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Report Letter

December2023

Mr. Al Tyler,VicePresident
MarylandStadiumAuthority
CapitalProjectsDevelopmentGroup
TheWarehouseat CamdenYards
351WestCamdenStreet - Suite 300
Baltimore,MD 21201

DearMr. Tyler.

Crossroad<ConsultingServices] LC,in associationwith Populous hascompletedthe market, site fit and economicimpact analysisrelatedto a proposednew
multi-usesoccerstadiumin Baltimore, Maryland Thisreport summarizesour finding and principalconclusionsrom the researchand analysis

The findings contained in the report reflect analysisof information provided by secondarysourcesincluding, but not limited to, data obtained from the
Maryland Stadium Authority and D.C. United. We have utilized sourcesthat are deemedto be reliable but cannot guaranteetheir accuracy All information
providedto usby otherswasnot auditedor verifiedandwasassumedo be correct We haveno obligation, unlesssubsequentlyengaged,to updateour report
or revisethe information containedtherein to reflect eventsandtransactionsoccurringafter the date of this report.

Inaccordancewith the terms of our engagementletter, the accompanyingeport is restrictedto internal usedby the MarylandStadiumAuthority and may not
be relieduponby anyother party for any purpose,includingfinancing

We haveenjoyedservingyou on this engagementandlook forward to the opportunity to provideyouwith continuedservices
Sincerely,
Crossroa@snsultingervicesl.C

C‘E%?FSSURL?‘T‘SS 79014% Street North ¢ Suite 206 ¢ St. Petersburg, Florida 33702 ¢ Phone 813.281.1222 ¢ Fax 813.3156040 ¢ www.crossroadsfl.com 2
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Introduction & Project Background

Project Background

D.C. United is a professionalsoccerclub in Major League Soccer(MLS), a top leaguein
North America Locatedin Washington,D.C,, the team playsits home gamesat Audi Field
D.C.5 1T E Oaffifate Glub, LoudounUnited FC,is basedin Leesburg,Virginiaand competes
in the USLChampionshideague

D.C. United has won the MLS Cup four times and a part of continuing their successis
developmentof players D.C. United is looking to field an MLS NEXT Pro league club to
createa new roster of talent that canserveasa pipeline of playersfor their MLS club. D.C.
United is seekingto developand operate a new multi-use soccerstadium in Baltimore to
host their MLS Next Pro club asa primary tenant. In addition, the stadiumis envisionedto
host other soccerleaguessuchas USL Championshipand USL SuperLeaguealong with
community, sportsand entertainmentevents

Theproposednew stadiumis assumedo havea capacityof 7,500which couldbe expanded
to 10,000. It isenvisionedthat the proposednew stadiumwould havethe potential to:

Provideayearroundassetthat appealsto residentsof andvisitorsto the State
Accommodateadiversesetof sportingand non-sportingevents
Enhancegrassrootsefforts to grow the sport of soccerin Baltimoreandin Maryland

Serveas a tourism and economicgenerator that positively impacts local and State
economiesthroughincrementalnewvisitor and businessspending

Attract private sectorinvestment
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U.S. - AT So€cerhas experiencedsignificant changesand growth over the Thetablesbelow summarizeMLS attendancefrom 2010through 2022 During
years The primary governingbody for soccerin the U.S. is the United States this time, both the number of teams and total attendanceincreasedand was
SoccerFederation(USSF)whichis responsiblefor overseeingall aspectsover highest in 2022 when 28 teams generated more than 100 million in
soccer,including professionalleagues As shown below, the MLS is the top attendance

E:)?IITOZSE:SQ? soccer league in the U.S. and serves the highest level of Averageattendance per match trended upward from 2010to 2014 and was

A N AN O~ A o~ N

. sz oz - relagively consistent from 2015 through 2019 prior to COVID19. After a
3000A000A T A 5838 -AlS0 3I e%n’gé 2021 resulting from COVID19, averageattendancereboundedin

2022to 21,000.

MLS Total Attendance Since 2010
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Originallyfoundedin 1986 the United Soccer_eague(USL)is consideredthe seconddivision
of U.S. soccer USLoperatesseveralleaguesincluding the USL ChampionshipUSL League
One and USL LeagueTwo. Sincebeing founded in 201Q USL Championshiphas grown to
become one of the largest professionalsoccerleaguesin the U.S. As shown below, the
number of teams has significantly increasedsince 2011 Average attendance per match
rangedbetweenapproximately2,300in 2011and5,100in 2022

USL ChampionshipAverage Attendance Per Match Since 2011
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Note: 2020 is excluded due to COVID and 2021 was also negatively impacted.
Sources: USL Soccer website; Soccer Stadium Digest; other secondary sources.
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In 2022, MLS launched MLS Next Pro, which is a professionali AT goer
leaguein the U.S. and Canadahat seeksto improvethe pro playerdevelopment
pathway from Academyathletesto the MLSfirst team. Basedon information
from its website, O- , REXT Pro continues to grow the game through
innovation and diversity, bringing professionalsoccerto new communitiesand
creatingglobal opportunitiesboth on and off the field.o

