TUESDAY, JANUARY 21, 2014
(COUNCIL CHAMBERS)

7:00 P.M. WORKSESSION ~ Note Early Start Time

COLLEGE PARK MISSION STATEMENT

The City of College Park encourages broad community involvement and collaboration, and is
committed to enhancing the quality of life for everyone who lives, raises a family, visits, works,
and learns in the City; and operating a government that delivers excellent services, is open and
responsive to the needs of the community, and balances the interests of all residents and visitors.

CITY MANAGER'S REPORT

PROPOSED ITEMS TO GO DIRECTLY TO NEXT WEEK'S AGENDA

PROPOSED CONSENT AGENDA ITEMS

WORKSESSION DISCUSSION ITEMS

1. Auditor Presentation on FY 13 CAFR - Tim Sawyer, Barbacane, Thornton &
Company ~

2. Briefing on status of College Park—Riverdale Park Transit District Overlay Zone
Update - Chad Williams, M-NCPPC

3. Presentation from Aaron Marcavitch, Executive Director, Maryland Milestones/ATHA,
Inc., on bicycle tourism plan

4. Presentation of final design for Hollywood Gateway Park — Zolna Russell,
Floura/Teeter

5. Amendments to the Conceptual Site Plan for Greenbelt Station 01008/02 (north and
south) — Terry Schum

6. Greenbelt Station North Core Declaration of Covenants and Agreement— Garth Beall
7. Annual Liquor License Renewals - Bob Ryan, Director of Public Services

8. Comments on County’s draft Stormwater Design Manual



9. Extension of Comcast Franchise Agreement During Informal Negotiations — Suellen
Ferguson, City Attorney

10. Review of Legislation — Bill Gardiner, Assistant City Manager

11.Agenda items for January 30 Four Cities Meeting (hosted by College Park)

12. Appointments to Boards and Committees

COUNCIL COMMENTS

INFORMATION/STATUS REPORTS FOR COUNCIL REVIEW

This agenda is subject to change. For current information, please contact the City Clerk. In accordance with the Americans With
Disabilities Act, if you need special assistance, you may contact the City Clerk’s Office at 240-487-3501 and describe the assistance
that is necessary.
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Barbacane, Thornton & Company LLP
200 Springer Building
3411 Silverside Road

December 2, 2013 Wilmington, Delaware 19810
T 302.478.8940
F 302.468.4001

The Mayor and Members of Council www.btcpa.com

City of College Park, Maryiand

We have audited the financial statements of the governmental activities, each major fund and the
aggregate remaining fund information of the City of College Park (the "City") for the year ended June
30, 2013 and have issued our report thereon dated December 2, 2013. Professional standards
require that we provide you with information about our responsibilities under generally accepted
auditing standards and Government Audifing Standards, as well as certain information related fo the
planned scope and timing of our audit. We have communicated such information in our
engagement lefter dated July 1, 2013. Professional standards also require that we communicate to
you the following information related to our audit.

Significant Audit Findings

Management is responsible for the selection and use of appropriate accounting policies. The
significant accounting policies used by the City of College Park, Maryland are described in Note 1 to
the financial statements. The City adopted the requirements of GASB Statement No. 61, “The Financial
Reporting Entity: Omnibus;” GASB Statement No. 62, “Codification of Accounting and Financial
Reporting Guidance Confained in Pre-November 30, 1989 FASB and AICPA Pronouncements;” GASB
Statement No. 63, “Financial Reporing of Deferred Outflows of Resources, Deferred inflows of
Resources and Nef Position;” and GASB Statement No. 65, “lflems Previously Reported as Assets and
Liabilities.” We noted no transactions entered into by the City during the year for which there is a lack
of authoritative guidance or consensus. All significant transactions have been recognized in the
financial siatements in the proper petriod.

