

railroads will gain much-needed capital, probably 

greatly in excess of what they would make by selling 

their property one parcel at a time. 

The function of the core needs redefinition. It must 

become a concentrated variety of enterprise and activ¬ 

ity, Inherent in this thesis is the partial relief of 

this problem by making available land for the orderly 

expansion of the central core function of Brunswick as 

a community and regional focus of activity. 

13 
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The Colony of Georgia was established in 1733 by 

General James Edward Oglethorpe. In 1736 General 

Oglethorpe built Fort Frederica on St. Simons Island. 

This was the most expensive British fortification 

built in America. It was the military headquarters 

for the defense of Georgia and the other British 

Colonies against the Spaniards in Florida. In 1742 

the Spanish invasion was checked by soldiers from 

Fort Frederica at the Battle of Bloody Marsh. This 

battle ended the struggle between Britain and Spain 

for control of the southeastern section of our 

country. Sidney Lanier, Georgia's greatest poet, 

wrote "The Marshes of Glynn", a tribute to the vic¬ 

tory. The causeways connecting Brunswick with the 

Golden Isles traverse the famous Marshes of Glynn. 

Located in Queens Square on the east side of New¬ 

castle Street, two blocks south of Gloucester Street, 

is a monument erected to the memory of James 

Oglethorpe. "It is believed that live oak timbers 

cut from St. Simons Island in 1794 were used in 

building the first vessels of the U. S. Navy, includ- 
2 

ing the U. S. Frigate 'Constitution' (Old Ironsides)." 

The colonial Council of the Royal Province of Georgia 

at a meeting in 1771, laid off the City of Brunswick 

16 



and named the streets and parks. The new town was 

named after Brunswick in northern Germany, the seat 

of the reigning House of Hanover, honoring King George 

III of England, a member of that house. "The names 

of George Street and Hanover Park honored King George 

III. King's Square, Queen's Square and Prince Street 

honored the royal family. Other streets, squares and 

parks were given the names of prominent Englishmen of 
3 

the day." Glynn County, of which Brunswick is the 

county seat, was named in honor of John Glynn, a mem¬ 

ber of Parliament, who sympathized with the colonists 

in their struggle for independence. 

Brunswick is the fourth town in coastal Georgia 

similar to Savannah. The original part of the town 

is almost identical with the famous Savannah plan, 

except for the fact that the lots are not the same 

size. Another slight variation is indicated by plac¬ 

ing the original courthouse on axis in Hanover Square, 

an arrangement typical of the nineteenth century. The 

streets are wider than those in Savannah, the main 

thoroughfares being ninety feet instead of seventy- 

five and the alternating streets being forty-five 

instead of forty. With the exception of these var¬ 

iations, the plans are identical; even the broad 

17 



avenue along the water in each town is called Bay 

Street. "Unlike Savannah, where additions were made 

with regard to the original plan, the 1837 addition 

was a typical nineteenth-century scheme of rectangular 

blocks, all of which are bisected by rear alleys, with 

4 
some of the blocks set aside for parks." The older 

section of Brunswick has been much changed, and almost 

no eighteenth-century buildings remain; nevertheless, 

the basic Savannah plan with its palm-lined streets 

gives it much of the charm and variety of the older 

city. In Georgia the prevailing breeze is from the 

southwest and for this reason the early towns, such 

as Brunswick, were often arranged with one series of 

parallel streets running in this direction to take 

advantage of cooling summer breezes. 

Two blocks from the center of Brunswick is the Glynn 

County Courthouse erected in 1907. It is set on four 

acres of beautifully-landscaped grounds, dominated by 

ancient, moss-hung live oaks. The lawn is a spacious 

garden of almost every tree, shrub and flower indig¬ 

enous to the region. A monument to the Georgia heroes 

of the Spanish American War is located in the south¬ 

west corner of the grounds. 

18 
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Reluctant to part with its ancestral live oaks, the 

city has left many of the venerable trees to spread 

their shade over its English-named streets, parks, 

squares and gardens. The picturesque old City Hall, 

the fine old Post Office building and the columned 

Court House, as well as a number of residences built 

around the turn of the century, still grace the wide 

streets. 

Glynn County Courthouse 

19 
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Physical Characteristics/ Resources 

Brunswick is located on a peninsula of land formed by 

the Brunswick-Turtle River and Altamaha-Mackay River 

basins, seven miles inland from the seacoast of the 

Golden Isles on the Atlantic Ocean. It is approximate¬ 

ly 75 miles equidistant from the larger urban areas of 

Jacksonville, Florida to the south and Savannah, 

Georgia to the north. Due to its physical location, 

Brunswick's economic influence is limited by the influ¬ 

ence of both these urbanized areas. Brunswick is 

geographically surrounded by marshlands and waterways, 

limiting physical expansion in any direction. Brunswick's 

extensive, deep waterfrontage provides excellent access 

for both coastal and overseas shipping and provides its 

industries with this essential component in their man¬ 

ufacturing processes. The water surrounding and 

underlying Brunswick's land surface is its most sig¬ 

nificant physical resource. 