MLSNEXTPro currently has 27 clubs,all of which are affiliated with MLS clubs
In 2023 MLS NEXT Pro added sevennew clubs and expandedto a 28-game
regular season schedule Future expansion includes MLSaffiliated and
independentclubsincludingCarolinaCoreFCin 2024andClevelandn 2025

AnMLSNEXTProA | (eAtiFeoster canhavea maximumof 35playerswith 24
of the playersbeing professionalplayersand the other 11 being amateur A
maximum of five youth academyplayersper team canbe on the field during an
official match. Eachclub plays 28 matches- 14 home and 14 away - before
entering the playoffs. All but one of the 27 clubswill competein DecisionDay
2023 7 the final regularseasonmatchday z as the 13 matches that day will
determinefinal playoff spotsand seeding

The clubs are separatedinto two conferences(Easternand Western)and four
divisions(Frontier, Pacific,Northeastand Central) The 2023seasonfeaturesan
expandedplayoff format that includesa "pick-your-opponent” structure in the
first two rounds,wherethe #1 seedin eachconferencepicksone of the lowest
two seedsto host in the quarterfinals and semifinals for their respective
conferences

In 2023 MLSNEXTPro matchesbeganstreaminglive on the Apple TV platform
aspart of apartnershipbetweenAppleand MLS.

CROSSROADS
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The table below showsthe capacityfor stadiumsthat currently host MLS Next
Pro teams. Teamssuchasthe New EnglandRevolutionll, Portland Timbers 2,
and PhiladelphiaUnion|l play at larger stadiumsthat alsohost MLSteams. As
shown,the averagestadium capacityis 14,343and the medianstadium capacity
is8,300

Stadiums Hosting 2023 MLS NEXT Pro Teams

Club Stadium Location Capacity
New England Revolution I Gillette Stadium Foxborough, Massachusetts  65,87§
North Texas SC Choctaw Stadium Arlington,Texas 48,114
LA Galaxy Il Dignity Health Sports Park Carson, California 27,00(
Timbers2 Providence Park Portland, Oregon 25,21¢
Columbus Crew 2 Historic Crew Stadium Columbus, Ohio 22,554
St Louis City 2 CITYPARK St. Louis, Missouri 22,50(
Chicago Fire FC Il Seat Geek Stadium Bridgeview, lllinois 20,000
Philadelphia Union Il Subaru Park Chester,PA 18,50(
Colorado Rapids 2 Dicks Sporting Goods Park Commerce City, Colorado 18,35
Earthquakes Il Paypal Park San Jose, California 18,00(
Inter Miami Il DRV PNK Stadium Fort Lauderdale, Florida 18,000
LA Football Club 2 Titan Stadium Fullerton, California 10,00(
MNUFC2 National Sports Center Stadium in Blaine Blaine, Minnesota 10,00(
Atlanta United 2 Fifth Third Bank Stadium - Kennesaw State University Kennesaw, Georgia 8,30(¢
D.C. United MLS NEXT Pro Team Proposed New Stadium Baltimore, Maryland 7,500
Sporting KC 2 Rock Chalk Park Lawrence, Kansas 7,004
Huntsville City FC Joe Davis Stadium Huntsville, Alabama 6,000
Orlando City B Osceola County Stadium Kissimmee, Florida 5,400
Whitecaps FC 2 Swangard Stadium Burnaby, British Columbia 5,288
Crown Legacy FC Sportsplex at Matthews Matthews, NC 5,000
New York Red Bulls Il Pittser Field Montclair, New Jersey 5,000
Real Monarchs Zions Bank Stadium Herriman, Utah 5,000
Houston Dynamo 2 Aveva Stadium Houston, Texas 4,000
Tacoma Defiance Starfire Sports Complex Tukwila, Washington 4,000
TFCII York Lions Stadium Toronto, Ontario 4,000
NYCFC I Belson Stadium Jamaica, New York 2,164
Austin FC I Parmer Field at St. David's Performance Center Austin, Texas 1,004
FC Cincinnnati 2 Scudamore Field at NKU Newport, Kentucky 1,004

Average (Excluding D.C. United MLS NEXT Pro Team)

Median (Excluding D.C. United MLS NEXT Pro Team)
Note: Sorted in descending order by stadium seating capacity.
Sources: MLS NEXT Pro website; secondary research.
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Ax | [ A préf@dsionalsoccerleaguerepresentsanother potential tenant for NWSL- Average Attendance Per Match Since 2013

the proposedmulti-use soccerstadium The popularityof x I | A $o6cérhas o0 .

continuedto increasewhich hasresultedin more participation, attendanceat ’

events, viewershipand financial investment Researchby National Research 7,000 14

Group (NRG)indicated that the National 7 T | A 1S6c@er League (NWSL) o 6,000 12

ranked highest in momentum comparedto all other sports brandsincluding § 5 000 10 £

i AT spdis 5 =
< 4,000 8 g

NWSLis a Division! x | | A préfe3sionalleague . 7 3 , ifiadgural season g 5000 s E

was2013and consistedof eight teams. NWSLhassinceexpandedto 12teams, < - 000 , =

one of whichisthe WashingtonSpirit who play at Audi Field NWSLannounced ’

that both Bay FCand Utah RoyalsFCwill begin play in 2024 and that 2026 is 1,000 2

targeted for two more expansionclubs Between 2013 and 2022, average 0 0

attendance per match increasedby approximately 85%. In 2022 average 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022

attendance Surpassedthe 2019 pre—COVID19 pandemic numbers NWSL Note: 2020 is excluded due to COVID and 2021 was also negatively impacted.