Accounting estimates are an integral part of the financial statements prepared by management and
are based on management's knowledge and experience about past and current evenis and
assumptions about future events. Cetlain accounting estimates are particularly sensitive because of
their significance fo the financial statements and becdause of the possibility that future events affecting
them may differ significantly from those expected. The most sensitive estimates affecting the City's
financial stafements were the accumulaied depreciation, accounts receivablie and compensated
absences. '

¢ Management's estimate of the accumulated depreciation is based on the sfraight-line method of
depreciation over the estimated useful lives of the assets.

e Management's estimate of accounis receivable is based on the coliectability of prior year
receivables.

e  Management's estimate of compensated absences is based on estimates of the amounts owed
by the City according o the City's policy.

We evaluated the key factors and assumptions used to develop the above estimates in determining
that they are reasonabie in relation to the financial statements taken as a whole.

The financial statfement disclosures are neutral, consistent and clear.

BARBACANE
THORNION
&OCOMPANY

CERTIFIED PUBLIC ACCOUNTANTS



The Mayor and Members of Councill
City of College Park, Maryland
page 2

Difficulties Encountered in Performing the Audit

We encountered no significant difficulties in dealing with management in performing and completing
our audit.

Corrected and Uncorrected Misstatements

Professional standards require us fo accumulate all known and likely misstatements identified during
the audit, other than those: that are frivial, and communicate them to the appropriate level of
management. No misstafements were defected as a result of our audit procedures.

Disagreements with Management

For purposes of this lefter, professional standards define a disagreement with management as a
financial accounting, reporting or auditing matter, whether or not resolved to our satisfaction, that
could be significant o the financial stalements or the auditor's report. We are pleased fo report that
no such disagreements arose during the course of our audit.

Management Representations

We have requested certain representations from management that are included in the management
representation letter dated December 2, 2013.

Management Consulfations with Other Independent Accountanis

in some cases, management may decide to consult with other accountants about auditing and
accounting matters, similar fo obtaining a “second opinion” on certain situations. If a consultation
involves application of an accounting principle fo the City’s financial statements or a determination of
the type of auditor's opinion that may be expressed on those statements, our professional standards
require the consulting accountant fo check with us to determine that the consuliant has all the
relevant facts. To our knowledge, there were no such consultations with other accountants.

Other Audit Findings or Issues

We generally discuss o variety of matiers, including the application of accounting principles and
auditing standards, with management each year prior fo retention as the City's auditor. However,
these discussions occurred in the normal course of our professional relationship and our responses
were not a condition to our retention.

Other Matters

With respect to the supplementary information accompanying the financial statements, we made
cerfain inquiries of management and evaluated the form, content and methods of preparing the
information fo determine that the information complies with accounting principles generally accepted
in the United States of America, the method of preparing it has not changed from the prior period,
and the information is appropriate and complete in relation fo our audit of the financial statements.
We compared and reconciled the supplementary information to the underlying accounting records
used o prepare the financial statements or to the financial statements themselves.



The Mayor and Members of Council
City of College Park, Matyland
page 3

This information is intended solely for the information and use of the Mayor, members of Council and
management of the City of College Park, Maryland, and is not intended to be and should not be
used by anyone other than these specified parties.

Very truly yours,

BARBACANE, THORNTON & COMPANY LLP

/nrb

fsticollegepark2013.sas-gas
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MEMORANDUM

TO: Mayor and Council

FROM: Terry Schum, Planning Director W
THROUGH: Joseph L. Nagro, City Manager

DATE: January 17, 2014

SUBJECT: Conceptual Site Plan Amendment CSP-01008-02

Greenbelt Station

ISSUE

This is an application to amend the Conceptual Site Plan for Greenbelt Station that was
originally approved in 2001, reconsidered and approved by the Planning Board with
conditions in 2005, revised and approved with conditions by the Planning Board and
District Council in 2006, and finally reconsidered and approved by the Planning Board in
2012 with 63 conditions. The subject amendments involve requests to eliminate two
conditions, realign trails, remove the pedestrian overpass and realign the north/south
connector road. The Planning Board hearing will be held on January 30, 2014. The
county technical staff report is not yet available. The entire site is within the City of
Greenbelt municipal limits. ‘