The Bay Street Area is one block west of the most 

intensely developed and significant commercial complex 

22 



in Glynn County. It is characterized by a deteriorated 

and eroding waterfront, dilapidated structures, large, 

open tracts of publicly-held land and a few warehouses. 

It is traversed north to south by the underused rail 

lines of both Southern and Seaboard Coast Line Rail¬ 

roads. 

There are currently some 25,500 persons residing with¬ 

in Brunswick's political limits and some 50,500 

persons in Glynn County, the overwhelming majority of 

whom live within the periphery of Brunswick proper. 

The most significant feature of the Brunswick-Glynn 

County's population growth is that currently some 45%. 

of this change is attributable to the immigration of 

persons from nearby counties. "There was a significant 

increase over the period 1960-1970 in the number of 

persons falling into the 25-45 year-old group. This 

age group is the most productive and least dependent 

5 
population category." 
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Basic Economie Activity 

Bank debits increased from a total of $393,700,000 in 

1962 to $471,651,000 in 1966. Implied in this change 

over the past few years is simply an increase in econ¬ 

omic activity. The effective buying income for 1971 

was $146,477,000, an increase of 2.3 times that of 

1960. Retail sales were up 2.4 times ($142,498,000) 

that of 1960. Last year tourists spent approximately 

$4,434,400 in additional retail sales. While most of 

this area's basic economic activity and enterprise is 

water-oriented, there are at least five distinct and 

independent factors on which Brunswick's economy is 

based : 

1. Its significance as a major South Atlantic 

port is now established, and it has the 

potential for considerable expansion on the 

still undeveloped deep-water frontages of 

the Brunswick River. 

2. Due to Brunswick's harbour characteristics 

and its critical location in relation to an 

abundance of shell fish found off shore, a 

24 



sizeable shrimp fishing fleet has been based 

in this area for generations. It was the 

availability of shell fish that gave initial 

impetus to what has become one of Glynn 

County's largest industries, the processing, 

freezing and packaging of frozen seafoods. 

The raw produce demands of this expanding 

industry now exceeds the local supply, and 

frozen shell fish are thus imported from over¬ 

seas to meet the demand. 

3. Brunswick has one of the most significant and 

diverse industrial complexes in Georgia. 

4. The appeal of the nearby resort areas of the 

Golden Isles, plus the area's mild climate 

and the abundance of wildlife and fish found 

in the backwaters and marshes west of these 

islands, has for many years characterized 

this region as one of the principle recre¬ 

ational centers in the state, annually 

attracting visitors from the entire eastern 

half of the United States. While Brunswick 

itself has not yet significantly participated 

directly in the trade generated by tourists 

attracted to these nearby facilities, it does 

provide the supply base from which the Golden 

25 



Isles draw their support. 

5. Brunswick presently has one of the finest, 

modern, consolidated school systems in the 

state with sixteen public schools, including 

two senior and two junior high schools. 

Brunswick Junior College opened in 1964 and 

is now a fully-accredited unit of the 

University of Georgia System. It has an 

expanding department of oceanographic studies, 

and with the increased interest on the part of 

public and private institutions in this area, 

it can be anticipated that this area of study 

will increase in significant in future years. 

During 1973, Brunswick experienced several setbacks to 

its economic cycle. First, the Sidney Lanier Bridge 

was struck by a freighter while negotiating the Bruns¬ 

wick River. A portion of the draw bridge collapsed, 

and for nearly a year this important link between the 

northeast and Florida was obstructed. What had been a 

15-minute trip to Jekyll Island from Brunswick became 

a two-hour detour. Motels, restaurants, gasoline 

stations and retailers who had relied upon tourist 

travel on Highway 17 suffered severe consequences due 

to the detour. Second, with the cutbacks announced by 

26 



the U.S. Navy, Glynco Naval Air Station is scheduled 

to be closed sometime this year. The approximate 

annual payroll is $16.5 million, of which $3.5 million 

is civilian, and almost $10 million is annually spent 

in the local area. Glynco has presently served as a 

prominent attraction in drawing merchants within close 

proximity to thousands of naval families. Third, 

Brunswick came within a few signatures of getting a 

DuPont chemical plant on Colonel's Island. It would 

have consisted of a $275 million payroll, 1,000 head- 

of-household jobs and new support industries as well. 

"The project was abandoned due to ecologists object¬ 

ions to the corporate giants' intentions of dumping 

6 
industrial waste into mile-deep wells." Fourth, the 

fuel crisis threatens the community whose economy rests 

so heavily on tourism. 

Bill Allen, acting Chamber of Commerce head, said 

state officials too often see Glynn County as only a 

recreational center. He said that "Without a strong 

industrial base, the tourist industry at Jekyll and 

St. Simons Islands would be hard-put to fill its 

7 
labor needs." . Industry brings in head-of-household 

jobs while tourism attracts other family members who 

seek seasonal employment. Allen's goal for the 

27 



chamber is to achieve a balance of tourism and 

industry. The current energy crisis has reinforced 

the need for such a balance. 