reportedthat total attendanceexceededone million in both 2022and 2023 Source: - NWSL website; Stadium Soccer Digest; other secondary sources.
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stadium in 2024. The $120 million CPKC Stadium, which will have a seating capacity of 11,500 that is expandable ®td2,008,90ccer stadium purpodauilt
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ThenewlyannouncedJSLSuperLeagueis aprofessionaix 1 | A $o6cé&leagueslatedto beginplayin August2024asa Divisiontl sanctionedorganization The USL

SuperLeaguewill sit at the top of the 5 3 , youth-to-pro x | | A path@ay. Thevisionfor the initial seasonisto have10to 12teams. Eight markets havealready
been announcedincluding Washington,D.C. whose team will be a partnershipbetween Attain Sports and Entertainmentand the D.C. United ownershipgroup.
Additional initial markets are expectedto be announcedlater. Fiveother marketshave beenidentified to join the 2025seasonor soonthereafter. The USLSuper
Leaguewill be the only Americansoccerleaguealignedwith the globalC A | Arédiflonal club calendar,running from Augustto June Thisapproachcould provide
someunigqueopportunitiesfrom afan, player,businesperspective
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Introduction & Project Background

In addition to MLS Next Pro and other professionalleagues,the
proposednew stadiumis expectedto host additionalsportsactivities,

U.S. Participation in Select Sports - Population Aged 6+ (in thousands)

2021-202:
amongother events 2017 2018 2019 2020 2021 2022 Change
. . . Soccer (Total) 11,924 11,405 11,913 12,444 12,556 13,018 3.7%

Demand for new sports facilities is often driven by sports .
L. . . . Soccer (Casual) <49 times per year 6,665 6,430 6,864 8,360 7,586 7,666 1.1%
part!c!patlon. .The adjacent table illustrates the annual number of | (Core) >50 times per year 525 4975 5050 4084 4970 5352 .
participants in select outdoor sports and the frequency of [ ——— TomD o1 2098 2115 1ss4 1oz 1s7s oo

participation. Participation data was obtained from Sports Business |, ...osce (Casual) <40 times peryear 1142 1036 1021 902 1009 999
ResearCH\letwork (SBRnet) a Ieadlng prOVIder Of SportS marketlng Lacrosse (Core) >50 times per year 1,030 1,061 1,094 982 883 876

-1.0%

-0.8%

researchin the U.S. SBRnetoffers an all-encompassingperspective  |rugoy (totan 1621 1560 1302 1242 1238 1166 5.8%
on the sports business, drawing upon syndicated and custom  |rugby (Casual) <49 times peryear 1,097 998 835 807 778 758 -2.6%
proprietary market research,industry reports and licensedindustry  [Rugby (Core) >50 times per year 524 562 557 435 460 408 -11.3%

articles SBRnetprovidesnationwide analysisof statistical trendsin  source: Sports Business Research Network.
each major segment of the sports market and the extent to which
they interrelate.

2022 Sports Total Participation by Geographic Region (% of Participants)

Geographic Region Soccer Lacrosse [2{1[s]0)Y;
As sh in the US. h teadil . South Atlantic 22% 24% 21%
Ss ov.vn,soccerln. e U.S. hasgrown steadilyyear over year smge Pacific 19% 3% 2%
2018 with a 3.7 increase between 2021 and 2022 Maryland is Middle Atlantic 14% 24% 22%
considereda hotbed for outdoor sportsincludingsoccerjacrosseand East North Central 14% 11% 11%
) T s c oM A e o2z West South Central 10% 5% 10%
rugby. The State is commonly referredto asthe O1 A A Cepit@l 6fA East South Central 506 20 206
the U.S.6 and soccerhas continued to grow at variouslevel of play, Mountain 7% 7% 8%
. . West North Central 6% 6% 3%
from youth and h.|gh school sqccer to college aqd prof.essmn'al New England % 8% 2%
leagues SBRclassifiesMarylandin the South Atlantic Region This Total 101% 100% 102%
region haS the h|gheSt percentageSOf participation in both soccer Notes: Sports Business Research Network classifies Maryland in the South Atlantic R
. . Not all totals add to 100% due to rounding.
andlacrosseat 22% and 24%, respectively Theregionalsohasone of Source: Sports Business Research Network.

the highestnumber of rugby participants
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Introduction & Project Background

Purpose of the Study

Giventhis backdrop,the Maryland Stadium Authority (MSA)and D.C. United
retained CrossroadsConsulting Services, LLC (CrossroadsConsulting) to
conducta study that assesseshe merits of developinga proposednew multi-
usesoccerstadiumto accommodatethe D.C.5 T E OMEX TP team aswell
asother sportsand entertainmenteventsthat couldattract both residentsand
out-of-town visitors At this juncture,the economicimpactanalysisincludedin
this report is non-site specificother than the fact that the site will be in or near
Baltimore City. As part of the study effort, the MSAand D.C. United identified
potential sites for the proposed new soccer stadium. Populous, a global
architecturaldesignfirm, wasengagedto evaluatethe identified sitesaswell
as provide a summaryof significant strengths and challengesassociatedwith
eachpotential site.