SUMMARY

The conceptual site plan covers both the north and south cores of Greenbelt Station,
which are now owned by different entities. The initial amendment was submitted by the
owner of the south core, NVR MS Cavalier Greenbelt LLC (Woodlawn Development)
who purchased the entire south core from Sun Trust Bank after the property was
foreclosed. This included two requests described in a Statement of Justification dated
August 30, 2013 (Attachment 1). The first request is to remove Condition No. 1.c.1.i.,
which requires the construction of two over two condominiums that contain commercial
retail/office space on the first floor. The applicant’s analysis indicates that these units
are not feasible and the City of Greenbelt agrees.

The second request is to remove Condition No. 1.c.1.ii., which requires that a minimum
of 80,000 square feet of commercial retail/office be constructed prior to the issuance of
residential building permits in excess of 785 dwelling units and that this minimum may
be reduced to 60,000 square feet upon demonstration that the space has not been
determined to be commercially feasible. An economic analysis report submitted by the
applicant (Attachment 2) finds that the proposed neighborhood will not have sufficient
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critical mass to support any appreciable amount of commercial/retail space on its own.
Instead, the applicant proposes a new condition that reads as follows, “the applicant
shall designate an area for potential retail on a .5acre site adjacent to the central park,
west of Greenbelt Station Parkway, for the south core. However, if prior to the issuance
of the 450" building permit, the retail is not economically feasible (demonstrated by
executed sales or leasing agreement), the .5 acre area can convert to public parkland.”
The City of Greenbelt supports this revision.

A third request involves the realignment of the stream valley trail in the south core to the
east side of Indian Creek due to topographical restrictions that make the original
alignment infeasible. The City of Greenbelt agrees with this general shift but is
examining additional revisions that may be desirable.

On December 19, 2013, a supplemental Statement of Justification (Attachment 3) was
submitted by the applicant requesting that the requirement in Condition 43 for a
pedestrian overpass connecting the south core to the City of College Park be
eliminated. Condition 43 states that the general location of the pedestrian overpass on
the west side of the railroad shall be between Huron Street and the College Park Public
Works facility and that both the Cities of College Park and Greenbelt shall review and
approve the location and design of the overpass. The City of Greenbelt supports the
elimination of this requirement and the City of College Park has debated this issue for
many years. In 2012, when the city renegotiated the Declaration of Covenants and
Development Agreement for the south core, this requirement was not included due to
recognition of the difficulty of locating and constructing such a facility and the lack of
consensus in the North College Park area supporting it.

On December 20, 2013, a supplemental Statement of Justification was submitted by the
attorney representing the owners of the north core (Attachment 4). This statement
supports the amendments for the south core and requests a change to the alignment of
the connector road (Greenbelt Station Parkway) in the north core in order to
accommodate the requirements of the General Services Administration in their
solicitation for a new location for the headquarters of the Federal Bureau of
Investigation. The alignment is proposed to shift from the east along the Indian Creek
environmental preservation area to the center of the site as shown on Attachment 5 and
will not result in any additional environmental disturbances. This road will include
pedestrian and bicycle facilities but in the interim, the south core developer will
construct a hiker/biker trail along the ridge alignment to the west in order to provide a
connection between the south core and the metro station. The City of Greenbelt
supports the realignment of the north/south connector road.

RECOMMENDATION

Staff recommends supporting the requested amendments to Conditions 1.c.1. and 1.c.ii.
as well as the requested realignment of the north/south connector road. Further
discussion is needed with the City Council and the City of Greenbelt regarding proposed
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changes to the trails and pedestrian overpass.

