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Executive Summary
The Square at College Park, a $77 million mixed-use development, is a dining and retail destination with Class A
residential units centered around a 30,000 square foot public space. Proximity to the Paint Branch river provides
residents and visitors a unique setting to shop, eat & socialize. The 347,200 square foot signature project is located at
8424-8430 Baltimore Avenue in midtown College Park, Maryland just a short walk from the University of Maryland
campus. The project’s location plays a pivotal role in College Park becoming one of the nation’s top 20 college towns.
Proposed Uses:

Residential
Studio
1 Bedroom
2 Bedroom
2 Bedroom + Den
Total Units

30
70
54
10
164

Retail
Landmark Cinema w/Restaurant & Bar
Unleashed by Petco - Baltimore Ave.
Restaurant Anchor - Baltimore Ave.
Retail (Other)
Total

Units
1
1
1
10
13

GLA (SF)
22,300
4,900
4,900
25,100
57,200

Parking
Total Project
304 spaces
Challenges
Site consists of two (2) parcels with individual owners.
One parcel is currently improved with two (2) franchisee establishments – Denny’s & Taco Bell.
Increased tree conservation requirements due to location near Paint Branch watershed.
Attracting three (3) anchor tenants.
Leasing residential units in a highly competitive market.

Opportunities
The University’s entrepreneurial focus will bring in new companies interested in employing recent graduates and
other young professionals. These individuals will look for community driven residences that are a step beyond
collegiate living.
Creating walkable entertainment options and community gathering spaces for the permanent residents of the
neighborhood.
Removal of a vacant building currently located on site.
Adding an upscale destination for College Park visitors and guests.
Replacing impervious surface parking with pervious pavement and green space connecting to the Paint Branch.
Watershed enhancement/improvements with the creation of the Paint Branch Promenade.
Increasing sales taxes for the city and county while providing space for local and small businesses to grow.

Market
University of Maryland is the top employer in Prince George’s County and College Park.
College Park’s population increased 23.3% from 2000-2010 to 30,410. This increase slowed to just 4.3% from
2010-2015 with the population of College Park at 31,730 in 2015. (US Census Bureau)
The population of students, faculty and staff at University of Maryland was 47,964 in 2015. This indicates that
some students and employees choose to live outside of College Park.
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Financials
Development Summary
Use
Residential
Retail
Public Square
Parking
Total SF

Total SF
201,885
64,843
31,224
49,248
347,200

Sources
Equity
$23,945,836
Recycling Grant - City
$25,000
Construction Debt
$53,000,000
Total Sources
$76,970,836

Units
164 units

$/Unit
$192,989

304 spaces

$32,000

$/SF
$156.77
$200.04
$17.20
$197.53

Uses
31.1%
0.0%
68.9%
100.0%

Land
Hard Costs
Soft Costs
Developer Fee
Total Uses

$5,173,965
$57,446,195
$12,551,667
$1,799,010
$76,970,836

6.7%
74.6%
16.3%
2.3%
100.0%

Financial Assumptions
Construction Loan
Loan Amount
$53,000,000
Loan to Cost (LTC)
68.86%
Term
36 Months
Interest Rate
3.49%
30-Day LIBOR
0.99%
Spread
2.50%
Origination Fee
0.75%
Annual Debt Service (I/O)
$1,849,700
Permanent Loan
New Property Value
$86,052,025
Year 3 NOI
$5,593,382
Cap Rate
6.50%
Loan Amount
$55,500,000
Loan To Value
64.50%
Term
120 Months
Amortization (months)
240 Months
Interest Rate (Fixed)
5.55%
10-Year Treasury (current)
2.33%
Spread (incl. inflation)
3.22%
Origination Fee
0.75%
Transaction Fees
1.00%
Annual Debt Service (P&I)
$4,600,158
Debt Constant
8.29%
Debt Yield
8.78%
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Returns
Leveraged 10-yr IRR
15.80%
Equity Multiple
2.87
Year 4 - First Fully Stabilized Year
Return on Cost
7.35%
Cash on Cash
5.20%

Exit Strategy Year 10
Year 11 NOI
$7,086,724
Cap Rate
6.00%
Value
$118,112,060

Sensitivity Analysis
Interest Rate Increase: In a rising interest rate environment, it is important to look at interest rate sensitivity.
Ideally, the permanent loan will be provided by a life insurance company and will have a fixed interest rate.
The interest rate for the permanent loan was computed using the 10-Year T-bill rat of 2.33% as of 5/1/17 plus
an inflated margin of 3.22%. The margin was inflated to account for the interest rate increases over the
development period. Year 3 NOI was used to compute the completed market value of the development that
was used to determine the permanent loan amount. Debt service was tested against Year 3 NOI.
Interest Rate Sensitivity Analysis
Interest Rate
Leveraged 10-yr IRR
Equity Multiple
DSCR (Year 3)

5.55%
15.80%
2.87
1.22

5.75%
15.60%
2.83
1.20

6.00%
15.35%
2.78
1.17

6.25%
15.10%
2.73
1.15

6.50%
14.85%
2.68
1.13

6.75%
14.60%
2.63
1.10

BreakEven
8.00%
13.30%
2.38
1.00

Using Year 3 NOI, the break-even interest rate is 8.00%.
Vacancy Increase: Retail occupancy assumes that prior to beginning development, the developer will pre-lease
the largest anchor space (39%) and one of the anchor spaces along Baltimore Avenue (9%). During
development additional tenants will prelease resulting in retail occupancy of 60% upon completion. However,
the main source of revenue from the project is from residential rents. Vacancy for the residential units was first
tested assuming retail absorption based on pro forma retail occupancy, and then tested assuming only 60% of
retail is occupied through Year 3.
Residential Vacancy Sensitivity Analysis
Vacancy
DSCR (Year 3)
Assuming Retail @ Prelease occupancy (60%)
DSCR (Year 3)

5.0% 7.0% 10.0% 15.0%
1.22 1.20
1.17
1.12
5.0% 7.0% 10.0% 15.0%
1.10 1.08
1.05
1.01

Break Even
30.0%
1.00
16.0%
1.00

If retail absorption occurs as assumed, residential vacancy could increase to 30% before DSC is 1:1. However,
if retail remains at only 60% occupancy, breakeven vacancy for residential is at 16 percent.
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General Context
Site Location
The subject site consists of two (2) adjacent parcels located in College Park, Maryland
bordered by Baltimore Avenue (Rt.1) to the East and Paint Branch Creek to the West. The
University of Maryland campus is located across Paint Branch Creek. The closest access point
to the campus is a pedestrian bridge across the Paint Branch Creek just 0.2 miles from the site.
The cross streets are Berwyn Road to the North and Quebec Street to the South, however those
streets do not connect across Baltimore Avenue to the site.

