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I. EXECUTIVE SUMMARY 

Introduction 

The Shoppes at Frederick Landing is a 155,000 sq. ft. retail neighborhood/community 
center situated on a 32-acre parcel in Frederick, MD. The site is adjacent to the 
Frederick Municipal Airport and works in partnership with a mixture of commercial 
offerings, including retail, office, and light industrial.  

Key Challenges/Risks 

• Population growth of 15,174 is expected by 2020 with the addition of 1,500 new 
residential units  

• Monocacy River 100-year flood plain occupies approximately 15 percent of the 
northern portion of the site  

• Underdeveloped bus transportation in East Frederick anticipated to become fully 
functional by 2018 

• Undeveloped area around site isolates project from general traffic 

Key Opportunities  

• Project can capture over 1,500 residential units upon completion of Renn Farm 
and Nicodemus site by 2018 

• Required open sustainable areas will be placed close to river to mitigate potential 
flooding hazards 

• New public transportation routes will connect to downtown Frederick, Baltimore, 
and Washington, DC  

• Construction has begun on Nicodemus site and will result in enhanced project 
visibility and increases traffic from 37,790 daily to possibly 40,000 on nearby E. 
Church St. 

Market Context and Market Opportunities  

• Gross revenue/unit is expected to increase by $0.46 annually, from $19.23 to 
$21.55 by 2019  

• Vacancy rates are estimated to remain between 7-8 percent by 2019 when adding 
30,750 sf. per year 

• Effective rents are estimated to increase to $21 from $19 through 2019 
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Source: Reis 

• Primary draw will come from a one mile radius, while secondary will reach 
Frederick Memorial Hospital, Hood College, and Fort Detrick three miles away 

• Frederick County population and households of 243,675 and 89,935 will grow to 
258,849 and 96,471, respectively, by 2019 

 

 

 

 

• City has a plan to revive all areas around airport through economic growth, 
infrastructure and investment, and livable streets 

• The City’s airport will receive $4.7m to expand its runways, creating more traffic in 
and around the airport and more visibility for The Shoppes at Frederick Landing  

• Anticipate competition from retail development on Renn Farm site and existing 
retail two miles away 

Financial Information 

• Total Development Cost will be just over $24m, cost/sq.ft at $155, and a stabilized 
Net Operating Income (NOI) of $3.02m  

• Acquisition is $822,878 with a construction cost of $20.2m  
• Returns are 22 percent, Debt Service Cover Ratio of 2.11,  

Debt Yield Ratio (Annual NOI/Loan Balance) 17 percent 
• Project will be a 75 percent leveraged deal at 6.5 percent interest rate, amortized 

over 25 years 
• Investor/Sponsor equity will be  80/20 with an investor preferred return of 15%   
• Investor provides equity of $4.8m while the developer provides $1.2m  
• IRR for the project is 30.2 percent 
• Returns to the investor are $22.5m and $14.7m for sponsor at sale in year ten 

after debt payoff 
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II. MARKET STUDY 

A. Introduction 

i. Subject Overview 

The subject of this report, the Shoppes at Frederick Landing, is a proposed development 
of a mixed-use commercial project that will include 155,000 s.f. of retail space in 
Frederick, MD. The proposed project will consist of mostly single-story retail spaces with 
anchor tenants on the ends and 500 parking spaces. The site is within walking distance 
to Frederick Municipal Airport and about 1 mile of Interstate 70 & 270, a major arterial 
in the Washington, DC metropolitan area. 
 

ii.Purpose 

The purpose of this market study is to determine the feasibility for the project through a 
comprehensive examination of the economic context, demographic trends, a 
competitive retail analysis and a quantification of net demand relevant to the proposed 
project. 
 

iii.Client 

The report is intended for the City of Frederick to consider for their vacant lot adjacent 
to Frederick Municipal Airport.  
 

iv.Report Limitations 

The conclusions reached in our assessment are inherently subjective and should not be 
relied upon as a determinative predictor of results that will actually occur in the 
marketplace. There can be no assurance that the estimates made or assumptions 
employed in preparing this report will in fact be realized, or that other methods or 
assumptions might not be appropriate. The conclusions expressed in this report are as 
of the date of this report; an analysis conducted as of another date may result in 
different conclusions. The actual results achieved will depend on a variety of factors, 
including the performance of management, the impact of changes in general and local 
economic conditions and the absence of material changes in the regulatory or 
competitive environment.  
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B. SITE ANALYSIS 

i.Site Location 

The Shoppes at Frederick Landing is located in the eastern section of Frederick, 
Maryland. The site is 44 miles west of Washington, D.C. and 52 miles northwest of 
Baltimore. The overall site is 32 acres; it is surrounded by Frederick Municipal Airport 
directly to the east, Monocacy Boulevard to the west and Frederick City Golf Course to 
the north. Directly south is Hartz Business Center Rd. and Hughes Ford Rd. Interstate-70 
is located approximately one mile to the south.  