ATTACHMENTS

O ON =

Statement of Justification dated 8/30/13
Economic Analysis, South Core
Statement of Justification dated 12/19/13
Statement of Justification dated 12/20/13
Proposed Revisions to CSP
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ATTACHMENT 1

Norman D. Rivera, Esquire
Law Offices of Norman D. Rivera, LLC
17251 Melford Boulevard Suite 200
Bowie, MD 20715
301-352-4973 Direct
301-580-3287 Mobile
normanrivera2012@gmail.com

STATEMENT OF JUSTIFICATION

August 30,2013

Greenbelt Station-South Core

Proposed Amendment to Conceptual Site Plan
CSP-01008/01

Please consider this letter a formal request to revise the Greenbelt Station-South Core
Conceptual Site Plan (CSP-01008/01). This request is to revise Conditions No. 1.c.1.iand 1.c.Lii
of the District Council’s approval of CSP-01008/01, which state the following:

i A single building of two over two condominiums will contain commercial
retail/office space on the first floor, which shall be constructed on the east
side of the connector road prior to the issuance of residential building
permits in excess of 100 dwelling units on the east side of the connector
road. If deemed successful under commercially reasonable standards?,
the applicant may construct additional similar buildings.

i. A minimum of 80,000 square feet of commercial retail/office shall be
constructed prior to the issuance of residential building permits in excess
of 785 dwelling units. The minimum square footage may be reduced fto
60,000 SF upon a demonstration that the space has not been determined
to be commercially feasible*, '

*If the applicant constructs the space and the applicant has continuously
marketed the space for a period of one hundred eighty (180) days through
an exclusive listing agent, and had been unable to obtain a user, said
effort shall constitute a satisfactory demonstration to justify a waiver or
modification of said requirement. The Planning Board’s waiver of the
commercial space requirements will not be unreasonably withheld,
conditioned or delayed but does not prohibit a revision to the plan to
provide commercial space in the future. The space may then be converted
or marketed as residential space.

We respectfully request the removal of Condition No. 1.c.1.i, the live/work building requirement.
We have carefully evaluated live/work units for years and based on our analysis, the live/work
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Greenbelt Station

Proposed Amendment to Conceptual Site Plan
CSP-01008/01

August 30, 2013

Page 2 of 3

units are not feasible for numerous reasons. First and foremost, live/work units have proven to
only succeed in dense, urban, downtown cities, such as Washington, DC, New York and Boston.
The Greenbelt Station-South Core is not planned as a dense, urban location. The County has
attempted to facilitate the implementation of live/work units in several recent projects, none of
which have proven successful. We have raised this issue with the City of Greenbelt, which is not
opposed to the removal of the live/work units.

We also respectfully request the removal of Condition No. 1.c.1.ii and replacement with the
following:

The applicant shall designate an area for potential retail on a .5 acre site adjacent to the
central park, west of Greenbelt Station Parkway, for the south core. However, if prior to
the issuance of the 450th building permit, the retail is not economically feasible
(demonstrated by executed sales or leasing agreement), the .5-acre area can convert to
public parkland.

In support of the removal of the commercial retail/office space, enclosed is an economic analysis

report prepared by Lipman, Frizzell, & Mitchell, LLC. The findings of the report include the
following:

“The amount of commercial/retail space which the subject neighborhood might in theory
be able to support based on residents’ spending power is approximately 4,315 sq.ft. in
2013—growing to 10,286 sq.ft. in 2015 and subsequent years. The residential
neighborhood is simply too small to support any appreciable amount of commercial/retail
space on its own. The cul-de sac nature of the neighborhood does not facilitate the entry
of other consumers to build sufficient retail traffic. In particular, absent a supermarket
anchor for the commercial/retail space (which would draw consumer traffic on loyal and
approximately weekly trips), the un-anchored commercial space will not typically have
sufficient “critical mass” to have a high capture rate of residents’ spending.” (Page 4)