The parcels have an address of 8428 and 8430 Baltimore Avenue, College Park,
Maryland. 8430 Baltimore Avenue’s tax id is 3915279, with a legal description of Parcel A. The
lot size is 45,951sf (1.05 acres). The tax id for 8428 Baltimore Avenue is 2297778, with a legal
description of Parcel C. The lot size is 77,849sf (1.79 acres). The combined site is 123,800sf
(2.84 acres).
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Environmental Site Characteristics
The site is bordered by Paint Branch Creek and is part of the Paint Branch watershed.
Parts of Paint Branch Creek are considered wetlands. The area surrounding Paint Branch Creek
is a wooded area. Both properties back to this wooded area. Additionally, over 50% of the
property located at 8430 Baltimore Avenue is wooded, and requires a Tree Conservation Plan 2
prior to any new development.
The topography of the combined parcels slopes down from the north. There is also a
significant slope at both property lines backing Paint Branch Creek.
Existing Conditions
8430 Baltimore Avenue contains a dilapidated,
vacant 1,578sf structure built in 1967. The current
structure is surrounded by crumbling pavement that was
once utilized as a parking lot. Previous use includes a
fast-food restaurant, however the property has been
vacant for many years. Additionally, the majority of the
site is wooded area.
8428 Baltimore Avenue is currently improved with a franchised Denny’s restaurant and a
Taco Bell. The site has a large paved parking lot with a drive-thru for the Taco Bell. Based on
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historical aerial photographs, the site appears to have always been used as restaurant.
Neighborhood
The site is located along Baltimore Avenue in the Mid-Town area of College Park. The
neighborhood is bounded by University Boulevard (MD 193) to the North, Campus Drive to the
South, the B&O Railroad tracks to the East and Paint Branch Creek to the West. The uses along
Baltimore Avenue mainly consist of retail and restaurants. Development along Baltimore
Avenue has consisted of student residences, a new CVS Pharmacy, and a 150 –Key hotel, the
Cambria. Beyond the existing retail frontage of Baltimore Avenue are two (2) historic
residential neighborhoods, Berwyn and Lakeland.
The neighborhood of Berwyn was developed in 1885 to attract moderate-income
families. In the 1900s, the neighborhood was connected to the District of Columbia by a
streetcar line. A small retail area was formed around the streetcar line. The streetcars stopped
running in the 1960s. The commercial area is now home to several local small businesses, and
the streetcar line has been paved over to form the College Park Trolley Trail. The neighborhood
offers a variety of housing options from large Victorian style homes to modest bungalows.
Lakeland was developed in 1892 with the vision of becoming a resort community.
However, due to the area being located in a flood zone, the area mostly attracted lower-income
families. By 1903 the Lakeland neighborhood had become an established African American
community. In 1970, the city of College Park approved the Lakeland Urban Renewal Plan that
resulted in the demolition of the majority of single-family homes that were replaced with a mix
of subsidized townhouses, high-density apartments that are largely inhabited by students, and an
elder housing facility.
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Public Services
Important services for a neighborhood include proximity to public services like schools,
fire stations, and police stations. The subject’s neighborhood is served by Paint Branch
Elementary (0.7 miles), Greenbelt Middle School (2.0 miles) and Parkdale High School (2.9
miles). The College Park Fire Department Co. 12 is located only 0.3 miles from the site and the
University Police Department is located 0.9 miles from the subject site.
Medical / Dental Services
In addition to public services, proximity to medical and dental practices and places of
worship are important to note. The subject site is located 0.3 miles from the College Park
Medical Center, an urgent care facility. As noted previously, a CVS pharmacy is currently under
construction at the corner of Baltimore Avenue and Berwyn House Road, which is located 0.2
miles from the subject. At this time it is not known if a CVS Minute Clinic will be part of this
location. Adventist Healthcare Washington Adventist is the closest hospital to the site located
5.7 miles away in Takoma Park, Maryland. Based on a Google search, the closest dental office
to the site is located 1.7 miles south on Baltimore Avenue. There are several other dental offices
located in Hyattsville’s University Town Center 3 miles away.
Places of Worship
There are a several of places of worship located within a one-mile of the subject site,
including First Baptist Church of College Park, Embry AME Church, Washington Brazilian
Seventh-Day Adventist, Holy Redeemer Catholic Church, and Christian Congregation. There
are additional worship houses located within 1.5 miles; they include St. Andrews Episcopal,
College Park Pentecostal, Wallace Presbyterian Church, and Berwyn Baptist Church.
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Grocery
The closest grocery is a Giant that is 1.5 miles from the site. There is also a MOM’s
Organic Market located 1.8 miles away. However, a Lidl grocery store is currently going
through the approval process. If approved, the grocery will be located directly across from the
site. It should also be noted that in April 2017, a Whole Foods Market opened 2.0 miles from the
subject off Baltimore Avenue in the new mixed-use development, Riverdale Park Station.
Restaurants
Baltimore Avenue is lined with retail services, the majority of which are restaurants. The
following restaurants are located within half a mile of the subject site. North of the site located
near the University Avenue exit there is Sakura Seafood Buffet, an all-you-can eat sushi grill and
buffet and hibachi. In that area there is also a stand-alone Pizza Hut. Continuing South on
Baltimore Avenue toward the subject there is a Rita’s Italian Ice stand-alone store located on the
same side of Baltimore Avenue as the site. Rita’s is only open seasonally. Currently, there is an
Indian restaurant, Rasoi (4-stars from Google) located at the Clarion Inn. It should be noted that
the Clarion Inn is the site identified for the new Lidl grocery. Burger King is located on an
adjacent site from the subject. As noted previously, a Taco Bell and a Denny’s restaurant
currently improve the site. Directly across from the site is a sports bar offering Korean BBQ,
called Kangnam BBQ. Continuing south on Baltimore Avenue, there is a stand alone
McDonald’s. Across Baltimore Avenue from the McDonald’s, on the same side as the subject
property, are new student residences that have ground floor retail. The majority of the ground
floor retail at these two (2) buildings are fast-casual restaurants that include Shanghai Tokyo
Café, Sweetgreen, Bobby’s Burger Palace, and NuVegan Café. In addition to the fast-casual
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offerings, there is a unique coffee shop with a full menu called The Board and Brew, and a bar
called Looney’s Pub.
Across from the new buildings is an old retail strip that also contains several casual
restaurant options that include Pho D’Lite, Hanami Japanese, and Food Factory, a middle-eastern
restaurant. The strip center also includes two (2) pizza shops, DP Dough and Pizza Boli’s. It
should be noted that the retail strip site is being reviewed for redevelopment options by two other
MRED Capstone students.
Additional Retail
Additional retail along Baltimore Avenue is very car centric. It includes Jiffy Lube,
NAPA Auto Parts, Prestige Auto Glass, College Park Car Wash, an Exxon gas station and a BP
Gas station. Retail also includes two (2) 7-Eleven stores, one stand alone store adjacent to the
subject site and one located in the ground-floor retail of the student residences. There are two
liquor stores located within the strip center noted above, Town Hall Liquors and College Park
Liquors, and a Vape Exchange. An SECU Credit Union branch and an eyeglass repair shop, The
Frame Mender round out the existing retail located within half a mile of the subject site.
Vacant Retail
The Enclave at 8700 is a newly built apartment building with 9, 580sf of ground floor
retail. This building is located 0.2miles from the subject site on the same side of Baltimore
Avenue. Currently, all of the ground floor retail space is vacant. There are also vacant retail
sites located at the other student residences, The Varsity and The View.
Pipeline Retail
There is a large development underway just a half mile from the subject site, The Hotel
and Conference Center. The development is set to open in July 2017. There are several dining
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options that will be available at The Hotel, including two upscale sit-down restaurants, Old
Maryland Grill, a seafood and steak restaurant, and Kapnos Taverna by Mike Isabella, a coastal
inspired Greek cuisine restaurant. The development will also include a Potomac Pizza, and
Bagels n Grinds, a coffee shop that serves breakfast all day. The Hotel will also feature an
Elizabeth Arden Red Door Spa.
Entertainment
Entertainment options within half a mile of the subject site are minimal in the City of
College Park. Bowling is available at the AMF College Park Lanes. Paint Branch Golf Course
is located 1.2 miles from the site. The College Park Community Center is also located within a
half mile of the subject site. In May 2017, MilkBoy ArtHouse, a performance venue and
restaurant, opened in downtown College Park. MilkBoy ArtHouse is a partnership with
University of Maryland’s Clarice Smith Performing Arts Center.
Recreation
There are numerous outdoor recreation amenities surrounding the subject site. The site is
adjacent to Paint Branch Creek. While there are no existing trails that connect the site to the
creek, according to M-NCCP there is a potential trail that will run behind the site. The Paint
Branch Trail runs along the west bank of the
Paint Branch Creek. A list of parks and trails
near the site is below.
Parks
Acredale Community Park
College Park Dog Park
Northgate Park
Berwyn Neighborhood Playground
Paint Branch Stream Valley Park
Indian Creek Park
Lake Artemisia
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Trails
Paint Branch Trail
College Park Trolley Trail
Luther Goldman Birding Trail (Lake Artemesia)
Indian Creek Trail