Open fields, low shrubs, and patches of dense vegetation cover the site along with 
Monocacy River due north. For public access to the site, one must cross Monocacy Blvd 
or walk from the Airport. 

ii.Existing Uses 
The Shoppes at Frederick Landing is an abandoned open site as of March 2015.  

iii.Size, Shape, and Topography 

The subject site is approximately 32 acres in size, or 1,393,920 sq.ft. The site is directly 
adjacent to Frederick Municipal Airport and closely resembles that of an oval shape with 
Monocacy Blvd to the west, airport to the east & south, and Monocacy River to the 
north. The site contains various sizes of rolling hills with the steepest drop located north 
next to the river. Portions of the site that do not contain hills are very flat and open.   

iv.Description of Land uses surrounding the Subject Site  
Clustered Spires Golf Course – a city owned golf course—is located north of the site, 
across Monocacy River. The course is open year-round and has 27 holes. Industrial parks 
and small retail shops mostly surround the site. Retail shops include Nicolock Paving 
Stones, Straightline Direct Marketing LLC, PVI Office Furniture Plus, Kim Mid-Atlantic 
Engineers, Frederick Flight Center and That Auto Shop. Other commercial shops around 
the site are the Aircraft Owners & Pilots Association, Bramati Marble & Granite, and 
Airways Inn of Frederick. Wegmans Grocery Store (north) and Super Walmart (south) 
are located two miles from the site. 

A vacant site currently sits across from The Shoppes on Monocacy Blvd., but according 
to public records, is currently slated for a mixed-use development consisting of over 
1,000 residential units, called Renn Farm. Once across Monocacy Blvd, the street then 
becomes E Church St., where patrons traveling from downtown pass by. Renn Farm is 
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currently vacant with rolling grass hills. Other residential properties within a mile of the 
site are Fredericktown Village Park, Monocacy Village Park, and Nicodemus.  

Map 1 shows a rough market area boundary and distance from subject: 

• North:  Monocacy River & Route 26 (3.0 miles) 
• East:     Monocacy River (1.0 to 2.0 miles) 
• South:  Interstate 270, Francis Scott Key Mall  (2.0 to 3.0 miles) 

• West:   Interstate 70, Kemp Lane, Christopher Crossing (3.5 to 4.5 miles). 

 
Map 1: Site Location – Frederick, MD 
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Figure 1 - Views of Subject Site and Surrounding Land Uses 

        

  

 

 

 

 

 

   Site – South along Monocacy Blvd                                          Site – North along Monocacy Blvd  
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C. Neighborhood Analysis 

1. General Character of East Frederick 

The neighborhood of East Frederick is generally comprised of multifamily housing, 
industrial parks and retail shopping. Middle-income residents populate the 
neighborhood and use all of its amenities. Area amenities include Frederick Municipal 
Airport, Clusters Golf Course, Frederick Marc Train Station and Interstate 70.  

i.Airport Area 

Smaller and more local retail shops are located within ½ mile – 1mile away. 
Airways Inn motel is directly south of the site, along with Frederick Flight Center 
and Motor Vehicle Administration. Eastgate Shopping Center is located roughly 
1mi south and contains a gas station, fast food restaurants, banks and an auto 
body shop.   

 
ii.Density 

Densities for the neighborhood vary from high-density for residential to small 
neighborhood retail centers. 
 

iii.Development Patterns 

Development for the area is on the rise and has seen mixed-use centers pop up 
throughout since the economy recovered. The Shops at Monocacy and Clemson 
Corner are direct examples of local attractions that have ample dining and retail 
options. 

 
2. Site Visibility and Accessibly  

a. Visibility 

The site is directly visible from all points south of the airport along Monocacy 
Blvd and along E. Church St. Patrons visiting the airport can see the site when 
departing and landing. Signage at the correct height can be visible from as far 
away as I-70.  

b. Vehicular Access 

Access to the proposed community will be from Monocacy Blvd, a major arterial 
in the City of Frederick that provides local connections to North Frederick, Spires 
Golf Course and nearby industrial buildings to the south. E. Church St. runs west 
to northeast, starting in the downtown area, and turns in Monocacy Blvd directly 
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next to the subject site. This street is a direct connection to all of the business 
districts in the downtown area as well as individuals that will reside at the new 
Nicodemus & Ren Farm Sites. South of the site, perpendicular to Monocacy 
Blvd., is E. Patrick St. This street is the major arterial that bisects I-70 at its 
ending point to the east and turns into Rt. 40 in the west. E. Patrick St. runs 
through the southern portion of downtown and passes Frederick Marc Train 
Station and East Street Transit Center, home of Greyhound and Amtrak Stations.  
 

c. Availability of Public Transit  Map 2 – Frederick Public Transportation Bus Route   
Transportation around the 
airport is limited to the 
Bayrunner Shuttle.  This is a 
transportation shuttle service 
that connects patrons to 
Amtrak, Greyhound stations in 
Baltimore and all airlines at 
Baltimore/Washington 
International Airport. In 
reference to public 
transportation, bus route 40 
runs southeast to northwest of 
the site in a loop along E. 
Patrick Street. This route is a 
direct connection to the Amtrak and Marc Stations at Transit Center (Image 1). 
Transit Center is a major station that connects the numbers 40, 50, 51, 60, 61, 
and 65 bus routes. Running north to south and parallel to the site a mile away is 
East Street. Traveling along East St. are the 60 and 65 bus routes that travel to 
Frederick Community College and Walkersville.        
 