In addition to the economic analysis report, the recently adopted Preliminary Greenbelt Metro
Area and MD 193 Corridor Sector Plan and Proposed Sectional Map Amendment recognizes
that there is an over abundance of retail in the Sector Plan area. The excess retail space has lead
to increased vacancies near Greenbelt Station-South Core and in the overall Sector Plan area.
The Sector Plan in several locations (See Pages 56, 57, 60, 87, 92, 100, 141-143, 164, 184, &
242 attached) recognizes the over abundance and is supportive of the removal of retail and
conversion to open space/recreational and townhouse uses. The Sector Plan explicitly states as a
proposed Action Step, MNCPPC, municipal, and developer support of the acquisition or
dedication of additional open space in the South Core for recreation uses if the market for retail
development is not realized (See Page 184). The specified half-acre area is required to be
designated and marketed for retail before conversion to public parkland per the City of
Greenbelt’s Development Agreement.
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Greenbelt Station

Proposed Amendment to Conceptual Site Plan
CSP-(1008/01

Augusr 30, 2013

Page 3of 3

Lastly, enclosed is a letter in support of this request to remove the commercial retail/office space
from Kap Kapistan of the Quantum Companies, The Quantum Companies is the owner of the
adjacent Beltway Plaza property.

Therefore, for the above reasons and attached documentation, we hereby request that Condition
No. lLe.li and 1.c.1ii of C8P-01008/01 for Greenbelt Station-South Core be removed in its
entirety and replaced with the language provided above. |

The enclosed Conceptual Site Plan reflects the proposed revisions to the overall development
levels. In addition, a realignment of the stream valley trail was found to be necessary due to
topographical restrictions. Therefore, the enclosed plan now proposes to relocate this trail to the
east side of Indian Creek.

We look forward to working with you and your staff on the enclosed application. Thank you in
advance for your attention to this matter. If I can be of further assistance, please do not hesitate
to contact me,

;?f
Norman D. Rivera

NDR:jls
Attachments
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GREENBELT STATION

SOUTH CORE RETAIL
ECONOMIC ANALYSIS

Prepared For:

CRM Mid-Atlantic Properties, LLC
c/o Sun Trust Bank
25 Park Place—8™" Floor
MC GA-Atlanta-0925
Atlanta, GA 30303

Submitted by:
Lipman Frizzell & Mitchell LLC
6240 Old Dobbin Lane

Suite 140
Columbia, Maryland 21045

October 15, 2011

ATTACHMENT 2
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LIPMAN FRIZZELL & MITCHE"LL LLC

Brooks « Thomas ¢ Cronyn
REAL ESTATE CONSULTANTS

6240 Old Dobbin Lane Joseph M. Cronyn, Principal
Suite 140 Direct: (410) 423-2372
Columbia, Maryland 21045 Fax: (410) 423-2373

(410) 423-2300 E-mail: jeronyn@Ifmvalue.com

October 15, 2011

CRM Mid-Atlantic Properties, LLC
c/o Sun Trust Bank

25 Park Place—8th Floor

MC GA-Atlanta-0925

Atlanta, GA 30303

Attention: Mr. Andy Kroll

SUBJECT: Greenbelt Station South Core Retail
Economic Analysis

Dear Mr. Kroli:

Enclosed please find Lipman Frizzell & Mitchell's analysis of certain market issues
regarding the retail development proposed for the Greenbelt Station South Core land
located in the City of Greenbelt, Prince George’s County, Maryland.

LF&M finds that there is market support from residents of Greenbelt Station South Core
for only approximately one-eighth of the commercial space proposed. We also find that
commercial space is unlikely to be developed due to the site’s problems with regard to
sufficient traffic and visibility, scale and financing. Commercial development at any
scale is highly problematical in Greenbelt Station South Core now and at any time in the
future.

It has been a pleasure working with you on this assignment. Should you have any
guestions or comments, please call me at (410) 423-2372.