Accessibility
Road access
The site has limited accessibility. The only access point is Baltimore Avenue or Route 1.
Route 1 is a main thoroughfare that connects College Park to Washington, DC. Route 1 also
provides direct access to the Capital Beltway (1-495) just 2.6 miles north of the site. Interstate
495 encircles Washington, D.C. and provides access to other major roadways most importantly
Interstate 95. Access to Interstate 95 (I-95) North is 3.0 miles from the subject via Rt. 1 to I-495.
I-95 is the main Interstate highway on the East Coast running north-south from New England to
Florida.
Air transportation
Baltimore-Washington International Thurgood Marshall Airport (BWI) is located 23
miles from the site. BWI is easily accessible via I-95.
College Park also has small one (1) runway public airport that is located 1.6 miles from
the subject.
Transit
1. UMD Shuttle - The University of Maryland has a Shuttle service available to students,
faculty, and staff. The shuttle provides direct access to campus. There is a shuttle stop
directly in front of the site, with three (3) different shuttle routes that utilize the stop.
2. Metro Bus –Metrobus provides more than 400,000 trips each weekday serving 11,500 bus
stops in the District of Columbia, Maryland and Virginia. There are over 325 routes. A
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metrobus stop is located a short walk from the site. This metro bus
stop is serviced by three bus lines, the 83 that provides access to
the College Park Metro Station (Green line), the 86 that provides
access down Route 1 into Washington DC at the Rhode Island
Avenue Metro Station (Red Line), and the C2 that provides access
to the Greenbelt Metro Station (Green line) to the East and the
Wheaton Metro Station (Red Line) to the West.
3. The Route 1 Ride – The Route 1 Ride is an enhanced bus service
that is part of the regional bus system for Prince George’s County.
The route mainly provides service north and south on Route 1 from
IKEA to Mount Rainier, Maryland. Stops off Rt. 1 include the
College Park Metro Station. See the route map on this page.
4. Washington Metropolitan Transit Authority (WMATA) – The
site is located 1.7 miles from the College Park Metrorail station,
along the Green line. The metro rail provides direct access to
downtown Washington, D.C.
5. MARC – Access to downtown Baltimore, Maryland is available
via MARC train’s Camden Line from the College Park Station.
The MARC stop is located at the College Park Metro Station via a
parallel set of tracks. The trip to Baltimore takes approximately an
hour.
6. Proposed Light Rail (Purple Line) – The Purple Line is a 16-mile
light rail in Maryland that will extend from Bethesda in
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Montgomery County to New Carrollton in Prince George’s County. It will provide a direct
connection to the Metrorail Red, Green, and Orange Lines at Bethesda, Silver Spring,
College Park, and New Carrollton. It will also connect to MARC, Amtrak, and local bus
services. One of the twenty-one planned stations will be located 0.6 miles from the subject
site along Baltimore Avenue.
Pedestrian Access
Pedestrian access to the site is available via a narrow sidewalk. However, due to the size
of the sidewalk and the proximity to the heavily trafficked Baltimore Avenue, pedestrian safety
is a concern.
Bike Access
In 2016, College Park and the University of Maryland
implemented a new bike-share system called Zagster or mBike.
There are currently 15 stations and 135 bikes on campus and in the
City of College Park. The closest bike station is only 0.1 miles from
the subject site.

Burns - MRED Spring 2017

14

Market Analysis
Introduction and Methodology
Recent demographic trends in the College Park market area and surrounding Prince
George’s County were analyzed using charts and graphs from several sources. The provided
charts and graphs contain information from the US Census Bureau, the American Community
Survey, and the ESRI Companies. The ESRI Companies incorporated data from the 2010 US
Census to come up with population projections.
Primary Market
The primary market area used in the demographic research consists of thirteen (13)
census tracts that include College Park City and the town of University Park. The Primary
Market is bounded by I-495 to the North and East-West Highway (MD 410) to the South. Below
is a list and a map of the Census tracts that comprise the Primary Market.
2010 Census Tracts
Tract
Community
8059.04 Adelphi
8059.08 Hyattsville
8059.09 Hyattsville
8064.00 University Park
8067.13 Greenbelt
8067.14 Greenbelt
8068.00 Berwyn Heights
8069.00 College Park
8070.00 College Park
8071.02 Riverdale Park
8072.00 College Park
8073.01 College Park
8073.05 Adelphi
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Map of Primary Market

Source: ESRI GIS

Trends in Population and Households
1. Recent Past Trends
The market area population for the Primary Market grew 14.1% between 2000-2010, from
51,668 to 58,948 people, a total increase of 7,280 people. This represents a significant 1.4%
annual growth rate. Prince George’s County only experienced half the population growth during
the same time period with a 7.7% total population increase (0.7% annual increase). According to
the 2010 US Census, the population of Prince George’s County was 863,420, with 6.8% of that
population located in the primary market.
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Between 2000 and 2010 there were 357 new households formed in the primary market area
for a total of 16,153 households in 2010. This is a 2.3% increase in the total number of
households and reflects a 0.2% annual growth. In Prince George’s County, there was a 6.1%
increase in households, from 286,610 to 304,042, during the same ten (10) year period. The
average household size for Prince George’s County is 2.78 people, while the average household
size for the Primary Market area is 2.93 persons per household.
2. Projected Trends
Data from American Community Survey estimates that total population in the primary
market area increased 4.1%, (2,423 people) and total households increased 1.4% (219
households) from 2010-2015. These same forecasts estimate that the total population and the
total households for Prince George’s County increased 3.4 percent and 0.5 percent, respectively.
The primary market area had an estimated population of 61,371 and 16,372 households in 2015.
The ESRI maps project a steady population increase for the primary market through 2021. The
primary market population is projected to increase 4.1% or 418 people annually between 20152021. The population for Prince George’s County is projected to increase at a significantly
higher rate of 7.0% annually for the same time period.
Prince George's County
Population
Households
Average HH size

2000
801,515
286,610
2.74

2010
863,420
304,042
2.78

2015
892,816
305,610
2.86

2021
955,460

Primary Market
Population
Households
Average HH size

2000
51,668
15,796
2.76

2010
58,948
16,153
2.93

2015
61,371
16,372
3.06

College Park
Population
Households
Average HH size

2000
24,657
6,030
2.65

2010
30,413
6,757
2.79

2015
31,730
6,753
2.93

2021
63,876

Change 2000 to 2010
Total
Annual
#
%
#
%
61,905
7.7%
6,191
0.7%
17,432
6.1%
1,743
0.6%

Change 2010 to 2015
Total
Annual
#
%
#
%
29,396
3.4%
5,879
0.7%
1,568
0.5%
314
0.1%

Change 2000 to 2010
Total
Annual
#
%
#
%
7,280
14.1%
728
1.3%
357
2.3%
36
0.2%

Change 2010 to 2015
Total
Annual
#
%
#
%
2,423
4.1%
485
0.8%
219
1.4%
44
0.3%

Change 2000 to 2010
Total
Annual
#
%
#
%
5,756
23.3%
576
2.1%
727
12.1%
73
1.1%

Change 2010 to 2015
Total
Annual
#
%
#
%
1,317
4.3%
263
0.9%
-4
-0.1%
-1
0.0%

Source: US Census Bureau
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3. Building Permit Trends
From 2006-2016 there were 16,112 building permits issued in Prince George’s County. The
issued permits were concentrated for single-family structures at 87% and multi-family structures
with 5 or more units at 13%. Permits significantly declined in 2010, with only 680 permits
issued. There has been a steady increase of permits being issued from 2011-2016, with a
significant increase in permits for 5 or more units in 2015 and 2016. While permits issued have
not yet returned to pre-recession numbers, there were 2,044 permits issued in 2016. Of the
permits issued 500 (24%) were for multi-family structures with 5 or more units, the largest
number of permits for this type of housing in the 10 year analyzed.

Source: State of Cities Data System

4. University of Maryland
The primary market surrounds the University of Maryland. The chart below shows a
summary of student enrollment and faculty and staff size for 2014-2016.
University of Maryland Population
2014

2015

2016

Undergraduate Students

27,056

27,443

28,472

Graduate Students
Faculty
Staff

10,554
4,467
5,494

10,697
4,509
5,315

10,611
4,610
5,481

47,571

47,964

49,174

UMD Total

Source: University of Maryland Office of Institutional Research, Planning, and Assessment (IRPA)

5. Age Distribution
Burns - MRED Spring 2017

18

Based on American Community Survey estimates for 2015, the primary market area has a
median age of 19.9 years, which is significantly lower than the median age of 35.9 years for
Prince George’s County. The primary market area has a significant concentration of 20 to 24
year olds at 20.9% due to the proximity to the University of Maryland (UMD). The next largest
concentration is 15 to 19 year olds at 16.6% and 25 to 34 year olds at 16.2%, also a result of the
UMD student body. The age distribution for Prince George’s County population is evenly
distributed between adults with 25 to 34 year olds at 15%, 35-44 year olds at 13.8%, 45-54 year
olds at 14.6%.