 
 
   
 
 
 
 

Image 1 – Transit Center 
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d. Land Use & Zoning 
Land uses for the neighborhood include institutional, commercial, residential, 
and mixed-use. Residential land uses are medium density (R12, R16, DR), Light 
and Heavy Industrial (M1 & M2), General Commercial (GC) and Mixed-Use 
(MU1). Additional land uses around the area include Institutional (IST), Parkland 
(PRK), Downtown Business (DB) and Professional Business (PB), the current 
designation of the site.  
 

Map 3 – East Frederick Zoning Map 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

e. Pedestrian Access 
Pedestrian access is good; an overhead walkway that connects the Renn Farm 
Site to the Shoppes at Frederick Landing in in development. Other existing 
sidewalks connect the site to Nicodemus, which has direct access to downtown 
and Marc Train Station. 
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3. Retail Support Network 

a. Key Facilities and Services near Subject Site 

The appeal of any given community is often based in part to its proximity to 
those facilities and services required on a daily basis. Key facilities and services 
are listed in Table 1. The location of those facilities is plotted on Map 2. 

b. Healthcare 
The closest medical center to the site is Frederick Memorial Hospital, located 1.8 
miles to the west. Frederick Memorial Hospital is a 308 bed general medical and 
surgical community hospital located in the City of Frederick.   

 
Frederick Regional Outpatient Center is located within Children's National Health 
System in Frederick, MD. The Regional Outpatient Centers' administrative offices 
support outreach to the community and facilitates hospital department 
participation in the program. The Regional Outpatient Centers offer Children's 
specialists in a neighborhood setting around the region and is approximately 2.5 
miles away from the subject site. 

 

 

 

 

 

 

 

 

 

 

 

 

    Map 4 – Business Map  
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Figure 2 - Views of Subject Site and Surrounding Land Uses 
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c. Amenities 

Residents currently living around the airport do not have many amenities to 
choose from, especially in walking distance. Within a half mile, and in what one 
would consider walkable, there is only the Frederick Municipal Airport and a 
small local restaurant called Airways Inn. Clusters Golf Course is directly north of 
the site but does not have pedestrian access from the airport. The other amenity 
close to the site is The Great Frederick Fair Grounds. This venue hosts local 
farmer’s markets, art & crafts, fairs, and festivals. Located within the grounds is 
E-ventplex, which is used to host indoor events.  
 
Future plans show new development across the street at the Renn Farm site. 
Traveling beyond the two-mile radius east houses Hood College and Fort 
Dedrick, both on the western side of the city.  Other amenities within a three-
mile radius are listed below:  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

             Table 1 – Major Frederick Amenities Table 
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4. ECONOMIC CONTEXT 

A. Introduction 

This section of the report focuses primarily on economic trends and conditions in 
Frederick County, the jurisdiction in which the Shoppes at Frederick Landing and the City 
of Frederick are located. For purposes of comparison, national economic trends are also 
discussed.  
 

B. Labor Force, Resident Employment, and Unemployment 

1. Trends in County Labor Force and Resident Employment 
Since 2008, the labor force size in Frederick County has steadily risen, increasing by 
3,668 workers, or 2.8 percent, from 124,410 workers in 2010. The county 
experienced a slight decrease in labor force between  2010 and 2014 of 428 workers 
or 0.3 percent (Table 2).  
 

2. Trends in County Unemployment Rate 
Unemployment in Frederick County has generally remained below the statewide and 
national rate every year since 2008. Between 2008  and 2014, the county’s 
unemployment rate flucuated between 3.6 and 5.0 percent, peaking in 2010. As the 
nation’s unemployment rate rose during 2010, Frederick County’s rate also rose to 
6.7 percent by year-end. It’s rate ended up being 0.9 percent lower than the state 
and 1.9 percent below the nation.  In 2014, Frederick County’s unemployment rate 
stood at 5.0 percent, lower than the state’s rate of 5.8 and the national rate of 6.2 
percent (Graph 1). 
  

C. Commuting Patterns 

According to American Community Survey (ACS) data from 2013, 21 percent of the 
workers residing in Frederick County spent less than 15 minutes commuting to work 
(Table 3). Over 29 percent of workers commuted somewhere between 15-29 minutes, 
while over 49 percent of patrons living in Frederick County commuted 30 minutes or 
more to work. 

Approximately 58 percent of workers residing in Frederick County worked in the county 
in which they live. Another 32 worked in another Maryland county, while only 10 
percent worked outside the state.   
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Table 2 - Labor Force and Unemployment Rates 

 

 

 

Graph 1 – Unemployment Rates 

 

 

Table 3 - Commutation Data 
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D. At-Place Employment 

1. Trends in Total At-Place Employment  
Between 2004 and 2007, Frederick County’s job base remained relatively stable at the 
97,000 level, increasing by 4,071  jobs despite some fluctuations in the intervening years 
(Graph 2). In 2008, the job base decreased by 2,809 (2.9 percent loss) as the full impact 
of the recent economic downturn took its toll. Since 2010, Frederick’s economy has 
rebounded nicely, increasing by  4,596 jobs or 4.9 percent.  Since 2004, the county has 
lost a total of 218 jobs, a decline of only about .25 percent.  