The researchand analysiscontainedin this report are intended to allow MSA
and D.C. United to draw informed conclusionsregardingfuture development
of the proposednew multi-usesoccerstadiumin the Baltimorearea

Work Plan

Specific tasks completed as part of this analysis include, but were not limited

to, the following:

T Conducteda kickoff meeting with MSA and D.C. United representatives
to develop an understandingof the background,history and key issues
relatedto the study; confirm the study scopeand objectives and discuss
the proposedpreliminaryprogramunderconsideration

CROSSROADS
CONSULTING

Worked with MSA and D.C. United to identify existing facilities/sitesin
the Baltimore Metro Areathat could potentially host an MLS NEXTPro
club as the primary sports tenant in their current condition or with
relativelyminimal enhancements

Obtainedrelevantinformation on eachprospectivesite location that was
availablefrom publicsourcesaswell asfrom specificsite owners

Performed a cursory analysis of local market attributes including
demographic and socioeconomic metrics, transportation access,
employment baseand the supply of existing outdoor sports facilities in
the areathat hostsimilareventactivity.

Conducted limited market outreach with key stakeholders such as
Maryland Sportsto obtain their perspectiveon market opportunities for
the proposedstadiumaswell ason potential site locations

Touredand analyzedpotential site locationsthat were identified by MSA
and D.C. United utilizing a site evaluation matrix with an agreed upon
criteriaandweighting factor that rankedeachof the sites

Estimatedthe net new economicimpacts (i.e., spending,jobs and labor
income)andtax revenuesat the State levelassociatedwith operationsof
the proposednewsoccerstadium.

Summarizedfindingsin awritten report.

11
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Local Market Conditions

It is important to understandthe general market conditions in which the

proposedmulti-usestadiumwould operate. Thissectionof the report profiles
local market characteristics including demographic and socioeconomic
statistics, tapestry segmentation transportation access,area employment
and the supply of area facilities. Factors such as demographic and

socioeconomiaconditions,the vibrancyof the areaimmediately surrounding
a facility and overall destination appealto both event planners/promoters
and attendeescan all impact a ££A A Edvdiad tbtg@titivenesswithin the

broadermarketplace

As previously mentioned, activity at the proposed multi-use stadium is

anticipated to be diverse and include sporting events, concerts, special
eventsand community activities. Dependingon the scopeand nature of the

event, thesetypes of facilities candraw both arearesidentsand out-of-town

attendees Localeventssuchascivic/communityactivitiestend to draw from

a relatively close geographicareawhile large sporting events/competitions,
concertsand specialeventscanattract patronsfrom abroadermarketarea

When deciding where to host their events, event promoters/producers
typically considerfactors such as population, age distribution and income
characteristicsaccessibilityto the populationbase aswell asfacility building

program and supporting infrastructure The importance that event
promoters/producergplaceon eachof thesefactorsdiffers dependingon the

type of event

CROSSROADS
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Market dynamicswill alsoimpact the amount, type, and successof planned
ancillary development near the stadium. These dynamics are particularly
important to professionalsportsteam managementand event promoters as
providing an enticing destination area with restaurant and entertainment
opportunities can be an influential factor on potential A O O A T dedsh® &
making.

This analysisprofiles the City of Baltimore, a 30-minute drive time from the
center of downtown Baltimore, and the Baltimore-ColumbiaTowson, MD
Metropolitan Statistical Area (Baltimore Metro Area)which are illustrated on
the following maps Theseprofiled geographicareasare not intended to
directly correlate to potential market demand but rather to illustrate the
characteristicsof the market within which the proposednew stadiumwould
operate. Statisticsfor the State and the U.S. are also providedasa point of
reference

Key demographicstatistics shownin this report are basedon data supplied
by Esri, which is a global market leader in geographicinformation system
(GIS)software,locationintelligenceand mapping

13



Geographic Footprints

The proposedlocation for the proposednew
stadiumisin or nearthe City of Baltimore.

City of Baltimore
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A large portion of event attendance and
participantsis likely to come from within a

30-minute drivetime.

30-Minute Drive from Baltimore
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Certain specialevents such as sports, concerts, and
festivalscandraw attendancefrom abroaderarealike

the Baltimore Metro Area
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Key Demographic and Socioeconomic Data

Population Density Map

Thissectionsummarizeskey findingsfrom the analysisof demographicand socioeconomiaata. _ _ _ T
City of Baltimore & 3GMinute Drive Time

Population ; FTPALE é ; | e ‘
Population serves as a base from which events at the proposed new stadium can draw =~ = = N s (', & ey e/

attendance As previouslymentioned, dependingon the scopeand nature of the event, these i /4 21,3‘% e
typesof facilitiescandraw both arearesidentsand out-of-town attendees X AL X & i‘ﬁ,,