Under 5 years
5 to 9 years
10 to 14 years
15 to 19 years
20 to 24 years
25 to 34 years
35 to 44 years
45 to 54 years
55 to 64 years
65 to 74 years
75 to 84 years
85 years and over
Total
Median Age

Prince George's County
Number
Percent
59,748
6.7%
55,692
6.2%
54,988
6.2%
62,152
7.0%
69,362
7.8%
133,551
15.0%
123,246
13.8%
130,601
14.6%
107,348
12.0%
60,123
6.7%
26,167
2.9%
9,838
1.1%
892,816
100.0%
35.9

Primary Market
Number
Percent
3,191
5.2%
2,238
3.6%
2,597
4.2%
10,206
16.6%
12,832
20.9%
9,926
16.2%
6,285
10.2%
5,116
8.3%
4,818
7.9%
2,492
4.1%
1,222
2.0%
448
0.7%
61,371
100.0%
19.9

Source: US Census Bureau

6. Income
According to the American Community Survey, the median income for the primary market was
$63,318. This is significantly lower than the median income of $83,974 for Prince George’s
County. The chart below also breaks out the city of College Park and the town of University
Park incomes, both of which are included in the Primary Market. The median income for the
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College Park population was $58,612 over $75,763 less than the median income of $134,375 for
the University Park population.

Less than $10,000
$10,000 to $14,999
$15,000 to $19,999
$20,000 to $24,999
$25,000 to $29,999
$30,000 to $34,999
$35,000 to $39,999
$40,000 to $44,999
$45,000 to $49,999
$50,000 to $59,999
$60,000 to $74,999
$75,000 to $99,999
$100,000 to $124,999
$125,000 to $149,999
$150,000 to $199,999
$200,000 or more
Total

Prince George's County
Number
Percent
12,378
4.1%
7,426
2.4%
8,544
2.8%
9,219
3.0%
9,733
3.2%
11,444
3.7%
11,397
3.7%
12,849
4.2%
11,479
3.8%
25,424
8.3%
34,320
11.2%
45,084
14.8%
34,952
11.4%
24,137
7.9%
27,129
8.9%
20,095
6.6%
305,610
100.0%

Median Income
Source: US Census Bureau

$83,974

Primary Market
Number
Percent
1,453
8.9%
616
3.8%
501
3.1%
535
3.3%
491
3.0%
698
4.3%
803
4.9%
644
3.9%
752
4.6%
1,276
7.8%
1,885
11.5%
2,120
12.9%
1,520
9.3%
1,102
6.7%
1,054
6.4%
922
5.6%
16,372
100.0%
$63,318

City of College Park
Number
Percent
1,091
16.2%
329
4.9%
253
3.7%
213
3.2%
196
2.9%
204
3.0%
271
4.0%
181
2.7%
201
3.0%
508
7.5%
624
9.2%
882
13.1%
558
8.3%
476
7.0%
436
6.5%
330
4.9%
6,753
100.0%

University Park
Number
Percent
28
2.8%
21
2.1%
0
0.0%
16
1.6%
5
0.5%
21
2.1%
22
2.2%
6
0.6%
32
3.2%
42
4.2%
33
3.3%
109
11.0%
129
13.0%
88
8.9%
233
23.4%
209
21.0%
994
100.0%

$58,612

$134,375

Employment
1. Major Employers
The top twenty major employers of Prince George’s County are listed in the Table below.
The largest employer in the county with 18,726 employees is University of Maryland. This
employee count includes University of Maryland College Park, University of Maryland
University College, and Bowie State University. The second largest employer is Joint Base
Andrews Naval Air Facility Washington, a military installation run by the Federal Government.
The Federal Government is the largest industry sector in Prince George’s County with 35,774
employees.
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Major Employers in Prince George's County, Maryland
Company
University of Maryland*
Joint Base Andrews Naval Air Facility
Washington**

Number
Employed

Product/Service

18,726

Higher Education

17,500

U.S. Internal Revenue Service**

5,539

U.S. Census Bureau**

4,414

United Parcel Service (UPS)

4,220

Military installation
Revenue collection
& data processing
Demographic
research & analysis
Mail & package
delivery service

NASA - Goddard Space Flight Center**
Giant Food

3,397
3,000

Space research
Groceries

Prince George's Community College
Verizon
Dimensions Healthcare System
Marriott International/Gaylord Resort and
Convention Center
Shoppers Food Warehouse

2,785
Higher Education
2,738 Telecommunications
2,500
Medical services

U.S. Dept. of Agriculture**
National Maritime Intelligence-Integration
Office**
MedStar Southern Maryland Hospital
Center
Safeway
Melwood
Target
National Oceanic and Atmospheric
Administration**
Doctors Community Hospital

1,850

2,412
1,975

1,724

Hotels & motels
Groceries
Agricultural
research
Maritime
intelligence analysis

Industry
Educational
Services
Federal
Government
Federal
Government
Federal
Government
Transportation &
warehousing
Federal
Government
Retail Trade
Educational
Services
Information
Health care
Accommodation &
food services
Retail Trade
Federal
Government
Federal
Government

1,709
1,605
1,428
1,400

Medical services
Groceries
Social Services
Consumer goods
Weather analysis &
1,350
reporting
1,300 Medical services

Health care
Retail Trade
Health care
Retail Trade
Federal
Government
Health care

Note: Excludes post offices, state and local governments; includes public higher education institutions
* Includes UMCP, UMUC, and Bowie State University
** Employee counts for federal and military facilities exclude contractors to the extent possible; embedded contractors may be included
Sources: Prince George's County Economic Development Corporation and Maryland Department of Commerce, October 2015.
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Office Market Analysis
The Discovery District is a 150 acre site being developed with over 2MM square feet of
private office and research space. The demand for this office space comes directly from the
University of Maryland initiative for a Greater College Park. With the focused concentration of
office supply located in this district, development of office at the subject location would not be
the highest and best use.
Residential Market Analysis
Residential demand is created as the University of Maryland increases enrollment and as new
jobs are created by the office tenants of the Discovery District. There is significant residential
supply under construction and proposed to fill this demand. However, the site proximity to the
University of Maryland campus and its accessibility to the Discovery District office park via bus,
shuttle and trail provides an opportunity for new residential product. This product would need to
provide a unique experience in order to capture the target market of young professionals.

Retail Market Analysis
The existing supply of retail in the College Park market is aging. There is not a variety of soft
goods retail or home goods. Additionally, the food and beverage options are limited to fast-food
or fast-casual. There are limited sit-down restaurants and a need for breakfast and brunch
options. Retail supply is low in College Park. However, determining demand by looking at
disposable income is difficult in the College Park market. The College Park median income of
$58,612 is well below the County median income of $83,974. However, this median income is
artificially low due to the large number of college students living within College Park that do not
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have an income, yet have access to disposable income. The focus of the retail analysis must be
on the lack of retail supply.
Retail centers happen in nodes. While additional retail is being proposed for College Park,
development is limited for the subject site’s midtown location. The creation of a neighborhood
retail center focused around entertainment, a variety of sit-down dining options, local and small
businesses, and community gathering space would not be affected by the existing retail pipeline.
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Zoning and Regulatory Process
The public approval process for the subject property is administered by the MarylandNational Capital Park and Planning Commission (M-NCPPC). M-NCPPC is a bi-county agency
that administers parks and planning in Montgomery and Prince George’s Counties. Maryland
State law places the responsibility for developing the county's plans in The Maryland-National
Capital Park and Planning Commission. The Commission is divided into four departments:
Montgomery Department of Parks, Montgomery Planning Department, Prince George's
Department of Parks & Recreation, and Prince George's Planning Department.
The work of M-NCPPC is directed by the Prince George’s County Planning Board. The
Prince George’s County Planning Board is appointed by the County Executive and confirmed by
the Prince George’s County Council. The County Council has the authority to take action on
zoning matters by the State of Maryland Regional District Act. The Planning Board advises and
provides recommendations to the County Council regarding zoning matters. Any special
exceptions to zoning must be approved by the Prince George’s County Council, acting and
referenced as the District Council. The Planning Board reviews and approves site plans.
However, before even a conceptual site plan application can be submitted, there are several
reports that the developer needs to engage.
Environmental Reports
Natural Resource Inventory (NRI) – A full NRI must be prepared and approved.
Floodplain information is needed to complete a full NRI. The subject property is within a
floodplain. The floodplain information used in a full NRI needs to be approved by the
Department of Permitting, Inspections and Enforcement (DPIE) before an application can be
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accepted. If there is a completed flood plain study, then a letter from DPIE is needed. However,
if a study has not been completed within a 10 year time period, an approved floodplain study
must be completed by an engineer or the Prince George’s County Department of Environment
(DoE), and be approved by DPIE. There are several other reports that need to be completed
depending on the site. If necessary, these reports will be completed in conjunction with the NRI.
A list of potential reports is below.
1.
2.
3.
4.