Graph 2 - At-Place Employment 
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2. At-Place Employment by Industry Sector 

The Frederick economy is well balanced with five sectors representing between 10 and 
20 percent of total employment. The two largest sectors are 
Trade/Transportation/Utilities, which accounts for 14.6 percent and 
Professional/Business Services, which holds 19 percent of total employment. Education 
and Health Services come in at 15.9 percent followed by Leisure/Hospitality with 13.8 
percent share. Rounding out the bottom are Construction with 10.5 percent, Financial 
Activities with 8.3 percent, Manufacturing with 6.1 percent, Other Serices 4 percent, 
and Information with 1.4 percent (Graph 3).  

Job base change figures for the last five years provide a more up-to-date picture of what 
is occurring in the county. Graph 5 shows the change in jobs by industry sector since 
2008 and clearly displays the impact of the recent recession. The strength of the 
Professional Business and Education/Health Services were the only sectors to 
demostrate positive growth between 2008 and 2013. Most other job sectors lost jobs;  
Construction (15 percent), Manfacturing (17 percent), and Information (27 percent) all 
experienced double-digit losses since 2008 of their bases. Trade/Trasnportation/Ultilies, 
Financial Activities, and Unclassified are the only sectors that didn’t experience double-
digit losses. 

3. Major Employers (city only) 

The top major employers in Frederick City are Fort Detrick with 6,400 employees, 
Frederick County Public Schools with 5,650 employees and Frederick Memorial 
Healthcare with 2,232 employees (table 4). The Frederick County Government comes in 
fourth with 1,937, Leidos Biomedical Research with 1,836 and sixth is Wells Fargo Home 
Mortgage at 1,742. Other employers to note are Frederick Community College (992), 
City of Frederick Government (842), State Farm Insurance Corporation (832), United 
Health Care (635) and Astrazenca (600).  
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Graph 3 - Total Employment and Employment Change by Sector 2004 to 2013 

 

Graph 4 – Annualized Employment Change by Sector 2004 to 2013 
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Graph 5 - Total Employment and Employment Change by Sector 2008 to 2013 
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4. Wages 

The average annual wage in 2013 for Frederick County was $47,373, 13 percent less 
than the $54,052 average for the state of Maryland, but only 4.9 percent less than the 
$49,808 national average. Frederick County’s average wage in 2013 represents an 
increase of $9,581 or 20.2 percent increase since 2004 (Table 5). 
 
The average wage in Frederick is slightly lower than the national average for nine of the 
twelve identified economic sectors, including the county’s two largest industries, 
Financial Activities and Information (Graph 6). The highest paying sector in Frederick 
County is financial activities with an average wage of $68,397, substantially lower than 
the national average of $80,731. Other high paying sectors include 
Professional/Business Services ($66,601), Information ($60,964) and Manufacturing 
($59,308). 

Table 5 – Average Annual Pay  

Graph 6 – Average Annual Pay by Sector 
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5. HOUSING MARKET AREA 

A. Introduction 

The primary market area for the proposed subject is defined as the geographic area 
from which future patrons of the center would primarily be drawn and in which 
competitive retail alternatives are located. In defining the market area, we sought to 
accommodate the joint interests of conservatively estimating retail demand and 
reflecting the realities and dynamics of the local retail marketplace. 
 

B. Delineation of Market Area 
The primary market area for the proposed Shoppes at Frederick Landing shopping 
center has been defined by the location of the site in relation to the surrounding 
areas in the City of Frederick: East Frederick, North Frederick, and South Frederick. 
The surrounding suburb area, called Linganore-Bartonsville, has been incorporated 
into the analysis to determine feasibility. The area is predominantly suburban in 
character or has remained as farmland over the past century. The more urbanized 
areas of the City are separated by Carroll Creek and represent a different, discreet 
set of residential options for home owners. The market area consists of areas north, 
south, east (location of the subject), west  and center of the City of Frederick. The 
eastern boundary is defined by Monocacy River and west at Fort Detrick. The 
northern boundary is defined as Monocacy River and the intersection of Monocacy 
Blvd & Routes 15 & 26.   The southern boundary is defined as right below Interstate-
70,  above the Francis Scott Key Mall area.  
 
The primary market area defined is depicted in Map 5; the 2013 census tracts that 
comprise the market area are listed on the map. As appropriate for this analysis, this 
market area will be compared to Frederick County in its entirety and will be referred 
to as Frederick County or county in this report. 
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Map 5 – Census Tract Map 
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6. DEMOGRAPHIC ANALYSIS 

A. Demographic Methodology 

Using several sources, recent trends in population and households in the Frederick 
County area were analyzed. For small area estimates, projections of population and 
households were examined. We looked at several regional and state sources, such as 
Maryland Department of Labor, Licensing and Regulation (DLLR) and REIS. As a result, 
we used estimates and projections from sources that incorporated data from the 2010 
US Census and compared these forecasts to actual growth over the last ten years. Table 
6 presents a series of panels that summarize the data, estimates, and projects.  

 
B. Trends in Population and Households 

1. Recent Past Trends 
Based on information provided by the US Census, the population in Frederick 
County increased by an unheard of 16.3 percent between 2000 and 2010, 
growing from 195,277 to 233,385 (an annual increase of 2.0 percent or 38,108 
persons)(Graph 7). Over the same period, Maryland experienced only a 6.8 
percent growth, an increase of 382,000 people. On an annual basis, the national 
population gain was 0.7 percent. As of 2014, the county’s population stood at 
243,675. 