Sincerely,
LIPMAN FRIZZELL & MITCHELL LLC

Josep M. Cronyn

Joseph M. Cronyn
Member



EXECUTIVE SUMMARY

Lipman Frizzell & Mitchell LLC (LF&M) has been engaged by CRM Mid-Atlantic
Properties, LLC by CRM Properties Manager, LLC, its sole member (Developer), to
conduct an independent economic analysis of market support for retail development
within the proposed Greenbelt Station South Core (subject) neighborhood. The subject
neighborhood is located within the City of Greenbelt in Prince George's County,
Maryland.

Purpose of the Assignment

The Greenbelt Station South Core development is being re-planned to better respond to
residential and retail market demand in the aftermath of the bursting of the Housing
Bubble. In particular, the Developer is in negotiation with government agencies over the
scale of retail which might be supported in this location now and in the foreseeable
future. The advice of a third-party real estate economist is sought to recommend the
retail floor area and absorption period which the market are most likely to support in
Greenbelt Station South Core, given other changes which are taking place in the
development and its retail environment.

Findings

LF&M examines market support for the proposed commercial/retail space based on the
spending of neighborhood residents. Our analysis incorporates the following elements:

e Development Plan - The subject neighborhood is planned as a substantial, 800-unit
residential enclave including 80,000 sq.ft. of commercial/retail space, well located
within the City of Greenbelt. The neighborhood is centered on Greenbelt Station
Parkway with good access to Greenbelt Road, but essentially a cul-de-sac for at
least the foreseeable future.

¢ Residential Component - The residential component of the neighborhood is planned
to begin lot sales as early as the fourth quarter of 2012. Based on the Developer’s
schedule, the neighborhood could be built-out and occupied as early as 2015.
Growing from 68 resident households in the first year up to 785 households at build-
out, aggregate household income on the property is estimated at $65.4 million by the
end of 2015.

e Greenbelt Retail Supply - The competitive retail supply within and immediately
adjoining the subject's Greenbelt area is extensive, totaling almost 1.5 million sq.ft.
of leasable area in shopping centers as well as numerous smaller commercial
properties lining Greenbelt Road. The existing retail supply is observed to have high
occupancy.

Page 1
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e Supportable Retail Space - The amount of commercial/retail space which the
subject neighborhood might in theory be able to support based on residents’
spending power is approximately 4,315 sq.ft. in 2013—growing to 10,286 sq.ft. in
2015 and subsequent years. The residential neighborhood is simply too small to
support any appreciable amount of commercial/retail space on its own. The cul-de-
sac nature of the neighborhood does not facilitate the entry of other consumers to
build sufficient retail traffic. In particular, absent a supermarket anchor for the
commercial/retail space (which would draw consumer ftraffic on loyal and
approximately weekly trips), the un-anchored commercial space will not typically
have sufficient “critical mass” to have a high capture rate of residents’ spending.

e Development Realities - Whatever the (minimal) theoretical support which the
Greenbelt Station South Core residents might be able to offer the proposed 80,000
sq.ft. of commercial/retail space, LF&M judges that the realities of commercial
development indicate that development will not happen due to lack of traffic, visibility
and critical mass—rendering the space unfinanceable. '

Unless the space were constructed by a strong-credit owner-occupant, it could not
be financed even in an economy better than today’s. Such an occupant would be a
“destination” and generate its own traffic. Even with such an occupant, ground level
retail would be very hard to support.

LF&M finds, therefore, that there is market support from residents of Greenbelt Station
South Core for only approximately one-eighth of the commercial space proposed. We
also find that commercial space is unlikely to be developed due to the site’s problems
with regard to sufficient traffic and visibility, scale and financing. Commercial
development at any scale is highly problematical in Greenbelt Station South Core now
and at any time in the future.