28 



Environmental Impact 

The controversy over new proposed developments on the 

nearby resort islands and along the entire Georgia 

coast has currently become a prominent issue. State 

legislators, conservationists and island residents 

have all stressed interest in restricting this over¬ 

development. Over the last year there has. been severe 

controversy over (1) the overdevelopment of Jekyll 

Island, (2) the question of development on Cumberland 

Island, (3) the overdevelopment of St. Simons Island 

and (4) the future of Ossabaw Island. 

Jekyll Island is a magnificent piece of real estate, 

a beautiful island much of which has been preserved in 

its natural state. Jekyll was first discovered by the 

nation's wealthiest men (the Rockefeller's, the J. P. 

Morgan's, and the Crane's of the plumbing empire), who 

built their vacation homes on the island more than 

fifty years ago. "The island was taken over by the 

state in 1947 with the intention of developing about 

one-third of the land area with golf courses, homes 

29 
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and small businesses to make the island self-supporting 
g 

and hopefully a source of revenue." 

Lately, environmentalists and island residents have 

complained the authority has exceeded original devel¬ 

opment limits, and what once was a wilderness is fast 

becoming overdeveloped. More homes, hotels and shop¬ 

ping centers are destined for Jekyll Island despite a 

fight in the State General Assembly to halt commercial 

development on the state-owned resort island. "The 

Chairman of the Jekyll Island Authority has declared a 

moratorium on any further development of the island 
9 

until after the 1973 session of the General Assembly." 

Cumberland Island, a one-time millionaire's resort of 

24,000 acres just south of state-owned Jekyll Island, 

was purchased by 19th-century steel magnate, Thomas 

Carnegie, as a vacation resort. The wealth that pur¬ 

chased it has guarded the island from private develop¬ 

ment. Cumberland is the nation's largest unprotected 

wilderness island and is considered by many to contain 

the finest beach on the Atlantic coast. In the last 

decade, provisions to the will of Carnegie have per¬ 

mitted his heirs to sell their land if they so desired. 

"An Atlanta developer bought a $1.5 million block of 
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land over the protests of many Carnegie heirs who 

10 
wanted to restrict sales." This threat of devel¬ 

opment gave birth to a plan to make Cumberland a 

national seashore. The Andrew Mellon Foundation has 

purchased part of the island as a conservation gift 

to the Federal government. "On October 23, 1972, by 

congressional action, this became the Cumberland 

Island National Seashore, the nation's newest national 

seashore.The island is closed to the public now, 

but ultimately the National Park Service will open it 

to an estimated 10,000 visitors a day. 

Local residents of St. Simons Island are currently 

opposing an Atlanta development company, contending 
» 

that outsiders are using the beauty of the island for 

personal profit without regard for the environment. 

Privately-owned Ossabaw Island's future as an'unspoiled 

link in the state's unique chain of islands is also 

threatened by increased taxation on this family-owned 

island. 

The natural environment of the unspoiled portions of 

the Georgia coast should be preserved and put to a more 

rational public use. By redeveloping existing towns, 
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the wilderness, wildlife and splendor of the coastal 

settings can be preserved. "Area development planners 

have put forth schemes designed to overhaul, and in 

some cases such as Ludowici, St. Mary's and Darien, 

create tourist attractions on the entire 100-mile 

12 coast." Ludowici has notions of creating a theme 

with the use of a famous make of local roofing tile 

to attract the tourist eye. Darien has seized upon 

the appeal of a Scottish fishing village (many Scots 

settled at New Inverness, now Darien, around 1750). 

St. Mary's, with the charm of Savannah, is restoring 

various areas of period architecture in hopes of 

attracting tourists. 

Any development along the southern reach of the 

Atlantic coast of Georgia would naturally touch 

Brunswick, the area's main market place. 

33 
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The community is currently expanding on a sound and 

diverse economic base. This soundness and diversity 

is reflected in the following observable economic 

trends : 

1. Employment 

2. Tourism 

3. Retail Sales 

4. Office Facilities 

5. Housing 

6. Industry 

7. Wholesale Trade 

8. Port Activity 

9. Commercial Fishing 

The following data was compiled in part from a 

report by the Atlanta appraisal firm of Wight, Couch 

& Ward entitled "A Land Use & Marketability Study of 

Project No. Ga. R-110, Bay Street Urban Renewal Area 

No. 1, Brunswick, Ga.". 
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Employment 