 
Household growth trends are a better indicator of demand for new retail 
development than population data. The household base in the market area grew 
by 38,108 households between 2000 and 2010, an increase of 16.3 percent. 
Annually, households in the market grew at a good pace of 2.0 percent or 3,811 
households. On a statewide basis, households also grew nicely. Maryland’s 
household base increased by 175,552, or 8.1 percent. The annual gain was 0.9 
percent (17,555 households). 

 
2. Recent Past Trends 

As indicated above, household growth during the 2000’s grew at an annual rate 
of 2.1 percent in the county and 0.9 percent at the state level. We estimate that 
Frederick County’s area population and households grew at an annual rate of 
16.3 and 17.4 percent, respectively, between 2010 and 2014. Furthermore, we 
project that the market area’s population will increase by 10,290 persons (an 
annual average increase of 5,145 persons or 2.2 percent) between 2014 and 
2020, bringing the total population to 258,849 persons by 2020. The number of 
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households will increase at a rate of 3.0 percent or 2,568 per annum, resulting in 
a projected total of 96,471 households in 2020. 
 
Maryland’s population base is projected to grow at a negative pace, losing 
22,800 annually (a rate of -0.4 percent). The household base is projected to 
increase at a rate of 1.0 percent per year.  

 

Table 6 - Population and Household Projections 

 

 

Graph 7 – Annual Change in Number of Households  
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Frederick County 

Population Count
Total 

Growth
Total 

Growth %
Annual 
Change

Annual 
Change%

2000 195,277      
2010 233,385      38,108        16.3% 3,811          2.0%
2014 243,675      10,290       4.4% 5,145          2.2%
2020 258,849      15,174       6.2% 3,035          1.2%

Households
2000 70,060       
2010 84,800        14,740        17.4% 1,474          2.1%
2014 89,935        5,135         6.1% 2,568          3.0%
2020 96,471        6,536         7.3% 1,307          1.5%

Maryland

Population Count
Total 

Growth
Total 

Growth %
Annual 
Change

Annual 
Change%

2000 5,275,000
2010 5,657,000 382,000     6.8% 38200 0.7%
2014 5,976,000   319,000     5.6% 159500 2.8%
2020 5,862,000   (114,000)   -1.9% -22800 -0.4%

Households
2000 1,980,859   
2010 2,156,411   175,552     8.1% 17555 0.9%
2014 2,247,775   91,364       4.2% 45682 2.1%
2020 2,360,125   112,350     5.0% 22470 1.0%
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C. Demographic Characteristics 

1. Age Distribution  

Performing the necessary analysis of the area yielded a conclusion that our shopping 
center would appeal to patrons of all ages. Statistics show a higher percentage of 
individuals living in the City of Frederick are between the ages of 25-44 than in Frederick 
County or State of Maryland (Table 7). This can be an indicator of growth in the area of 
young professionals or persons that might start having families soon. With a median age 
of 34.6, which is lower than the County of nearly 39 and State at 38, Frederick City has a 
young demographic that follows the trend of having necessary retail stores within 
walking distance to their residence.  

Table 7 - Population by Age 

 

 

 

 

 

 

 Graph 8 – Age Distribution 
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2. Income Characteristics  
Household median incomes reveal the Frederick County area is a more affluent area 
within a middle-income region. According to income distributions, households in the 
market area have a 2013 median of $98,259, 10 percent higher than at the State’s level 
of $88,738 and 52 percent higher than the City’s $64,351. A strong 40 percent of 
market area households earn income in the $100,000 to $199,999 range, the target 
income range for the subject (Table 8).  
 

Table 8 – Family Household Incomes 
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7. RETAIL MARKET 

A. Introduction and Sources of information  

This section presents data and analyses pertaining to the retail supply in the Frederick 
County market area. We pursued several avenues of research in an attempt to identify 
retail projects that are actively being planned or that are under construction within the 
Frederick County area.  

B. Overview of Market Area Retail Stock 

1. Retail Stock Characteristics Based on a 2014 Reis report, the Suburban Maryland 
new construction market area is diverse with representations of all retail types (Figure 
3). Leading with 34.3 percent of new construction are Mixed-Use Centers, followed by 
Power Centers with 26.4 percent, and Community Centers with 18.8 percent. 
Neighborhood Centers account for 9.3 percent and will be the type of retail used for the 
subject property. 

Figure 3 – New Retail Construction by Type  
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C. Regional Destinations and the Frederick Retail Market 

1. Introduction to the Retail Market 
Retail for the City ranges from the central business district to the outer borders of 
town. Retail in the downtown area remains relatively strong despite a lack of retail 
in nearby East Frederick. According to the Sage Policy Group’s report, 2014 
estimates for downtown Frederick total retail sales are $223,567,341 with 
$508,525,007 within a one-mile radius (Table 9). This data will be used as a lack of 
retail information is available in East Frederick, the location of the subject site. 

Table 9 – Total Retail Sales 

 

 

 

Table 10 – Total Household Incomes 

 

 
A breakdown of sales show Food and Beverage Stores dominating total Primary 
Market Area (PMA) retail sales of $63,111,052, or 40 percent. Food and Beverage 
also leads in Non-PMA retail sales in the downtown area with $27,047,594 or 40 
percent (Table 11). 