Asshownin the following table, Esriestimatesthat the 2023populationis 573794 in the City of ,
Baltimore and nearly 1.9 million in the 30-minute drive time. The 2023 population in the
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Baltimore Metro Area,whichconsistsof AnneArundel,Baltimore County,Baltimore City, Carroll, ; owg,a,gg;;
~ = a . . - i R e - )5 PR
Harford, Howard,andQueen! 1 1 dodnfles,isapproximately2.9 million. I ;g?z,‘}gé‘gr
w4 § L O SV v e g T
Overthe next five years,the populationin the City of Baltimore is expectedto realizea minimal X_a w N@i e i
decreasein population. While the other profiled geographicareasare projectedto increasein -l¢!;‘1"\ é:'%.g’.ﬁ =
. . . . . . .. i 3 v
populationduring this sameperiod, the annualprojectedgrowth rate is minimal. / B Qﬂ%}%”'gnfﬁgﬁ\
Total Population X ! Qf:{g? ‘ Q’
=5 '97\&’. >
Cityof  30- Minute Baltimore State of \\&\%‘7‘5‘5‘&3‘%@‘{0“‘ “gi‘ig,* \ _ _
Population Summary Baltimore  Drive Time  Metro Area Maryland ) SN S A ;’ '?({ ¢ “{'&?@ vy 2023 Population Densty
2010 Total Population 620,961 r 2,710,489 ) 308,745,53 . ‘,‘;&‘}‘\" %ﬁﬁgﬁ LPEP (m a2 w99
2020 Total Population 585,708 331,449,28 .}&'&Q‘ &> &&ﬁ\“\i“h_ maom o ae e
AR P ’é’;%wﬁ),"p,, W 234953 o £34913
2023 Total Population 573,794 337,470,18 F T N LA KAL) "-'-15"-’
2028 Total Population 566,461 342,640,12 "% st 3 "A 'Q\' ~§¢ 30025 o 23,8937
2010-2020 Annual Rate -0.579 0.749 7 : / *ﬁ.k» 60813 o 13,0028
2020-2023 Annual Rate -0.689 0.619 / T N o
2023-2028 Annual Growth Rate (Projected) -0.269 0.309 Laled N f o2 | U w 80812
Source Esri. Source: Esri.
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IncomeDistribution Median Household Income Density Map
City of Baltimore & 3GMinute Drive Time

Income offers a broad measurementof spendingpotential for a specific population ,

becauseit indicates the general ability of individuals or householdsto purchasea ( 1 ﬂmw
variety of goods and servicesincluding admissionto events and participation in ~ el
activitiessuchassoccer

In 2023 the City of " A1 O E méd@indueholdincome ($55,224) is significantly LY NES
lower than the other profiled areas However,the medianhouseholdincomein the 30 p
minute drivetime andthe Metro Areaare higherthan that for the U.S. :
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2023 Household Income Distribution Baltimore Drive Time Metro Area Maryland ‘ - f(; ,‘.Q’__‘
Less than $15,000 17.69 10.39 8.5% 7.8% 9.5% -~ 2551 @f{'& .
$15,000 to $24,999 8.6% 6.1% 5.1% 5.0% 7.1% K LRS!
$25,000 to $34,999 8.294 6.6% 5.7% 5.3 7.4% ,
$35,000 to $49,999 10.79 9.4% 8.5% 8.2% 10.89 f
$50,000 to $74,999 17.99 15.69 14.79 14.19 16.59
$75,000 to $99,999 11.49 12.19 12.19 12.29 12.89 z {
$100,000 to $149,999 11.59 16.59 17.89 18.89 16.99 % ’
$150,000 to $199,999 6.3% 10.49 11.89 11.99 8.6% =% o
$200,000+ 8.0% 12.9 15.99 16.79 10.69
2023 Median Houzehold Income

2023 Median Household Income $55,224 $78,17¢ $89,241 $93,432 $72,603 R m $153053 o $200,001
2028 Median Household Income (Projectef) $59,514 $86,664 $100,491 $103,781 $82,41( N }
2023-2028 Annual Growth Rate (Projected 1.6% 2,29 2.5% 2,20 2.7% g W 107282 w $155,082

$73244 1w $107281
2023 Average Household Income $88,914 $116,821 $130,49¢ $134,13( $107,004 e simsmr w5323
2028 Average Household Income (Projected)  $101,351 $132,281 $146,931 $150,721 $122,044 L ' o
2023-2028 Annual Growth Rate (Projectedl) 2.8% 2.6% 2.5% 2.5% 2.8% 2_; 0 o $43,554
Source Esri. Source: Esri.
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AgeAttributes Ethnicity

Analysisby age group is helpful since certain events are targeted toward More than one-half of the population in the City of Baltimore (58.5%) is
consumerswho fall within specificage categories In 2023 the medianagein Black/AfricanAmerican Within a 30-minute drive, 41.9% of the population
the City of Baltimoreis 36.9 yearsold whichis youngerthan the medianages iIsWhite and 37.8% is Black/AfricanAmerican

for the 30-minute drive time (38.6 yearsold) and the Baltimore Metro Area

(40yearsold) SportsBusinesResearchNetwork (SBRYeportedtotal U.S. participationin
' soccer by ethnicity as 65% Caucasian/White20% Hispanic,8% African

A surveyconductedin April 2022 by Morning Consultingcited that the age American/Black6% Asian/Pacifidslander,1% other.