During the past eight years (1959-1967), employment 

opportunities, paying wages and salaries has increased 

38%. An increase in manufacturing and construction 

jobs of 22% was rather consistent with the population 

increase of 20%. Dramatic changes in Brunswick- 

Glynn County's function as the coastal area's service 

center can be implied from a 55% increase in jobs in 

the categories of Transportation, Communications, 

Retail and Wholesale Trade, Finance, Insurance, Real 

Estate, Services and Government. This tends to con¬ 

firm the extent to which service activity and enter¬ 

prise for the entire coastal region is becoming 

concentrated in the Brunswick urban area. Not only 

have there been increases in employment opportunities, 

but there have also been increases in earnings and 

spendable incomes. 
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Tourism 

Tourism is big business for Georgia. In 1971 there 

were 16.9 million vacation and recreation trips made 

in the state. "About 52% of these were Georgian's 

13 
and 48% were from out of state." Jekyll Island 

accounts for three million visitors a year. Two air¬ 

lines, Delta & Air South, serve the county, and New 

York-Miami Amtrak trains stop at nearby Thalman, but 

the Golden Isles depend almost wholly on motoring 

tourists. 

The effect of tourism in 1971 in Glynn County was the 

creation of 1,229 new jobs plus additional retail 

sales of $4,454,400. Visual evidence of the increase 

in Brunswick and the Golden Isles can be seen in the 

additions of and to motels within the past four years. 

Georgia will spend $650,000 this year on advertising 

reasons for coming to Georgia. Advertisements for 

Sea Island have appeared in current issues of The New 

Yorker Magazine, and ads for St. Simons Island have 

been in current issues of Time Magazine. 

37 



Retail Sales 

A trend in retail sales has been the increase in the 

proportion of total sales captured by the larger, 

expanding merchandising operations at the expense of 

the smaller, static retailers. This expansion (two 

shopping centers) has had an adverse effect on most 

downtown merchants, where expansion potential is diff¬ 

icult due to its tight location. The Brunswick-Glynn 

County Planning Commission indicates land is being 

absorbed in Brunswick at a rate of five acres per year 

for retail commercial uses. Retail sales were up 2.4 

times ($142,498,000) that of 1960. 

Brunswick's function as the coastal area's service 

center grossed over $4 million in additional retail 

sales due to new jobs created by tourism. 
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Office Facilities 

There are currently some 425,000 square feet of office 

space in Brunswick. Of this, 300,000 square feet have 

been added.since 1950, an average rate of absorption 

of 17,650 square feet per year. 200,000 square feet 

is general office space, 175,000 square feet is public 
» 

offices and the remaining 50,000 square feet is devoted 

to professional offices primarily concentrated in the 

vicinity of the Glynn-Brunswick Memorial Hospital. 

Approximately 18% of the general office space is 

currently vacant, virtually all of which is located 

in outmoded second floor walk-up units. In the last 

17 years, 70% of all office space in Glynn County has 

been developed in Brunswick. This trend is consistent 

with the previously-mentioned dramatic increase in the 

number of persons employed. "It can be anticipated 

that there will be a continued demand for suitably- 

located land for office building use as Brunswick's 

economy continues to mature as the coastal area's 
14 

service center." 
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There is a continuing demand for additional office 

space in the Bay Street Area to accommodate enter¬ 

prises and professions such as real estate, insurance 

accountant and engineering firms. These type firms 

can greatly benefit by locating near the city's finan 
l 

cial and government center plus the added benefit of 

access via Gloucester Street, Bay Street and the 

Newcastle Street extension. 

The office of the Brunswick Port Authority has 

expressed interest in a docking facility for the 

Coast Guard cutter "Similax" plus office space for 

public agencies such as: 

1. U.S. Coast Guard 

2. U.S. Army Corps of Engineers 

3. U.S. Customs 

4. U.S. Fish & Wildlife Service 

5. Coastal & Geodetic Survey 

6. U.S. Geological Survey 

7. State Game & Fish Commission 
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Housing 

Glynn County is currently accommodating an average of 

350 families per year. A total of 307 building permits 

for single-family residences were issued in Glynn 

County in 1970. Since 1959, Brunswick has accounted 

for approximately 23% of the total residential con¬ 

struction in the county. 
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Industry 

There are 71 manufacturing and processing facilities 

in Brunswick. The principal products are: naval 

stores and chemicals; pulp; industrial boilers; 

creosoted timbers; pulp saws and machinery; paint and 

varnish; lumber products; fresh frozen seafood; ship 

repairs; garments; tools; dies; special machinery; 

wall board'; concrete roof decking; fabrication; and 

powder and abrasive cleaners. "There are currently 

5,567 persons employed in the manufacturing plants 
15 

with a yearly payroll of $39,640,622." 

42 



WholesaleTrade 

Brunswick's expanding function as the supply base for 

the entire southeast Georgia coast indicates more 

wholesaling activity for the area, particularly if 

access to and from the peninsula continues to be 

improved. It is estimated that the current annual 

volume is $57 million. The Brunswick-Glynn County 

Planning Commission indicates that land is being 

absorbed in Brunswick at a rate of 20 acres per year 

for service commercial and light industrial uses. 
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Port Activity 

In World War I, shipyards along the Brunswick water¬ 

front constructed ships and barges, attracting a 

number of new workers and residents to the region. 