Wetlands Study
Type 1 Tree Conservation Plan or Standard Letter of Exemption
Type 2 Tree Conservation Plan – Insures adequate woodland conservation and tree
conservation
Sediment Erosion Control Plan

Additional reports submitted with a site plan application include a Stormwater Management
Concept Plan and Approval Letter as well as a Landscape Plan.
Once these reports are completed and a site plan is ready, the developer can begin the site plan
review process.
Site Plan Review Process
First, the developer must obtain an application number from M-NCCP. Then at least
thirty (30) days before M-NCCP accepts an application, the developer must send by first class
mail an informational mailing to all adjoining property owners, including owners whose
properties lie directly across a street, alley, or stream and, to the Prince George's Chamber of
Commerce and the Greater Prince George's Business Roundtable. The applicant must also
send an informational mailing to every municipality located within one (1) mile of the
applicant's property and to all civic associations registered with the Commission for the area,
which includes the property. The application must include an affidavit of these mailings. The
affidavit must state the names and addresses of all persons sent informational mailings and the
dates when they were sent.
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When the Commission determines an application has been filed in proper form and is
ready to be formally accepted, the developer will be notified in writing, preferably by e-mail.
The developer must then notify in writing and via first class mail municipalities, civic
associations and other persons entitled to receive informational mailings that the application is
ready to be accepted. The name and contact information of the staff member assigned to the
application shall be included in the notice. The application will not be formally accepted for
processing until after the developer files another affidavit in the record to document
completion of the written notice of acceptance to municipalities, civic associations and other
persons entitled to receive informational mailings.
Once the application is accepted, referrals are sent to designated county and state
agencies, Historic Preservation Commission and Municipalities as applicable. A minimum of 30
days is provided for referral comments.
A technical staff report (TSR) is prepared. The report includes appropriate findings from
the application and the referrals. This report is available to be viewed 2 weeks before the
planning board hearing.
Public notice of the hearing is provided by mailings to adjoining owners and parties of
record, civic associations and municipalities and by posting signs. The developer is required to
post the public notice signs. Signs for posting are provided by the Planning Board. One (1)
sign must be posted for each 1,000 feet of frontage on an improved street, in order to maximize
the visibility to motorists. The signs must be posted for at least thirty (30) continuous days
prior to the hearing date. The developer must also file a written statement of record of the
posting. The record file must also include a close-up, legible photograph of each posted sign
and additional long-distance photographs depicting the signs and unique, identifiable features
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of the subject property. The developer must also inspect the signs, at least once within the first
15 days of posting to ensure that the required signs are maintained. The person conducting the
inspection must file in the record a written statement of the sign’s condition. A combined
posting and inspection affidavit must be filed no less than 14 days prior to the hearing. The
developer must remove the signs within 15 days after the hearing.
The Planning Board’s decision is final unless appealed by a party of record or if the
District Council decides to review the case within 30 days of the notice of Planning Board’s
decision. If the District Council decides to review the case, a review hearing will occur within
70 days after the decision to conduct a review. Another notice of date to all parties of record is
required 30 days prior to the hearing. The District Council will issue a final decision within 60
days of the review hearing. If a final decision is rendered, then the site plans are certified if
approved.
Building or grading permits are issued b the Department of Permitting, Inspections, and
Enforcement. Permits will not be issued until after the expiration of the specified appeal
period from a Planning Board decision concerning the subject property of the permit, unless
the right of appeal has been waived; nor shall any permit be issued during the pendency of any
appeal to, or review by, the District Council.
Development Impact Fees
Prince George’s County has two (2) development impact fees that will affect the
proposed development project. The first is a School Facilities Surcharge of $9,035 per
residential unit (inside the beltway). There are exemptions that will reduce this fee per unit,
specifically related to this project, if the dwelling units are studio or efficiency units. The
second development fee is a public safety surcharge of $2,439 per residential unit.
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Zoning
The Prince George’s County Council has regulatory authority over zoning. Zoning
standards and regulations are stated in the Zoning Ordinance of Prince George’s county. The
underlying zone for the subject property is Mixed – Use Infill (M-U-I). The general purpose of
the M-U-I Zone is to permit, where recommended in applicable plans or requested by a
municipality or the Prince George's County Redevelopment Authority, a mix of residential and
commercial uses as infill development in areas which are already substantially developed. The
M-U-I Zone may be approved on properties which adjoin developed properties or otherwise
meet plan recommendations and which have overlay zone regulations requiring site plan
review. The M-U-I zone was approved for the subject due to the Development District
overlay. A development district overlay has a set of Development District Standards. These
development district standards replace the standards and regulations required by the Zoning
Ordinance of Prince George’s County, unless stated otherwise.
The Central US 1 Corridor Approved Sector Plan and Sectional Map Amendment and its
Development District Standards govern the subject property. The uses allowed on the property
have been modified by the Development District Standards approved by the District Council.
The table below provides a list of uses that are pertinent to the development of the subject site.
Some of the uses have been categorized according to the potential collection of uses within a
food hall/market space and/or maker space. It should be noted that the use table is not inclusive
of all permitted uses, reference the Central US 1 Corridor Approved Sector Plan and Sectional
Map Amendment pages 300-317 for a more extensive list of uses.
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Use table continued
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Conditional Uses
Zoning actions taken as part of the comprehensive rezoning Sectional Map Amendments
(SMA) process should be compatible with other land uses without the use of conditions,
according the Central US 1 Corridor Approved Sector Plan. As a result the positive outcome for
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any approval of a conditional use for the subject property is unlikely.
Building Form
The Development District Standards assigns a character area to each lot within the
district. Each character area has unique development standards, which include building form,
architectural elements, sustainability and the environment, and streets and open space
regulations.
The subject property is located in Walkable Node (University). This area consists of
higher-density mixed-use buildings that accommodate retail, offices, row houses, and
apartments, with emphasis on nonresidential land uses, particularly on the ground level. It has
fairly small blocks with wide sidewalks and buildings set close to the frontages. This area also
includes mandatory shop frontage and build-to-lines of 0 feet. A landmark feature is required
near the subject property.
The table below summarizes the Walkable Node (University).

Walkable Node (University)
HEIGHT
Building height measured in
stories, excluding attics and raised
basements. Measured to eave or
roof deck
Stories: Max.14ft from finished
floor to finished ceiling.
Except for 1st floor commercial Min. 11ft and Max. 25ft
LOT OCCUPANCY
Frontage Build out
Lot Coverage
SETBACKS
Front BTL principal
Front BTL secondary
Side Setback
Rear Setback
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10 stories max, 4 min.

Max height - 151ft

80% min. at Build-to-Line
80% max
0ft. Min. / 10ft. Max.
0ft. Min. / 12ft. Max.
0ft. Min. / 24ft. Max.
10ft. Min.
31

PRIVATE FRONTAGES
Common lawn
Porch & Fence
Terrace or L.C.
Forecourt
Stoop
Shop front & awning
Gallery
Arcade
PARKING
Residential Use
Lodging Use
Office Use
Retail (including eating & drinking
establishments)

not permitted
not permitted
permitted
permitted
permitted
permitted
permitted
permitted
1/ dwelling unit
1 / 2 bedrooms
2 / 1,000sf
3 / 1,000sf

Vehicle Parking
Parking is always a big issue in development and design. The number of parking
spaces required in the Central US 1 Corridor sector plan area is specific. Any deviation from
the standard requires a modification of the development district standards. However, the sector
plan provides two alternatives to the set requirements.
The first is a shared parking factor. A mixed-use development may use a shared
parking factor to calculate the appropriate reductions in
parking for shared usage. The required parking is calculated
by adding the total number of spaces required by each
separate function and dividing by the appropriate factor. If
there are three functions share parking, the lowest factor is
used. The shared parking factor diagram was provided in the
sector plan.
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The second alternative is available if the subject property were within a public parking
district established by a public entity. Required parking may be waived if a fee-in-lieu is paid on
a per-space basis to the public entity that manages the parking district. This public parking
would need to be available within one-quarter mile of the development.
Bicycle Parking
In keeping with the goal of creating a more walkable and bikeable mid-town corridor,
the sector plan requires bicycle parking within the walkable node character area. A minimum
of one (1) bicycle parking space for every three vehicular spaces is required within the public
or private frontage of the development.
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Design and Programming
The overall urban design goal of the project is to create a place that connects the existing
community with the Paint Branch Stream. The design proposal includes the creation of a trail
that will run along the east bank of the stream and will have a future connection point to the
existing west bank trail via bridge. The east bank trail will take the form of a river walk at the
proposed site to allow for community gathering space, public art, and retail revitalization.
While the property is located in an area designed to become a walkable node, parking is
still required and relates to the programming choices. In order to create a vibrant community
space and promote walkability, a below grade parking structure is currently proposed for the site.
Due to the proximity to the Paint Branch stream and being located in a floodplain, there is
concern that a below-grade garage that exceeds one-level will become cost prohibitive.
Therefore, the development plan is based on a single-level, below grade parking garage with
approximately 304 vehicle spaces. There will be two (2) access points to the garage via service
alleys created along the site boundaries that are shared with adjacent sites.
Structure
The above
grade improvements
will be Type IIIA
construction. There
will be two (2) levels
of concrete podium
with 4-5 levels of