segmentsbetween 18-34 and 3544 represented54% of those identifying as

soccerfans. PerEsri,the City of Baltimore agedistribution between15and 44

makesup 44% of the population and 41% of the populationin the 30-minute

drivetime. Thisdemographicis favorableasatarget market for soccer

Two of MLSNEXTO O Tc@ntnitments are to empower local communities
and establisha platform for innovation and diversity. The demographicsof
the area,combinedwith MLSNext 0 O Tcdm@nitment to diversity, provides
an opportunity to grow the sport by creating an accessibleand positive
soccerexperiencefor individualsfrom different ethnic backgrounds

2023 Age Distribution
Race/Ethnicity
20.0%
Cityof  30- Minute Baltimore State of
15.0% 2023 Population by Race/Ethnicity Baltimore Drive Time  Metro Area Maryland
’ Black/African American Alone 58.59 37.89 28.99 29.79 12.59
White Alone 26.6% 41.99 52.79 47.49 60.6Y
10.0% Two or More Races 5.7% 7.0% 7.19% 8.19 10.69
Other Race 5.09% 4.9% 4.29% 7.0% 8.7%
Asian Alone 3.7% 7.9% 6.7% 7.1% 6.2%
5.0% American Indian Alone 0.4% 0.4% 0.4% 0.59 1.1%
Pacific Islander Alone 0.0% 0.0% 0.0% 0.19 0.2%
0.0% Hispanic Origin 8.3% 8.9% 8.2 12.69 19.49
Non-Hispanic Origin 91.79 91.19 91.89 87.49 80.6Y
Under14 Age15-24 Age25-34 Age35-44 Aged5-54 Age55-64 Age 65+ . —
Note:  Persons of Hispanic Origin maybe of any race.
. . R . R Sorted in d di der b lation in the City of Balti .
m City of Baltimore m 30-Minute Drive ® Baltimore Metro Area Source: Ezrie i descending orderby population In the City of Bafumore
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Tapestry Segmentation

According to Esri, tapestry segmentation classifies neighborhoods into 67 segments on both demographics and
socioeconomiattributes. They summarizelifestyle choicesaswell aswhat peoplebuy and how peoplespendfree time. The
top tapestry segments for the 30-minute drive time include Enterprising Professionals,Parks and Rec, and Family
Foundations Thefollowing providesa brief descriptionof eachof thesethree tapestry segmentsasdefined by Esri

A Enterprising Professionals (10.4% of 2023Households) Residentsare well educatedand climbing the ladderin STEM
(.e., sciencetechnology,engineering,and mathematics)occupations Theychangejobs often andtherefore chooseto live
in condos,townhomes, or apartments many still rent their homes The market is fast-growing, located in lower-density
diverseneighborhoodsof large metro areas Thisyoungmarket makesoverone and a half times moreincomethan the US
median, supplementing their income with investments At home, they enjoy the internet and TV on high-speed
connectionswith premierchannelsandservices

A Parksand Rec(10.1% of 2023Households) Thesesuburbaniteshaveachievedthe dream of home-ownership Theyhave
purchasedhomesthat are within their means Their homesare older, and townhomesand duplexesare not uncommon
Many of these families are two-income married couplesapproachingretirement age; they are comfortable in their jobs
andtheir homes,budget wisely,but do not plan on retiring anytime soonor moving. Neighborhoodsare well established,
asarethe amenitiesand programsthat supportedtheir now independentchildrenthrough schooland college Theappeal
of thesekid-friendly neighborhoodsis now attracting a new generationof youngcouples

A Family Foundations(5.8% of 2023Households) Familyand faith arethe cornerstonesof life in these communities Older
children, still living at home, working toward financial independence, are common within these households
Neighborhoodsare stable little householdgrowth has occurredfor more than a decade Many residentswork in the
health-careindustry or public administrationacrossall levelsof government Style is important to these consumerswho
spendon clothing for themselvesandtheir childrenaswell ason smartphones

18

C‘CROSSROADS
CONSULTING



Sports and Leisure Market Potential

Sportsand leisuremarket potential data providesinsightinto how people

spendtheir time andwhat they valuein a geographicarea Sports and Leisure Market Potential 30-Minute Drive Time
] ) ) Product/C Behavi Expected Number Of P

Basedon data from Esri,the adjacenttable summarizesthe number of roduct-onsumer benavior Adults/HHs SEEEY
estimatedadults or householdsin an areathat are expectedto engagein Watched Sports on TV 894,796 60.9% 29
a certain activity or their level of commitment within a 30-minute drive Watched International Soccer on TV 90,254 6.1% 106
time from the centerof Baltimore. Watched World Cup Soccer on TV 88,586 6.0% 112

_ _ o Watched MLS Soccer on TV 76,796 5.2% 108
The Market Potential Index (MPI) measuresthe relative likelihood of the Watched U.S. Men's Soccer National Team on TV 57,684 3.9% 110
adults or householdsin the geographicareato exhibit certain behavior Watched U.S. Women's Soccer National Team on TV 55,842 3.8% 111
compared to the U.S. population. A MPI of 100 representsthe U.S. Participated in Soccer/12 Mo 47,931 3.3% 104
average Intl Soccer Super Fan(10-10 on 10 Scale) 35,246 2.4% 105

MLS Soccer Super Fan (10-10 on 10 Scale) 16,613 1.1% 96

Of the categoriesdirectly related to soccer,all but the MLS SoccerSuper Notes: MPI denotes Market Potential Index.
Fanhad a MPIl abovethat of the U.S. population Within this geographic Sorted by expected number of adults/households.

area, 76,796 adults or householdsare expectedto watch MLSon TV and Source:  Esri.
the MPI at 108 is 8% higher than the U.S. average The overarching

interestin soccerexceedsthat of the U.S. which canindicate a favorable

market.