Page 2
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I. INTRODUCTION

Lipman Frizzell & Mitchell LLC (LF&M) has been engaged by CRM Mid-Atlantic
Properties, LLC by CRM Properties Manager, LLC, its sole member (Developer), to
conduct an independent economic analysis of market support for retail development
within the proposed Greenbelt Station South Core (subject) neighborhood. The subject
neighborhood is located within the City of Greenbelt in Prince George's County,
Maryland.

A. PURPOSE OF THE ASSIGNMENT

The Greenbelt Station South Core development is being re-planned to better respond to
residential and retail market demand in the aftermath of the bursting of the Housing
Bubble. In particular, the Developer is in negotiation with government agencies over the
scale of retail which might be supported in this location now and in the foreseeable
future. The advice of a third-party real estate economist is sought to recommend the
retail floor area and absorption period which the market are most likely to support in
Greenbelt Station South Core, given other changes which are taking place in the
development and its retail environment.

B. SCOPE OF WORK

LF&M has analyzed the market support for commercial/retail space at the Greenbelt
Station South Core neighborhood site. In order to assess the extent of market support
for commercial/retail uses on the subject site, we have investigated pertinent demand
and supply factors through a work plan which includes:

¢ Reviewing available plans for the Greenbelt South Core neighborhood including
residential product mix, pricing and absorption assumptions;

* Inspecting and evaluating the site;

» Estimating the aggregate household income, disposable income and spending
patterns of residential development within Greenbelt South Core neighborhood;

* Analyze ftraffic patterns/volumes and other factors which will affect usage of the
proposed facility;

» Evaluating the development potential of the subject site from the perspective of retail
developers and retailers;

* Evaluating the subject’s niche within its competitive environment by inspecting retail
facilities along Greenbelt Road and in nearby locations;

e Calculating aggregate and retail spending of Greenbelt South Core residents;

* Gauging the likely interest of commercial developers in Greenbelt South Core'’s
available retail sites;

e Drawing conclusions regarding the market support for retail uses in Greenbelt South
Core based on above analysis of supply and demand issues;

Page 3
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e Summarize analysis and conclusions in a comprehensive report suitable for
submission to public authorities.

All financial estimates are stated in 2011 dollars.

C. ORGANIZATION OF REPORT

This report is organized in four sections. Following this introduction, Part Il reviews
Greenbelt Station South Core plans, the location of the property, the nature of
surrounding land uses, and highway access. Part Il reviews the supply of
commercial/retail space currently serving Greenbelt area consumers and its competitive
characteristics. Part IV analyzes the characteristics of consumer demand within the
subject neighborhood and calculates the amount of commercial/retail space which the
neighborhood is likely to support.

D. UNDERLYING ASSUMPTIONS & LIMITING CONDITIONS

Lipman Frizzell & Mitchell, LLC believes its data estimates and analytical methodologies
to be reasonable and appropriate to the type of market analysis required by retailers
assessing site locations and by Prince George's County in this proceeding.

The conclusions reached in market feasibility analyses, however, are inherently
subjective and should not be relied upon as a determinative predictor of results that will
actually occur in the marketplace. Such a study is not a substitute for management's
ultimate decision-making responsibilities. 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, and an
analysis conducted as of another date may require 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. LF&M's
underlying assumptions and limiting conditions are further delineated in Appendix A.

Page 4
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Il. SITE ANALYSIS

In this section, LF&M briefly describes Greenbelt Station South Core and its
development plan in context, proceeding then to forecast absorption and incomes of its
resident households. The scale of available buying power from resident households is
critical to the success of commercial/retail development planned to serve the
neighborhood market.

A. GREENBELT STATION

The proposed Greenbelt Station South Core mixed use development is the near-term
component of the much larger Greenbelt Station mixed use, Transit-Oriented
Development (TOD)—totaling approximately 240 acres. Greenbelt Station overall is
located between the inner loop of the Capital Beltway (1-495/I-95) on the north and
Greenbelt Road on the south. Greenbelt Station will have two principal concentrations
of development, separated by Narragansett Run and wetlands conservation areas.