Table 11 – Downtown Retail Sales 
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Retail capture rates show a percentage of how much a specific category in an area 
captures the total expenditures available. According to figure 4, total retail sales are 
only capturing 3.1 percent of the total expenditures available in the downtown 
region, showing a leakage of sales to other areas. These areas could include 
Frederick County or East Frederick, location of the subject site. Similar to the before 
mentioned retail sales chart,  Food and Beverage Stores capture the highest 
percentage at 10.4 percent, displaying the area’s lively dining scene.  
 

Figure 4 – Downtown Retail Sales Capture Rate 
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2. Location of Retail Sites 

Locations of retail sites in East Frederick are scattered throughout the area, without 
many near the subject site. According to Reis’ 2014 report, there are a total of 28 
retail rent comps in Frederick City, but after further investigation, one will notice the 
distance from the subject site (Map 6).  

Map 6 - Market Area Retail Communities Summary 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
The two closest retail locations are Fairground and 
Eastgate Shopping Centers, which are not considered 
direct competitors, as the subject site is a Community 
Center. Fairground Center provides patrons with small 
convenience items while Eastgate has available office 
space.  
 
 
 
 
 

Fairground Center 
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3. Age of Shopping Centers 
The median age of retail centers in Frederick County is 27 years, most of which were 
built in or around 1988 (Table 12). The oldest retail center, Frederick Shopping 
Center, was built in 1957 and the newest center is Market Square at Frederick which 
was built in 2013. Thirty-three percent of retail inventory was built before 1970, 39 
percent between 1970 and 1989, 25 percent between 1990 and 2009 and three 
percent after 2009.  
 

4. Shopping Center Type 
In the Frederick County area, there are a total of two Power Centers according to a 
2014 Reis report. The two centers are Francis Scott Key Mall and Riverview Plaza. 
Remaining retail centers include Neighborhood, Community, and combinations of 
Neighborhood/Community Centers. 

Table 12 – Shopping Centers Information 

 

5. Size 
The average size of neighborhood/community retail centers in Frederick City is 
93,659 sq. ft., ranging from 7,380 at Fairground Center to 294,724 at Frederick 
Crossing I-II. Five retail centers are larger than 150,000 sq. ft. (Frederick Shopping 
Center, Market Square at Frederick, Frederick Crossing I-II, Frederick County Square, 
and Westridge Square Shopping Center), and 22 are smaller (Table 10).  
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6. Vacancy Rates 

The overall vacancy rate for community/neighborhood retail centers in Frederick 
City is 11.9 percent, and 8.4 percent for Frederick County. That rate is estimated to 
decline over the next five years. 
 

Figure 5 – Vacancy Rates Comparison 

 
7. Lease Concessions 

Rent discounts for anchors (a) are -8.2 percent and -4.3 percent for non-anchors (n), 
with free rents at 2.7 months and 4.4 months respectively (Table 13). Average lease 
terms are 10.3 years (a), 5.3 years for (n), Tenant Improvement (TI) at $16.32 psf (a) 
and $20.92 (n).  Commissions are 4.1 percent (a) and 6 percent (n).  
 

Table 13 – Submarket Lease Terms 
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8. Absorption History  

As of 2014, construction in Frederick City was negatively absorbed at -4.8 percent, 
the first time since 2008 when its absorption rate was -0.5 percent. Although 2014 
posted a negative absorption rate, it is estimated that from 2015 to 2019 the market 
will absorb 0.9 percent annually. Absorption/Occupancy stock percentage posted a 
slightly negative percentage in 2014 at -0.2 percent, but is estimated to rebound to 
an average of 1.1 percent annually between 2015 and 2019.  
 
 

Table 14 – Construction and Absorption  
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D. East Frederick Retail Market 

Retail accounts for approximately 23 percent, or 83 establishments, in East 
Frederick, while Industrial dominates with 151 establishments, or 33 percent. Most 
retail centers are located on Patrick Street and closer to downtown areas.  
 

Map 7 – East Frederick  
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E. Retail Market Conclusions 

The retail market in the City of Frederick has witnessed good growth over the past five 
years and has remained around the eight percent vacancy rate. With a total supply of 
3.04 million s.f. and an estimated growth of five percent by 2019, one can expect more 
retail to be introduced to the area. Projects such as Renn Farm Development and 
Nicodemus Site are major contributors to the growth of East Frederick. Developers 
should take into account that since 2010, effective rents have increased on average by 
20 percent annually, from $17.57 in 2011 to $18.65 in 2014, and is expected to increase 
to $20.31 by 2019.   