Inaddition, nearlythe samenumberof householdsare expectedto watch
the US. - AT 8docer National Team and the U.S. 71 | A 1S6oter
National Team which is consistent with the increased popularity of
x T | Alsded@r Recentresearchfrom NRG cited that the National
71 1 A Bdcc@reague(NWSL)rankedhighestin momentum compared
to all other sportsbrands,includingi A T spdbts
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Household Budget Expenditures

The adjacentgraphicillustratesthe percentageof budget for householdswithin a 30-minute

drive time of the City Center spent on variousitems. Outside of essentialitems such as
housing,food, transportationand health care,entertainmentand recreationaccountsfor the

highest percentageof spending Items ranking lower than entertainment and recreationare

within the O/ O EcAt€yory,including householdfurnishings,householdoperations,apparel
and services,education, personal care products and services,and support payments/cash
contributions/gifts of kind.

% O (BpedidingPotential Index(SPI)is householdbasedand representsthe amount spentfor
products or servicesrelative to a national averageof 100 Accordingto Esri,entertainment
andrecreationhasa SPlof 106 suggestinghouseholdswithin a 30-minute drive time spend
more on entertainmentandrecreationthan the averageU.S. household

CROSSROADS
CONSULTING

2023 Household Budget Expenditures (BOnute Drive Time)

) ] Health Carg7.7%
Pensions and Social

Security 10.6% Entertainment and
Recreation4.0%

Transportation
10.9%
Other, 21.6%

Food 11.5%

= Housing 33.7%
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Transportation Access

Timonium Easeof accessto a market for attendeesis one

Owings Mils o sooenone & @ & factor that sports organizers/event promoters
b @ consider when selecting a location and venue to
W@ @ @ el host their event Baltimore has excellent highway
@ g Yoo = N accessand is accessiblevia multiple interstates

@ . includingl-95, I-695, 1-195 I-97, I-70, and I-83

= In addition to ride shareand taxi servicesthere are
@ = several public transportation options in Baltimore
. s 0 Rosegsle includingthe Baltimore Water Taxi,the CharmCity
e -y ' 29 = @ Circulatorand the Maryland Transit Administration
@ % 2 ® . (MTA) Bus System MTA also operatesthe Metro
A - G, W o) b = = SubwayLink and Light RailLinkwhich runs north
<ot Gty TN & and south between Baltimore/Washington
: 5 ST International Thurgood Marshall Airport (BWI),

) Kaemoe | @ % _ == GlenBurnieandHuntValley.

T @ » BWIis about a 30-minute drive from the center of
Helgnts T Baltimore. In 2022 BWI had approximately 112
Y O ot million enplanementswhich the Federal Aviation
& D e @@ Gl & Administration definesas domestic, territorial, and

o S termational.// Gen sl international passengerswvho board an aircraft in
S r; scheduledand non-scheduledserviceof aircraft.

Elkrioge
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Area Employment Base

The composition of an A O A éplGyment by industry is a considerationwhen -

. . ] a . L City of Baltimore 30-Minute Drive Time
targeting variouseventsand/orseekingadvertisingand sponsorshippportunities Industry Total Jobs % of Total  Total Jobs % of Total
at the proposed new stadium. A broad workforce distribution helps lessena e oo Itk oo I
~ o s s M A oA N = z . . etail Trade , .39 , .39
A I I I O I E@éﬂlmﬁby on Support from any Slngle IndUStry Segment Public Administration 22,936 8.2% 89,461 9.4%
Employment diversification helps a local economy withstand economic Transportation/Utilties 20608 74% 61861  6.5%
downturnsdue to dependencyupon one industry; should one industry fail, there ;2:3::0’133:?”“’%6" Estate pptiees Iy I I
areothersuponwhichthe localeconomycanrely. Construction 13985 509  52344|  55%

Information 5,035 1.8% 17,131 1.8%

While Baltimore offers employment in various industries, the servicesindustry Wholesale Trade 3636 139 16179 170
comprisesmore than 50% of total jobs in both the City and within a 30-minute Agriculture/Mining 839 0.3% 2855 0.3%

. . Total 279,708 100% 951,711 100%
d rve tl me. Note: Sorted in descending order by total jobs in the City of Baltimore.