Burns - MRED Spring 2017

34

wood construction above the podium. The second level will be the amenity space for the
residential buildings. The residential buildings will connect on the second level with a skywalk,
allowing residents of both towers to easily access all the amenities. The large skywalk space
itself will be used as the business/study lounge area with semi-private spaces. This will be the
only connected floor for the residential towers. One residential tower will have five (5) floors of
units and the second residential tower will have four (4) floors of units. This step-down was
considered due to the change in character area on the adjacent property that only allows a
maximum of four (4) stories to be developed.
Materials
The skin of the building will consist of fiber cement panels. Fiber cement panels were
chosen for their sustainability, durability and affordability. These panels also allow for design
creativity with a variety of textures and colors that can be used.
Roof
Both buildings will have flat roofs that will allow for extensive green roof systems. The
vegetation on the green roof for the taller tower will act as a community garden space for the
residents. The second tower will also have a green roof that will serve more as an amenity space
with a reflection garden and pergola.
Programming
Retail
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Development District Standards require 80% of the build-to-line to be built out. The
result is approximately 23,384sf of retail frontage along Baltimore Avenue. This retail space
will include approximately lobby space for the multi-family residences above. There will be a
lobby entrance for
each tower of
residential. The
remaining 20% of
frontage
(approximately
84ft) is designed to
be an entry into the
large public square
that provides
access to the Paint
Branch Promenade.
The square
will be
approximately 31,000sf and will include public furniture and areas for people to commune, with
a view of nature provided by the Paint Branch watershed. The center of the square will contain a
large piece of public art. The square will allow for food and beverage establishments to have
outdoor seating, adding to the vibrancy of the space.
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The retail anchor for the development will be a single tenant space with approximately
20,000sf on two (2) levels with frontage along the Paint Branch stream and the newly developed
Paint Branch Promenade.
There are several retail tenants that will be targeted for the project. Most importantly will
be an anchor tenant for the large 20,000sf retail space with frontage on the Paint Branch
Promenade. This tenant will be the catalyst for bringing the community to the project. After
meeting with the residents of the surrounding neighborhoods of Berwyn and Lakeland, there
were several common desires expressed for retail establishments. Both communities expressed a
desire for restaurant choices that were not fast-food and both communities expressed the need for
public entertainment space. As a result two (2) potential tenant uses will be targeted for the
anchor tenant space, a cinema and a micro-brewery.
1) Cinema – Landmark Theatres would be approached for this space. It would be a
small-scale movie house with approximately six (6) screens for a small audience of 50-60 people
each. The front of the cinema would be a
bar and restaurant area. A precedent
would be Landmark Theater Atlantic
Plumbing Cinema, an urban theatre in a
mixed-use development in Washington,
D.C.
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2) Micro-Brewery or Brewpub – The craft beer industry has seen a resurgence in recent
years. There are a number of University of Maryland graduates who have entered the brewing
business. Some brands include Diamondback Brewing Co., Union Craft Brewing, and Blackflag
Brewing Co. This commercial space would be ideal for a local or regional brewer to open up a
location.

In keeping with the community desire to promote local and regional businesses, Proteus
Bicycles will be approached to lease one of the smaller anchor spaces along Baltimore Avenue.
Proteus is a local and woman-owned bicycle shop in College Park that is in an older location
along Baltimore Avenue. The shop has weekly community bike rides down Baltimore Avenue
to Hyattsville. The proposed development project would be an ideal location for meeting up
before and after a community bike ride while still maintaining a presence along Baltimore
Avenue.
Many community members also expressed a desire for an ice cream location. Dolcezza
is a regional gelato and coffee shop that was started in
Washington, DC and has several locations. This would be
an ideal co-tenant for the previously proposed tenants and would satisfy the community
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members.
Lastly, while not a regional or local business, Unleashed by Petco, or a similar tenant has
also been identified as a potential tenant. The proposed residential units will be pet friendly and
this type of tenant would also serve the existing
community needs, since there is not a pet supply store
nearby. Additionally, the project is meant to be a place for
the community to come and socialize, this would include a
pet friendly environment. Additionally, the pet supply
store could include a self-dog wash that could be utilized
by the residents and allow for that amenity to be omitted from the residential space.

Residential
The residential piece of the project will be two (2) separate towers with shared amenities
located on the second level connected by a skywalk. The towers will simply be known by their
addresses 8424 Baltimore Avenue and 8430 Baltimore Avenue, since they will both be part of
The Square at College Park. The proposed residential unit mix is below.