During World War II, ship building again swelled 

Brunswick's population. During the war, 101-12,000 

ton freighters were built in Brunswick. 

Now, Brunswick's port is bulk cargo oriented and is 

operated primarily to serve the local manufacturing 

facilities. Tonnage of imported goods exceeds that 

of exported by a 7 to 1 ratio. The absense of suf¬ 

ficient land in depth behind the port's present docks 

limits its potential for expansion as a general cargo 

facility. "Such an activity could be more feasibly 

carried on, on the yet to be developed Colonel's 

Island project where waterfront land is more plentiful 

and highway access will provide excellent truck 

transportation potentials."^ 
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Commercial Fishing 

Brunswick-Glynn County is home port for approximately 

25% of the total documented vessels operating out of 

the state. This is augmented by fishing fleets from 

home ports along the entire South Atlantic Coast. 

Approximately 90 boats operate out of the Brunswick 

area during the season (July to mid-November). One- 

third of the entire shrimp production in Georgia is 

received and shipped by Brunswick packers. "This 

extremely large fleet should seek shallow backwater 

bases from which to operate, reserving the Bay Street 

Area for facilities allocating the use of less land 

- . „17 for economic reasons." 
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Fundamental to the various planning decisions was a 

careful analysis of the existing physical conditions. 

'The following maps summarize this information which 

is the basis for the conceptual framework: 

1. Regional Context (Georgia) 

2. Local Context (Glynn County) 

3. Brunswick 

Transportation 

Land Use 

Public Facilities 

4. Bay Street Area 

Climate/Topography 

Approaches 

Vehicular Circulation 

Land Use 

Land Values 

Park System 

Public Facilities/Historical Values 

Views/Vistas 

Image/Character 

Problems 

Strengths/Opportunities 

47 



North Carolina 

Cumberland Island 
National Seashore 

Femandina Is. (Fla.) 

Regional Context 

®?— 
25 50 Ml 



4 Mi 

Local Context 
©t—i—t— 



Brunswick 



To Savannah 
75 miles 

To St. Simons Island 
5 miles 

••• Proposed Connections 

To Jekyll Island 
7miles 

Transportation 
0 * MM 



Era Commercial 
‘ Public 

Residential 
Industrial 

Land Use 



1 Civic Buildings 
2 Schools 
3 City Parks 
4 Hospital 
5 Airport 

Public Facilities 



Bay Street Area 



Topography 

Mean Temp. 68.4° 
Avg. Rainfall 50.0 in. 

0 250 500 1000 Ft 



Approaches 



Circulation 
Primary 

Secondary 

Tertiary 

0 250 500 1000 Ft 



I 1 
Commercial 

Residential 

Public 
Vacant 

Land Use 



Approximate 

$$$ 
ES» n 
mm $ 

Land Values 



1 MachanSq. 6 Hillary Sq. 

2jekyllSq. 7 Blythe Sq. 
3 Queen Sq. 8 Wright Sq. 

4 Hanover Sq. 9 Halifax Sq. 

5 King Sq. 

Park System 



• Monuments 

1 Courthouse 
2 Sheriff 

3 City Hall 

4 Post Office 

5 Library 
6 Police 

7 Old City Hall 
8 Schools 

Public Facilities/ 
Historical Values 

0 250 500 1000 R 



Views/Vistas 



Character 







Gloucester Street 



Problems 

1000 Ft 



Problems 

1. Lack of a true focal point or center/core 

function needs redefinition 

2. Inefficiencies in existing land-use patterns/ 

areas are becoming ill-defined and poorly 

located in relation to function 

3. Land use bears little relationship to the 

existing grid system of streets and parks 

4. No order in the location of new public buildings 

5. Public buildings are isolated/poor relationship 

of public sector upon city 

6. Retailing has shifted to suburban areas 

7. Lack of adequate parking to support successful 

retail trade 

8. Large, vacant tracts of property are not being 

utilized 

9. Under-used railroad sidings separate the core 

from the waterfront 

10. No relationship between the isolated waterfront 

and the downtown area 
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11. Waterfront is eroding, disconnected, hidden 

and subjected to mixed land uses 

12. Structural deterioration, poor lighting and 

blight occur along Bay Street 

13. Limited supply of available land due to the 

area's geographic surroundings of water and 

marshlands 
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Strengths/Opportunities 

1. Unique system of existing parks 

2. Existing grid system of wide streets with open 

views to the water 

3. Wide, palm-lined entrance to project area 

4. Diagonal entrance from 1-95 provides opportunity 

for unusual setting 

5. Views from parks to the water 

6. Amenity of water for public use 

7. Beautiful live oak trees throughout the area 

8. Remodeled storefronts along Newcastle Street 

9. Historic buildings and landmarks signify 

Brunswick's past 

10. Close proximity to resort islands and 1-95 

11. Area is visually prominent due to its location 

at the intersection of the two major axes 

through town 
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Objectives/Goals 

The primary objective of this thesis is to reshape 

Brunswick's existing environment, discover and pre¬ 

serve its strong images, solve its perceptual diff¬ 

iculties and draw out its hidden structure and 
« 

identity by strengthening its public image. The 

principle goal is the provision of feasible, logical 

development strategies by which Brunswick can expand 

and, therefore, reinforce its role as the cultural, 

educational, business, commercial, entertainment and 

convention center for the Golden Isles of Georgia. 