Our research has shown a median shopping center size of 89,280 sq.ft., with anchor 
around $17.47 psf, and non-anchor at $28.78 psf. Further research also shows four 
major competitors in the market area, however, all of their locations are over two miles 
away. The Map below shows the subject site along with the four competitors previously 

mentioned. 
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Retail Comparable 

Shopping Center: Market Square at Frederick 

Map ID#:  1 

Address:   7830 Wormans Mill Rd. 
       Frederick, MD  21701 
 
Description: Market Square at Frederick is a new 179,000 sq.ft. community shopping 

center located over two miles away from the subject site in Northern 
Frederick, at the intersection of Routes 15 & 26. 
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Retail Comparable 

Shopping Center: The Shops at Monocacy 

Map ID#:  2 

Address:   1700 Kingfisher Dr. 
       Frederick, MD  21701 
 
Description: The Shops at Monocacy is a new 179,000 sq.ft. neighborhood shopping 

center located two miles north from the subject site along Route 26. 
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Retail Comparable 

Shopping Center: Frederick Shopping Center 

Map ID#:  3 

Address:   901 W Seventh St. 
       Frederick, MD  21701 
 
Description: Frederick Shopping Center is a 231,000 sq.ft. neighborhood shopping 

center located over two miles away from the subject site in West 
Frederick, parallel to Route 15.  
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Retail Comparable 

Shopping Center: Frederick Crossing I-II 

Map ID#:  4 

Address:   7400 Guilford Rd. 
       Frederick, MD  21704 
 
Description: Frederick Crossing is a 294,000 sq.ft. community shopping center located 

over two miles away from the subject site in South Frederick, between  I-
70 & I-270.  
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Retail Comparable 

Shopping Center: Renn Farm Development Site 

Map ID#:   

Address:          
 
Description: Renn Farm will introduce over 1,000 new residential units to East 

Fredrick, giving our project the density it needs to flourish.  
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Residential Contributor 

Shopping Center: Nicodemus Site 

Map ID#:   

Address:          
 
Description: Nicodemus site will introduce over 500 new residential units to East 

Fredrick, helping our project achieve the density it needs to flourish.  
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III. REGULATORY CONTEXT & PUBLIC APPROVALS 

A. Introduction 

The subject site that we are considering for our project is located directly adjacent to 
Frederick Municipal Airport, and falls within the airport overlay. Since we are 
considering partnering with another developer on the site, our shopping center will be 
built on 15 out of 32 acres and will need to be rezoned. We believe the regulatory 
process will take approximately 14 to 21 months, taking into consideration the City 
encourages development in the area.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

B. Presentation to the City: 2-3 months 
Similar to every new development project, we will present our idea to City Council with 
the hopes of gaining quick approval. We will argue that our new project will not only 
bring a tax base to the area, but also help create over 200 new jobs. We have been 
made aware of the City’s vision for East Frederick through their literature “East 
Frederick Rising” and the Sage Policy Group’s report. We have followed all of the 
guidelines and believe our project should gain approval.  
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C. Acquisition Process: 2-3 months 
Currently, the site is vacant,  having been put up for sale recently. We believe that, with 
support from the City, we can acquire the 15 acres of the site needed for our shopping 
center. We believe this process should take only four months. 

 
D. Community Association: 2-3 months 

East Frederick is made up of mostly industrial and retail centers, with not much 
residential makeup. As a result, we believe local Advisory Neighborhood Commissions 
(ANC) and Home Owner Associations (HOA) will be in support of the project. We will 
take into consideration possible delays or disapprovals with a conservative two-month 
period. 

 
E. Zoning Variance: 4-6 months 

Zoning might be the toughest challenge we face in the process, as the site is currently 
zoned as PB (Professional Business) and we want to change it to commercial mixed-use. 
We believe the City has an interest in our project and understand that it can become the 
area’s cornerstone. To anticipate any delays, we are allotting four months for the zoning 
to be changed.  

 

 
 
 
 

 
 

F. Site Plan & Review Process: 4-6 months 

As previously explained, we do not anticipate a lengthy Site Plan & Review process, 
taking into consideration the City’s cooperation along with an expeditor.  
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IV. DESIGN & ENVIRONMENTAL REGULATIONS 

A. Introduction 

The Shoppes at Frederick Landing will be constructed of sustainable materials locally 
sourced when available. The project will offer a combination of office, retail, and a 
future hotel site. It will be one of the first commercially mixed use sites in East 
Frederick, close to one of the City’s major attractions. With the implementation of 
this project, East Frederick can become the destination the City envisions as well as 
help make the airport the area’s main transportation hub. 

 

 
B. Retail Construction 

The Shoppes at Frederick Landing will have 155,000 sq. ft. of single story retail 
space adjacent to Frederick Municipal Airport and Monocacy Blvd. Two tenants, 
each with an average footprint of 35,500 sq.ft., will anchor the development, 
most likely consisting of supermarket or houseware tenants. The Shoppes at 
Frederick Landing will be marketing to residents in the area, patrons using 
airport amenities, and individuals traveling along E. Church St. The key focus is 
on the Renn Farm Development, which plans to implement over 1000 residential 
units and the Nicodemus site, which already began construction on 500 new 
townhouses. We believe by being one of the only retail centers in the area, we 
can capture over 75 percent of the East Frederick retail market.  
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Site Plan of The Shoppes 

at Frederick Landing 
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C. LEED & Building Sustainability 

Some of the challenges we anticipate facing include the leveling of the site along 
Monocacy Blvd and how to deal with part of the site located within Monocacy 
River’s 100 year floodplain. To overcome these issues, we plan to design with the 
site in mind, following the land’s contours and building with it. We plan to install 
a green wall along Monocacy Blvd and having the backs of the building face out. 
We believe this will bring attention to drivers, catch their eyes and encourage 
them to drive in. To mitigate our risk in the floodplain, we will keep areas around 
the river free and clear, utilizing the area as designated green space.  
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A)  Green Wall B)  Solar Panels 
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We plan to install solar panels on the rooftops of all the stores and mount wind 
turbines on the tops of every light post. We will incorporate bioswales in the 
parking lots, which will help filter water runoff before it enters the water table. 
To encourage customer interaction, we’ve planned a town square for patrons 
and street vendors and to offer entertainment and special programming on the 
weekends. For the children, there will be an amphitheater and outdoor movie 
theatre, and public air shows during summer months.  