One residential building will have units on the second level. These units will be slightly
larger than the average unit size for a typical residential unit. The typical residential floor plan is
below.
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Amenities
There are a large number of residential properties in the College Park submarket. While
these residential units will not be student housing, they will undoubtedly attract students. The
ideal target market would be graduate students or young professionals working in the Discovery
District. Amenities are extremely important in a multi-family project; this project will have over
42,000sf of indoor and outdoor private amenity space, in addition to the public square.
As discussed above, both rooftops will be flat roofs to allow for extensive green roofs.
One roof will be used as a community garden for the residents, while the other rooftop will be
used as a reflection space with pergola.
The second floor amenities that will be located at 8424 will include a large party room
with a chef kitchen that opens to an outdoor terrace facing Paint Branch Promenade. The terrace
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will include grilling spaces, a fire feature, and a dog run. The area will also include a more
private game room, with games such as foosball and pool.
The front of the building along Baltimore Avenue will have a variety of work areas,
ranging from open areas to enclosed workstations. This tech/office area will connect the two
residential buildings via a skywalk. At the end of
the skywalk will be a coffee/juice bar area that
serves as the entry into 8430. The amenities in
this space will focus on health and wellness.
There will be a large fitness center, with free
weights and a variety of machines. Additionally,
there will be yoga & Pilate’s room.
In addition to the activity amenity spaces, both buildings will offer in-unit washer/dryer,
a package locker system, and in-wall hydration stations on each floor and in the lobby of each
building. The building will also provide long-term bike storage lockers and a bike repair center.
The garage will also include car-sharing space and will have electric car charging stations with
three (3) hours of free charging. A dog grooming station is also planned for the project.
Sustainability
Innovative sustainability efforts will be included in every phase of the construction
project and continue with the management of the property. Minimally, the project would attempt
to achieve LEED Silver, but ideally will achieve LEED Gold. The sections below outline how
each level of the development will contribute to the sustainability of the project.
Garage
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Beginning from the ground up, efforts will be made to achieve a Parksmart Bronze
certification. Parksmart, formerly Green Garage Certification, rates parking facilities on the
basis of sustainable practices in management, programming, and technological design. Garage
features will include:
Demand controlled ventilation system
Idle reduction payment system
Car sharing parking (hub)
Electric Car Charging Stations
Long-term Bicycle Storage and Repair Center with Changing area
Recycling program (integrated with overall site program)
Public Space
Above the subsurface garage there will be a subsurface storm water management
retention system. The system will collect rainwater from the permeable pavers and surfaces
from the central square that will replace the existing impervious surface parking. The collected
rainwater will be used for the residential units and for watering the landscape in the square.
Building
Whenever possible, recycled materials will be used in the construction of the building.
The list below lists some of the sustainable and energy efficient features of the project:
Fiber-cement panels
High performance glazing.
Individual unit HVAC system - Allow tenants more control over their energy use.
Individual unit water meter.
LED lighting (indoor and outdoor)
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Recycling
Composting
Green roof
Management / Tenants
As stated above individual metering of the residential units is proposed. While metering
each unit might be more expensive during construction, it allows a tenant to monitor and control
their energy and water usage. Individuals are more likely to pay attention to energy and water
usage if they are paying for it individually rather than as a lump utility payment. Going further
with this concept, the management of the residential buildings will have tenants sign a “green
lease”. This lease will attempt to hold the tenant accountable for living a sustainable lifestyle.
By signing a “green lease” the tenants are agreeing to follow a more sustainable lifestyle, by
monitoring their water and energy usage, recycling, composting, and even using public
transportation.
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Construction
The development process will take up to four years to complete. Pre-construction, design
and approvals will take up to 21 months. Project construction is estimated to take two years.
Pre-Construction
Initial due diligence will begin June 2017. The due diligence will begin with appraisals
for the two (2) existing parcels to determine land value. The owner of Parcel C has two (2)
existing lease agreements with franchisees, Denny’s and Taco Bell. These leases will need to be
terminated and it is assumed there will be termination fees associated with the leases. There will
be negotiation around who will pay for these initial fees. If paid for by the current owner, those
fees would be included as land acquisition costs. The negotiated terms for the land equity joint
venture with the existing owners will determine the financial feasibility of the project. These
negotiations could take up to 180 days.
As the joint venture agreement for the land transfer concludes, the design team (architects
and engineers) will be selected to begin the conceptual site plan and storm water management
concept plan. Also during this time due diligence will continue with ordering reports like a
Market Study, a transportation impact study, a Natural Resources Inventory, Forest Stand
Delineation, and a Tree Conservation Plan Type II. Completion of these reports as well as the
conceptual design phase is anticipated to take 60 days.
Approvals
An application will then be submitted to the Prince George’s County Planning
Department to get site plan approval. This process could take 90-120 days. The design
development phase will continue throughout the approval process.
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Equity and Loan Procurement
During the site plan approval process, the developer will also be working on securing
additional equity and construction financing for the project.
General Contractor
It is anticipated that it will take 180 days for the construction documents to be completed.
The design team will have approximately 75% of the construction documents complete before
requesting bids from general contractors. The selection of the General Contractor at this point
will provide sufficient scope for contractors and subcontractors to bid on the project, yet still
allow the selected General Contractor to work with the design team on completion of the
construction documents to ensure costs stay in line. The selected General Contractor will be
responsible for selecting subcontractors and ensuring that proper insurance and bonding is in
place.
The contract will be a Guaranteed Maximum Price (GMP) contract, the cost of the work
plus the contractor fee. A contingency will be established with cost savings going into the
contingency and cost over-runs paid out of the contingency. At the end of the job the remaining
contingency will be split between the developer and the General Contractor. The finalized GMP
contract will be at near-completion of the construction documents. This will allow the General
Contractor to begin obtaining permits, as this will fall under their scope of work, once they are
given Notice to Proceed.
Construction
Construction will begin in March 2019 after 21 months of pre-construction, approvals,
and design process. Excavation and site work are expected to take up to 3 months. This is due
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to extra site work and leveling that will be needed due to the proximity of the Paint Branch
watershed.
Work on the parking level will not begin until the site work is complete. Construction of
the two (2) concrete podium levels will not begin until the parking garage is complete. Total
concrete construction will take up to five (5) months to complete.
The residential units will be stick-built and construction will begin after the podium
levels are complete. Framing and skin for the residential buildings are expected to take up to
seven (7) months to complete. Building finishes are expected to take up to five (5) months to
complete.
Substantial completion of the project is expected in January 2021. At that time the
project will be inspected for certificate of occupancy permits to allow the retail tenants to begin
tenant improvements by February 2021. Final punch-list items for the residential building will
be complete by early March 2021.
Construction Costs
The total development cost for the project is $76,970,836. The chart below provides a summary
of the construction costs. A full development budget is included in the Appendix.

Development Summary
Use
Residential
Retail
Public Square
Parking
Total SF
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Total
Units
$/Unit
$/SF
SF
201,885 164 units $192,989 $156.77
64,843
$200.04
31,224
$17.20
49,248 304 spaces $32,000 $197.53
347,200
$221.69
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Development Schedule
Development Schedule
Activity
Land Contribution

Months
Start Duration 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 23 24 25 26 27 28 29 30 31 32 33 34 35 36 37 38 39 40 41 42 43
Jun-17 180 days

Due Diligence
Conceptual Design
Schematic Design
Approvals

120 days

Design Development
Construction Documents
GC Bid Request
GC Chosen
Contract Finalized
Notice to Proceed

Jan-19

Building Permits
Constuction Begins

Mar-19 24 months

Site Work & Excavation
Parking Level
Podium Levels
Residential Levels
Skin
Mechanical & Electrical
Building Finishes
Building Inspections
Project Completion

Feb-21
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Marketing
The project will essentially have two (2) different marketing strategies. The retail
marketing will begin early on in the pre-construction phase. The residential marketing will begin
about a year into construction, but will start to ramp up in the spring of 2021.
Retail Marketing Plan
Retail marketing will begin after the design concept is complete. This marketing will be
targeted toward the large anchor tenants, specifically the 22,300sf anchor tenant that has frontage
on the Paint Branch Promenade. This anchor will be critical in curating the remaining retail cotenants. Additionally, there could be design elements that need to be tweaked for this large
space. The developer is looking to have a Landmark Theatre as the anchor tenant. However, if
this does not work out, then local brew masters will be identified to see if the space can be filled
with a brewpub. Brokers, like KNLB Retail, will be used to help identify local and regional
tenants for the remaining retail spaces. Prior to construction, the developer will want 57.95% of
the retail spaces leased. The largest tenant would represent 39% of the total leasable area. The
developer assumes that Baltimore Avenue anchor tenant and two (2) additional smaller tenant
spaces can be pre-leased as well.
The development budget includes $1.2MM in leasing and marketing costs. This includes
a 2% owner broker fee and 3% tenant broker fee for all the retail leases. The chart below shows
the absorption schedule for both the residential and retail tenants.
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Residential Marketing Plan
Residential marketing will not begin until construction has begun. The project’s proximity to
the University of Maryland campus will assist in the initial lease-up period. While the target
market will be young professionals working in the Discovery District, there will still be
significant interest from students. There will be marketing efforts geared toward students, such
as a presenting sponsorship at the Housing Fair. Additionally, the building will be added to the
University’s off-campus housing database.
Marketing efforts for non-students will include a grand opening celebration, and ads on
apartments.com and apartmentguide.com. Advertising for the buildings will be sure to include
information regarding the pet-friendly amenities, and the sustainable features like the green roof
gardens.
Management
Management and operations will be on-site for the residential property. The team will include
a property manager, full-time security, front desk staff and concierge. The management fee is
3.0% of the residential revenue.
A third party management company will be hired to maintain the common area spaces and the
large public square. Trash, recycling, and snow removal will the responsibility of the third-party
management company. The company will also be responsible for programming the public space.
A third party management company will be hired for the operations and management of the
parking facility. They will be responsible for parking related issues including pricing,
maintenance, employees, and pay stations. They will receive a management fee of 4.5% of
parking revenue.
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Financial Analysis
Source of Funds
Budget
Equity
Land Equity
Investor Equity

Debt

Total Sources

$23,945,836

31.11%
6.56%
24.55%

$25,000

0.03%

$53,000,000

68.86%

5,052,700
18,893,136

City of College Park - Business &
Multi-Family Apartment
Recycling Grant
Construction Loan

% Total

$76,970,836 100.00%

Use of Funds
Budget

% Total

Land
Construction
Hard Cost Contingency

$5,173,965
$55,236,726
$2,209,469

6.72%
71.76%
2.87%

Environmental
Architecture & Engineering
Leasing & Marketing
Organizational & Professional
Financing & Settlement
Carrying Costs
Fees & Permits
Soft Cost Contingency

$85,000
$3,314,204
$1,211,779
$255,000
$803,500
$4,123,441
$1,756,756
$461,987

0.11%
4.31%
1.57%
0.33%
1.04%
5.36%
2.28%
0.60%

Development Fee

$1,799,009

2.34%

Operating Reserve

$540,000

0.70%

Total Uses

$76,970,836 100.00%

Source of Funds
As stated in the Construction section, the total project development costs are $76,970,836.
The primary source of funds will be from a $53,000,000 construction loan. The construction
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loan will be 68.86% of the project sources. While there are potential economic development
incentives available for the project site, there will be a payment-in-lieu of taxes (PILOT)
proposed that will be more beneficial for the project. That will be discussed later in this section.
The City of College Park offers a $25,000 recycling grant to businesses and multi-family
buildings. It is assumed that the project will receive this grant. The remaining 31.11% of funds
will come from equity. Some of these funds will come in the form of land equity contributed by
the two (2) current parcel owners in the form of a joint venture. The remaining equity will be
sourced from a private equity investor.