The Redevelopment Plan is concerned both with 

development and preservation. It is a concerted 

effort to recognize the positive attributes of the 

downtown area and utilize existing physical and his¬ 

toric patterns to breathe in new life. Brunswick 

has an image and character in its city pattern which 

gives an organization and sense of purpose to the 

city. This pattern should be recognized, protected 

and enhanced. The Redevelopment Plan seeks to 
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reinforce those existing features which contribute 

to the area's sense of identity. 

Clarity of structure and vividness of identity are 

the first steps in the formation of the redevelop¬ 

ment plan. The most effective control is by design¬ 

ing and building the major structuring elements of 

the plan. These elements include the physical 

infrastructure of streets, pedestrian movement, open 

spaces and public facilities. The basic concept is 

the organization of these various elements into a 

public framework for integrating activities. 

Circulation is the major determinate of the organizat¬ 

ion. The restructuring of the area is guided by the 

various flows of movement, their linkages and their 

relationships, which form a network of activity. 

Along with the development of the activity network, 

the improved movement systems and open space amenities, 

the visual environment of the area must be developed 

with internal, unifying identity, yielding a sense of 

relatedness to the existing major form of the area. 

The three-dimensional relationship between various landr 

use activities and forms should be so expressed in 

architecture and urban design that one experiences a 



In response to the outlined problems and stated 

objectives of the project, a structured framework 

for redevelopment is recommended. The basic concept 

includes : 

1. Vehicular Movement 

2. Parking/Servicing 

3. Pedestrian Movement 

4. Open Space System 

5. Landscaping Treatment 

6. Public Facilities 

7. Private Sector 

The organization of these elements provides the 

framework within which the redevelopment of the area 

can be accomplished. They insure that each building, 

park, shop or street will recognize its contribution 

to the whole environment as well as gain from adjacent 

development. The reality of the plan lies in its 

system of movement and access and in the ability of 

these systems to grow and accommodate future change. 

Through this system of carefully-developed strategies, 

the factors which expand the accessibility, diversity 

and legibility of the community's environment are 

analyzed. 
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Vehicular Movement 

With the completion of 1-95 and the Newcastle Street 

Extension, the Bay Street Area will be made highly 

accessible. This new interchange coupled with the 

closing of the Glynco Naval Air Station should have 

a considerable impact upon reversing Brunswick's 

easterly shift of economic activity. 

Bay Street, plus its proposed connection with the 

Newcastle Street Extension (U.S. 341) into 1-95 to 

the north and its continuation south into an inter¬ 

change with U.S. 17 at the Sidney Lanier Bridge, will 

become the new major access into and through Brunswick. 

Direct access from the east is provided by Gloucester 

Street. The Bay Street Area is at the intersection 

of these two major axes through Brunswick. 

Brunswick is not large enough to require any form of 

public transportation. Circulation was analyzed to 

cater to the needs of Brunswick's reliance upon the 

automobile. 
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The organization of the framework begins with the 

vehicular movement system. Since the Bay Street Area 

is a small segment of the city, no major circulation 

changes can effectively be made without affecting 

the established patterns of the core area and the 

remaining city. The area will become a part of the 

existing fabric of major streets. The provision of 

logical, efficient vehicular access to and throughout 

the area is essential. The existing major streets 

should be utilized to provide ease of movement with 

logical, convenient connections to parking and ser¬ 

vicing facilities. The streets provide a sense of 

place and orientation and are very important in the 

perception of the city pattern. They must be retained 

as viable public open space in the fabric of the city. 

The major streets maintain pleasing views of the 

river, across the marshlands to the distant woodlands. 

Also, in utilizing the existing network of streets, 

underground utilities are utilized at an economic 

savings. 

New proposals include (1) the relocation of 'G' 

Street, easing the flow of traffic through the public 

sector, and (2) the provision of new parking loops 

which are extensions of the existing minor streets. 

75 



Vehicular Movement 
Ft 



Parking /Servicing 

An essential concept for the Bay Street Area is the 

structuring of parking and servicing for each block 

as a part of a total system to replace the existing 

random and inefficient pattern. By developing this 

system, a recognizable access pattern evolves and 

conflicts of movement are reduced. Parking and ser¬ 

vicing needs can most feasibly be accommodated by 

providing an off-street, at grade level, visually- 

screened system. The parking/servicing diagram il¬ 

lustrates the principal of locating high density 

public parking in direct relation to the adjacent 

areas served. 
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Parking /Servicing 

©W SOOFt 



Pedestrian Movement 

The pedestrian movement system is a major organiza¬ 

tional element of the restructuring process. It must 

be developed as a component of a single, unified 

system for the entire project area. 