 

 

 

 

Wind turbine 

 

 

 

 

 

 

 

Bioswale 
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V. FINANCIAL ANALYSIS 

Introduction  

The Shoppes at Frederick Landing is a 155,000 sq.ft. neighborhood/community retail 
center located in Frederick, MD. The project is an attractive opportunity for an investor 
looking for a good return on investment in ten years. Upon land acquisition, earnings 
potential could be very lucrative. The expected return on equity is 22 percent with a 30 
percent IRR and estimated exit cap rate of 7.5 percent upon sale in year 10. A sale price 
of $49.4 million with year 10 cash flow will yield $37.3 net proceeds.  
 
Acquisition 

For The Shoppes at Frederick Landing to become a great destination shopping center, 
we, the developer, will need to purchase the land for $776,300 with $46,578 closing in 
costs. Total acquisition by the Developer will be $822,878 from the City of Frederick.  
 
Construction Costs 

Construction costs for the project, or total hard costs, are estimated at $20.1 million or 
$130.25 psf. Hard costs include all actual building materials such as concrete for 
foundations, infrastructure, utility tapping fees and permits. We are striving to become 
a leader in sustainability in East Frederick and estimate the solar panels, the green wall 
along Monocacy Blvd, wind turbines and bioswales will cost $750,000.  
 
Being that The Shoppes at Frederick Landing is a retail project, we have to take into 
consideration the type of shell we will provide for the tenant. We will provide the tenant 
with a warm dark shell and will set aside $3m for tenant allowance. This amount was 
derived from the first full year of potential gross income. We will provide a monumental 
sign at the entrance along Monocacy Blvd. for visibility and estimate that cost to be 
around $75,000.  
 
Code for retail parking in the City of Frederick requires one space for every 300 square 
feet of retail space. Using a formula of 155,000 total retail space divided by 300, yields 
approximately 500+ spaces at a cost of $2000/space. Total parking will cost $1.03 
million or $6.67/sq. ft. While we do not anticipate any delays, we will set aside reserve 
money just in case that does occur. We will conservatively set aside an additional $1m, 
or 7 percent, of building, signage, and parking construction costs. Adding in the soft 
costs and fees yields a total development cost of $24.1m or $155.67 psf. 
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Income 

The Shoppes at Frederick Landing will have triple net (NNN) leases, therefore expenses 
will be passed down to its tenants. We will have 18 tenants including a grocery store 
tenant and houseware tenant. Derived from other shopping centers in the area and 
from our findings on Reis, we anticipate our anchor tenants to have a price per square 
foot (psf) at $16, almost $1.50 lower than the average. We understand that the project 
is new and comes with inherent risks and to attract possible tenants; we don’t want to 
price ourselves out. We anticipate non-anchor tenants to pay on average $23 psf for the 
same reason, almost $5 less per foot. To compensate for the low base rent, we will put 
in rent increases and percentage rent in our leases. We did not add the additional rent 
into our financial calculations, assuming during negotiations it might not be accepted. 
Upon becoming fully stabilized, we anticipate receiving slightly over $3 million annual in 
Gross Income. We took a conservative approach to our calculations. 
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Sources & Uses 

The Shoppes at Frederick Landing will utilize traditional financing with 75 percent debt 
and 25 percent equity. With a total development cost of $24.1m, $18m will come in the 
form of a loan (debt), and $6m will be equity. We are assuming a 10-year permanent 
loan at 6.5% interest rate amortized over 25 years.  
 
 
 
 
 
 
 
 
 

 
Investor Returns 

The Shoppes at Frederick Landing has an attractive return on equity for investors, which 
we feel is a strength of the project. Over the 10-year holding period, we expect a total 
cash flow over $18m, project IRR of 30 percent, and a net present value of $11.4m using 
a 12 percent discount rate. The calculate investor returns, our $6m equity breakdown 
will be a 80/20 split between investor and developer, with an investor preferred return 
of 15 percent. Upon the sale in year 10, our lender will receive the remaining balance of 
the loan of $13.4m. Our investor will receive $22.5m, and developer $14.7m.  

    

  

 

 

 

 

 

Sources 
Equity            25%    $   6,032,099 

Debt            75%       18,096,296 

TDC          100%     $24,128,395 

Equity 

Investor:         80%  $   4,825,679 

Sponsor:         20%       1,206,420 

Tot. Equity:  100%        $   6,032,099 

Uses 
Acquisition:        $     822,878 

Hard Costs:          20,188,977 

Soft Costs:            2,051,403 

Reserves:    100,000 

Development Fee:     965,136 
 

TDC:         $24,128,395 
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VII. APPENDIX 

Income and Expenses 

 

 

 

 

Financial Report 
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Proforma & Cash Flow 

 