Greenbelt Station South Core

The South Core mixed use neighborhood was originally planned to include 961
residential units and an upscale 110,000 sq.ft. supermarket-anchored neighborhood
shopping center with residential uses above some of the retail.

Greenbelt Station Parkway provides access into the South Core site from Greenbelt
Road and is the north-south transportation spine for the development, with public
“streets entering from the right and left. The parkway is four lanes with median strip and
terminates at the Narragansett Run/wetlands area. Though the parkway might
someday connect through to the North Core area, timing is uncertain at best and
dependent on development of the North Core.

Given changes in the real estate market and lack of connection to the North Core area
in the foreseeable future, the Developer has re-designed the South Core to now include
800 residential units and 80,000 sq.ft. of commercial/retail space.

Greenbelt Station North Core

The North Core mixed use neighborhood has been planned as a regional town center
with more urban characteristics including: structured parking; multiple modes (Metro
subway, Metrobus, MARC commuter rail) of public transportation; 1,200 residential
units; 1.1 million sq.ft. of upscale retail;, 1.2 million sq.ft. of office space; 300-room full-
service hotel; with meeting and ballroom space.

Page 5
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B. SURROUNDING LAND USES

The primary uses now in the Greenbelt Station South Core immediate surrounding area
are transportation, residential, commercial and industrial:

* Transportation - The property is bounded by the CSX/Metro/MARC railroad line on
the west and Greenbelt Road on the south.

* Residential - Moderate density suburban residential developmeht surrounds the
subject to the east in the City of Greenbelt across Cherrywood Lane, to the west in
the City of College Park and to the south in the Town of Berwyn Heights.

e Commercial - Greenbelt Road (MD Route 193) to the south is a major commercial
concentration within Prince George's County including the regional Beltway Plaza
Mall, Golden Triangle Office Park and other smaller retail and office strip
developments.

* Industrial - Along the rail line, the Branchville Industrial Park to the west of the
tracks and the Washington Post College Park plant to the south of Greenbelt Road
are important presences.

Other significant uses nearby include the University of Maryland's College Park campus
and associated spin-off development to the south and west, and the Greenbelt Park to
the south and east.

The character of the immediate environs is typically Inner Beltway suburban, with
moderate density residential development interspersed with commercial and
institutional/public uses along major transportation routes.

- C. TRAFFIC/TRANSPORTATION

Within the local road network, Greenbelt Road (MD Route 193) carries approximately
46,000 trips per day. Greenbelt Road carries a high traffic volume and is defined as an
arterial road in the County master plan. It has six through-lanes divided by a median
strip and a 40-45 MPH speed limit through the area.

Nearby, the regional highway system also exhibits high traffic volumes: Baltimore
Avenue (US Route 1) at approximately 50,000 trips per day; Kenilworth Avenue (MD
Route 201) at approximately 47,000 trips per day; and the Capital Beltway (I-495) at
approximately 210,000 trips per day.

The South Core neighborhood shopping center site is accessed only from Greenbelt

Road. If the North Core is built out, the Greenbelt Station Parkway will be extended and
a higher volume of through-traffic will be available.

Page 6

24



Access to/visibility from well-traveled roads is critical to the siting of commercial/retail
uses. LF&M finds that the South Core property, though located proximate to important
highways within the regional and local transportation network, is essentially a dead-end
location—without the advantage of ample through-traffic.

D. SOUTH CORE RESIDENTIAL DEVELOPMENT

The Developer has revised plans for the South Core to include 800 residential units and
80,000 sq.ft. of commercial/retail space.

As outlined in Table II-1, lot sales to the builders are anticipated to begin in the fourth
quarter of 2012 for a variety of residential product ranging from apartments and stacked
condominium townhomes up to 24’-wide townhomes.