An overall objective is the separation of vehicular 

and pedestrian traffic wherever feasible. Public 

access generally is to be encouraged through major 

open spaces which are extensions of the existing park 

system. The present division between the downtown area 

and the waterfront is to be resolved by integrating the 

two areas architecturally and functionally. Pedestrian 

paths establish a strong axis of movement toward the 

river, one on which various activities can take place 

and which, finally, terminates in open plazas at the 

waterfront. 

With the closing of Oglethorpe Street to vehicular 

traffic, a major interior pedestrian path will be 

created which will extend the full length of the area, 
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connecting the major open spaces, the public sector 

and the residential sector. Another pedestrian path 

will parallel the river, connecting the various 

activities along the waterfront. 

The existing retailing activity along Newcastle Street 

should be preserved. Many of the structures on the 

core's main street have already been attractively ren¬ 

ovated. Through the provision of landscaping, an 

improved pedestrian arcade is suggested in order to 

preserve this vital shopping strip. 
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Open Space System 

The extensive open-space system is the most important 

amenity provided in the concept. The ultimate devel¬ 

opment is an extension of the existing open space 

system of parks and squares. These open spaces are 

very familiar to the community and serve as points of 

orientation. By maintaining and expanding this exist¬ 

ing network, one experiences a feeling of continuity 

with the past. As the city grows, the keeping of 

that which is old and irreplaceable is a measure of 

human achievement. 

The concept incorporates a diverse and flowing network 

of landscaped open spaces designed to interrelate the 

various areas of activity. Public access is encour¬ 

aged through the open-space network which is the major 

element of the concept. The network consists of parks 

which are linked by pedestrian paths segregated from 

vehicular traffic. Properly located and appropriately 

designed open spaces provide access to structures, 

pedestrian pathways, areas of relaxation, visual 
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relief, aesthetic settings and identification of 

functional areas. Strong organized development adja¬ 

cent to the open spaces creates an effective contrast 

and defines the space within. This network provides 

a unifying seam of services for the common use of the 

surrounding area and influences the quality of the 

private sector. 

A major objective is to extend the existing park 

system to connect with the waterfront. This extension 

will enlarge and strengthen the function of the core 

area. It is anticipated that the network will extend 

eastward, penetrating the inward areas of Brunswick 

and integrating the entire downtown area. 

Historic public buildings are incorporated within the 

network. These buildings provide a richness of char¬ 

acter and human scale and establish landmarks and 

focal points that contribute to the city pattern. 

The Bay Street Area is in such critical demand due to 

its limited geographic expansion potentials that a 

full-scale recreational area of this magnitude would 

be economically unjustifiable. 
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Open Space System 
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Landscaping Treatment 

Design recommendations for general landscaping 

treatment throughout the project area is a key 

element to the public structure concept. The 

landscaping reinforces the various layers of move¬ 

ment and should be developed with a controlled 

discipline to preserve the visual continuity of 

the entire project area. 
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Landscaping Treatment 



Public Facilities 

The most effective means of stimulating physical re¬ 

development and increasing surrounding land values is 

the input and renovation of physically prominent and 

easily accessible public facilities. The public 

sector is carefully planned as to location in order 

to provide the maximum development leverage. The 

basic objective is to place the public sector in an 

area of maximum public exposure to both pedestrian and 

vehicular movement. 

Public and private community facilities are linked by 

parks, open spaces and pedestrian walkways to improve 

the interrelation of public services and to maximize 

the input of public on private development. These 

facilities form important physical and visual links 

and establish a sense of arrival to the area, creating 

both a symbolic and a functional focus for community 

life. The program for the public sector includes pub¬ 

lic services, offices and various public functions of 

activity. The proposed new public structures include: 
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(1) a City Hall, (2) a County Municiple Building with 

the Glynn County Sheriff's Office and jail facilities, 

(3) a City Municiple Building with combined Police and 

Fire Department facilities, (4) a library, (5) a 

museum with state and local historical exhibits, (6) 

a civic center with complete convention facilities 

(7) a community center, and (8) a Port Authority 

Building for various public agencies. 
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1 City Hall 
2 County Municiple Bldg. 
3 City Municiple Bldg. 
4 Library 
5 Museum 
6 Civic Center 
7 Community Center 
8 Port Authority 

Public Facilities 
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Private Sector 

The private sector of the development is integrated 

into the public framework, utilizing maximum devel¬ 

opment potentials with the convenience of efficient 

circulation, shared facilities and the amenity of 

open spaces. 
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Land Use 

The Bay Street Area will consolidate a series of open 

pedestrian linkages with shopping facilities, civic 

activities, exhibitions, recreation, commerce and 

entertainment to become the new focus for Brunswick 

and the Golden Isles. The following fundamental 

objectives reflect the needs and characteristics with 

which the plan is concerned: 

1. The creation of an attractive new town 

center balanced functionally, socially 

and economically. 