Use of Funds
The majority of funds (71.76%) will be used for construction costs. Land will be at least
6.72% of the total development costs, followed by carrying costs at 5.36% and architecture and
engineering costs at 4.31%. There is a 4% contingency for hard and soft costs. The
development fee is 2.34% of the total development costs.
Debt
Assumptions for the construction loan include that the lender will provide a 70% LTC
interest only construction loan for
a 36-month term based on 30-day
LIBOR plus as spread of 250bps.
As previously noted, the
construction will take
approximately 24 months to complete. The 36 month term will allow time to find permanent
financing and for stabilization. Since we are currently in a rising interest rate environment, the
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development budget includes a $330M hedging line item. These funds can be used to buy a CAP
or as a funds to be used if entering into a SWAP.
Assumptions for the permanent loan begin with determining the market value of the
completed project. The
value of the project was
estimated using Year 3
NOI of $5,593,382 and a
Cap Rate of 6.5%. The
resulting value was
$86,052,025. Ideally, the
permanent lender would be a life insurance company that would provide a long-term, fixed rate,
non-recourse loan of $55,500,000. Loan terms would be a minimum of 10 years with a 20-year
amortization based on an LTV of 65%. An origination fee of 75bps was assumed, as was a
100bps transaction fee. An interest rate of 5.55% fixed was assumed. The interest rate was
assumed to be the 10-year Treasury (2.30% currently) plus a margin. A margin of 3.25% was
used and includes potential inflation that will most likely occurring between now and when the
project is complete. Annual debt service is $4,600,158. Debt yield is 8.78%, which would be
low for banks, but potentially acceptable to life insurance lender.
Sensitivity Analysis – Interest Rate
In a rising interest rate environment it is important to stress interest rate to see how it will
affect the debt service coverage ratio. Lenders will usually require a minimum debt service
coverage ratio, and this covenant will override any LTV assumptions. Taking this into
consideration, a sensitivity analysis was performed on interest rates when applying for the
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permanent financing. The debt service coverage ratio was tested against Year 3 NOI, the year
used to determine market value. The chart below shows the affect of rising interest rates on the
DSCR as well as the leveraged 10-year IRR and equity multiple, factors important to equity
investors. Interest rates could rise to 6.75% before there would be major issues finding a
permanent lender for a $55,500,000 loan. Interest rates could rise to 8.00% before debt service
would break-even.

Operating Cash Flow
The right retail mix is important for the social sustainability of the project however, the
residential cash flow is important for the economic sustainability. Residential assumptions and
operating cash flow will be discussed below followed by retail assumptions and cash flow.
Residential Revenue
The unit rents have been estimated using eleven (11) comparable property rates escalated
from 2017 to 2021 by 3.0% annually. The majority of the residential comparable properties are
student housing and do not allow pets. The subject property will be a pet friendly property,
however due to the rise in Emotional Support Animals on campus and the inability for property
owners to charge pet fees related to these types of service animals, it was determined not to
include pet fees as additional income, but to have higher rental rates to cover the costs for the
additional pet friendly amenity maintenance. The chart below shows the proposed rental rates
for the subject.
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Studio
1 Bedroom
2 Bedroom
2 Bedroom + Den
Total Units

Units
30
70
54
10
164

Avg. SF
500
760
1,000
1,200

Avg.
Rent
$1,600
$1,850
$2,788
$2,788
$2,257

Rent/SF
$3.20
$2.43
$2.79
$2.32
$2.69

Residential cash flow assumptions are in the chart below. It should be noted that real estate
taxes are not included in the operating expenses. Real estate taxes are accounted for in the Pro
Forma. Additionally, parking income assumptions are only for 164 spaces, the required per
number of spaces for residential.
Assumptions
Rental Escalation
Other Income
Concessions/Bad Debt

3%
1.00%
2%

Vacancy
Parking
Insurance
Utilities
Personnel
Management Fee
G&A
Marketing / Leasing
Expense Escalation
Replacement Reserves
Repairs & Maintenance
Parking Management
Fee

5%
$150
49,856
90,200
250,592
3.0%
61,992
42,640
2.0%
2.00%
84,296
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per space
$/unit/yr
$/unit/yr
$/unit/yr
per rents
$/unit/yr
$/unit/yr

4.50%
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Retail Revenue
The retail comparable properties in Prince George’s County and in the College Park market
vary significantly. There are many Class C strip centers that are not comparable to retail
destination that is being created by the subject property. As a result there is a wide range of lease
rates for the retail comparable properties. The chart below shows the five (5) comparable
properties used to determine lease rates for the retail. All leases are assumed to be triple-net.
Lease rates range from $17.00 psf to $38.00 psf. Subject lease rates are assumed to be $36.00
psf for the largest anchor tenant and $37.00 psf for the remaining retail spaces.

The retail assumptions are listed in the
chart below. It should be noted that CAM
reimbursements are assumed to be 88% of
operating expenses based on the GLA for
retail being 88% of the gross retail square
footage. Operating expenses are $4.70
per square foot. Real estate taxes are not
part of the operating expenses, but are
accounted for in the CAM reimbursements.
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Real Estate Taxes
The development is located in the newly approved Greater College Park RISE Zone. One of
the benefits of the rise zone is a 5-year tax credit. The tax credit is a 75% reduction in county
and city real estate taxes. However, as noted earlier, the project will apply for a payment-in-lieu
of taxes (PILOT). The proposed PILOT will be for a 7-year extension of the RISE Zone tax
credit. The justification for the PILOT will be the creation of the Paint Branch Promenade that
will provide the community access to the Paint Branch creek and become an extension of the
existing trail system. Additionally, the development is creating a large 31,000sf public gathering
space for the community. The creation of these public spaces limits the density that could have
occurred on the property. As a result, the cash flow is limited and without the extended property
tax credit, the project would not be financially feasible. The first chart shows computes the real
estate taxes based on the market value of the property using Year 3 NOI. The assessment value
increases every three years. The total tax bill line is without any tax credits. The second chart
shows the amount of City and County real estate tax credits that will be provided by the RISE
zone and also includes the seven (7) year proposed extension of tax credits from the PILOT. The
additional seven (7) years of tax credits provided would total $6,191,888.
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Pro Forma
A combined pro forma was created for the residential and retail cash flows. In addition, the
pro forma includes the parking income for the additional retail parking spaces. It is assumed that
the 140 spaces will average $200 per month. The management fee for the parking management
company will be 4.5%. The parking will be well managed and will also be used as auxiliary
parking for University of Maryland sporting events. It is this auxiliary parking usage that allows
for the $200 monthly income per space assumptions.
The real property taxes are also included in operating expenses for the combined pro forma.
It is assumed that the PILOT was approved and the tax credits have been applied to the expense.
Sensitivity Analysis – Vacancy
A sensitivity analysis was performed on the vacancy rates of the residential units to see how
high they could go before NOI would be at a break-even DSCR. An analysis was done assuming
that retail absorption continued assumed.

A second analysis was done assuming that no

additional retail was leased beyond the assumed 60% pre-development leases.
Residential vacancy could reach 30.00% before getting to a break-even DSCR, holding all
other assumption. However, if retail absorption did not occur, residential vacancy could only go
to 16.00% before reaching a break even DSCR.
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Exit Strategy
The development is estimated to sell in Year 10 based on projected Year 11 NOI of
$7,086,724 with a CAP rate of 6.00%. The resulting sale value is $118,112,060. Sales
transaction fees are assumed to be 1.00% and the loan balance will be $37,808,807.
Equity Returns

Unlevered IRR
Gross Levered

Total Profit
97,184,858
68,697,562

IRR
10.19%
15.80%

Multiple
1.26
2.87

Based on the Pro-Forma and Year 10 exit strategy, the gross levered internal rate of return (IRR)
for an equity investor will be 15.80%. This is within the investment return range for an
opportunistic equity investor. Just as important the equity investor will receive a total profit of
$68,697,562 for a $23,945,836 investment resulting in an equity multiple of 2.87. We believe
this investment opportunity will be attractive to private equity investors that specialize in
opportunistic investments in strong secondary markets. The chart on the next page provides a
look at the disbursable cash flow for equity investors, the return on cost and the cash on cash
return over the proposed 10-year hold period.
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Appendix
Development Budge
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