2. The achievement of a diversity of activity 

within a unified whole. 

3. The reversal of the decline and shift of 

downtown retailing. 

4. The integration of the core activities 

with the waterfront. 

In response to the outlined problems and stated 

objectives of the project, land-use patterns are 

recommended for the Bay Street Area. Specifically, 
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(see p. 94) they are intended to; 

1. Extend the existing retail/commercial/ 

financial core into the project area. 

2. Provide the opportunity for the devel¬ 

opment of a civic/cultural center. 

3. Provide the opportunity for a transient/ 

entertainment sector. 

4. Provide for the input of residential 

areas in order to accommodate those who 

favor in-town living and walk-to-work 

conditions. 

The Bay Street Area is organized into major land-use 

districts that facilitate functional activities and 

promote logical, efficient patterns of circulation 

and development. The area is planned for an intensive 

use of land to allow for a concentration of remaining 

open space in well defined functional areas. It con¬ 

tains a variety of mutually supporting commercial 

public, cultural and recreational activities, yielding 

social, cultural and economic interchange. The di¬ 

versity of activities is essential to the area's 

vitality. It also makes possible the sharing of 

facilities by various functions which is specially 

desirable as a way to afford more specialized 
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facilities with the same available resources. 

The location of new commercial facilities will 

strengthen the area, stabilize it against the pre¬ 

vailing easterly shift and establish a significant 

link between the core and the waterfront. Ease of 

access to and from this area, plus its prominent 

central location, will have a considerable inpact 

upon its success. 

Civic and cultural activities will be integrated into 

the locational pattern of downtown employment and 

transient activity. A convention center, a new public 

library and a museum with historical data relevant to 

the area will become a part of the area. 

The entire development is centered about the harbor. 

The small entrance to the East River provides excel¬ 

lent protection for large and small boats alike. The 

area surrounding the harbor will provide complete lay¬ 

over facilities for transient yachts on the Intra¬ 

coastal Waterway. By locating entertainment facilities 

adjacent to the harbor, visitors from the islands can 

come in by boat. By creating this transient/enter¬ 

tainment center, Brunswick can compete with the islands 
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for which it supplies. The motels will be butressed 

by private entertainment facilities such as restau¬ 

rants, theaters, nightclubs, etc. The area will 

welcome yacthsmen, visitors and residents alike. Al¬ 

though the boats and the yachtsmen may in fact be the 

major factor in setting the overall image, a balance 

of activities and character will be recognized and 

maintained. Once ashore, the visitors will find the 

shops, restaurants, motels and civic center along the 

pedestrian walkways. 

A residential area at the central location will pro¬ 

vide badly needed diversification of housing. This 

area will develop around the neglected Hanover Square 

and south of the harbor. Residential development at 

these locations will attract many who favor in-town 

living and walk-to-work conditions. There is also 

the possibility of a retirement type village. 
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Civic/Cultural 
1 County Courthouse (Existing) 

2 County Municiple Bldg. 

3 City Municiple Bldg. 
4 Civic Center 

5 City Hall 

6 Port Authority 

7 Library 

8 Museum 
9 Community Center 

10 Old City Hall (Existing) 

Commercial 
Tl Retail 
12 Neighborhood Retail 

13 Offices 

14 Remodeled Storefronts 

T ransient/Entertainment 

15 Restuarants, Clubs 
16 Hotel 
17 Marina 

Residential 

18 Apartments 

19 Townhouses. 

Illustrated Site Plan 

Bay Street Area Redevelopment 
Brunswick,Georgia 



Conclusion 

The primary objective of this thesis is to reinforce 

those existing features which contribute to the.area's 

sense of identity by strengthening its public image. 

Physical options have been analyzed by looking closely 

at the constraints imposed by site conditions, access 

and existing historic patterns. These patterns form 

the basis for the conceptual organization of a public 

framework for redevelopment. 

Circulation is the major determinant of the organiza¬ 

tion. The restructuring of the area has been guided 

by the various flows of movement, their linkages and 

their relationships which form a network of activity. 

The ultimate development of the area is an extension 

of the existing open space system of parks and 

squares. The concept incorporates a diverse and 

flowing network of landscaped open spaces designed to 

interrelate the various areas of activity. Along with 

the development of the activity network, the improved 

99 



movement systems and open space amenities, the visual 

environment of the area has been developed with 

internal, unifying identity, yielding a sense of 

relatedness to the existing major form of the area. 

The development of the various layers of movement as 

components of a single, unified system for the entire 

project area is a possible solution to the circula¬ 

tion problems confronting the Bay Street Area. 

In approaching problems related to redevelopment, 

emphasis has been placed on the examination of or¬ 

ganizational principles and on the ability of the 

plan to work within a conceptual framework. 

As Brunswick grows and changes, new development can 

be integrated within this framework, thus insuring 

recognizable patterns of accessibility, diversity and 

identity. It is in this way that the environment 

becomes more satisfying and more meaningful. 
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