. . . . . Source: Esti.
The number and type of firms in the area can play a role in securingfacility
advertising/sponsorshipand selling premium seating at the proposed new Baltimore City - Principal Employers
. Employees % of Total

Stadlum Government 71,904 46%

H H : e H . 0 H State 36,995 23% Government
Governmentls a prlnplpal employer within the City Wl'tl.’] 46% of t.he working Other Government Authority 23,75 Lo ovemnment
population employed in some type of government position. The private sector Federal 11,157 7% Government
represents54% of the workforce, which is primarily concentratedin healthcare Binvale E51005 Sa%]

d d t John Hopkins Hospital and Health System 20,845 13% Healthcare
andeducaton John Hopkins University 18,600 12% Education
University of Maryland Medical System 11,450 7% Healthcare
University System of Maryland 8,965 6% Education
MedStar Health 6,175 4% Healthcare
LifeBridge Health - Sinai 5,315 3% Healthcare
Amazon.com 4,500 3% Retail
Mercy Health Services 4,030 3% Healthcare
St. Agnes HealthCare 3,265 2% Healthcare
Exelon / Constellation Energy / BGE 2,950 2% Utilities
Total 157,999 100%

Note:  Sorted in descending order by number of employees.

Source: City of Baltimore 2022 Comprehensive Annual Financial Report
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Supply of Area Facllities

There are multiple outdoor sports facilities in the Baltimore areawith varying seating capacities Factorssuchas size, program elements, configuration, age,
market focusand date availabilityimpact how competitive areafacilities may be to the proposednew soccerstadium. Forinstance,stadiumssuchasM&T Bank
Stadium, SECUStadiumand Navy-Marine CorpsMemorial Stadiumwould generallynot compete with the proposednew soccerstadium given their significant
larger seatingcapacities

As part of the market overview,the table below profiles the primary outdoor stadiums/fieldsin the Baltimore areawith a seating capacity between 3,000 and
12,000 that host soccerand/or other similar event activity like lacrosseor rugby that is envisionedto be held at the proposednew stadium The profiled list of
facilitiesisnot meantto be anall-inclusiveinventory.

Other than the Maryland SoccerPlexthe other profiled facilities are affiliated with institutions of higher learner which typically limits schedulingand date
availabilityfor other users

Select Area Outdoor Stadiums - Seating Capacity Between 3,000 and 12,000

- SEEE U] : :
Facility Name Capacity Primary Tenant Primary Uses
Johnny Unitas Stadium 11,198 Towson University Collegiate Football & Lacrosse
Hughes Stadium 10,000 Morgan State University Collegiate Football
Homewood Field 8,500 Johns Hopkins University Collegiate Soccer, |_.acrosse, Field Hockey

Football, Premier League Lacrosse

Ludwig Field 7,000 University of Maryland Collegiate Soccer
Ridley Athletic Complex 6,000 Loyola University Collegiate Soccer & Lacrosse
Maryland SoccerPlex 5,000 Major League Rugby* Soccer, Lacrosse, Rugby
UMBC Stadium 4,000 University of Maryland, Baltimore County Collegiate Lacrosse
UMBC Retriever Soccer Park 3,000 University of Maryland, Baltimore County Collegiate Soccer
CCBC Essex Stadium 3,000 Community College of Baltimore County - Essex Collegiate Soccer & Lacrosse

Notes: * Scheduled to begin playin the 2024 season.
Sorted in descending order by capacity.
Sources: Facility websites; other research.

A mapdepictingthe locationof eachprofiled facility is providedon the next page
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Map of Area Facilities

Johnny Unitas Stadium
Hughes Stadium
Homewood Field
Ludwig Field

Ridley Athletic Complex
Maryland SoccerPlex

UMBC Stadium

UMBC Retriever Soccer
Park

CCBC Essex Stadium
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3. Site Fit Analysis
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Site Fit AnalysisOverview

As part of their collective strategic planning efforts, Populous a global architecturaldesignfirm,
wastaskedwith conducing a site fit analysisfor the proposednew soccerstadiumto be locatedin
Batimore, Maryland Four sites were identified by D.C. United and analyzedfor their overall
appropriatenesgo accommalate the developmentof anew stadiumto serveashometo the D.C.
51 E Odevelmnental club, as well as to host other sports, entertainment and community
activities Threeof the sites, the CarrollParkSite, the SwannParkSite andthe ReedbirdParkSite
arelocatedproximateto one anotheralongthe southwestedgeof the downtown Baltimoreurban
core, while the fourth site, the UMBCSite, occursjust beyond the 1-695 loop in the southwest
portion of the Baltimoremetropolitanarea

Program Assumptions

The new MLS NEXT Stadium is assumedto have a capacity of 7,500 patrons, expandableto

10,000. A soccerstadium of this type will typically occupya footprint of approximately7 acres

Basedon the fact that all the sites are remote from " A1 O E bxistiddli§hOrail and subway
system, it is further assumedthat 90% of fanswill be driving to stadium events,with the other
1% potentially utilizing alternative forms of transportation such as rideshare,bus transit and
bicycle Forthe purposeof this study, it isassumedhat a preliminaryratio of three fansper caris
appropriate Thisratio resultsin the needfor 2,250 parkingspaceso accommodateanticipated
event day parking demand This quantity of surfaceparking will likely require 18 Acres+/-. It is
generallydesirablefor the majority of fan parkingto occurwithin a 1/4 mile to /2 mile radiusfrom

the stadium,which equatesto a 5-10minute walk. It isreasonableto assumethat someportion of
the availableparkingcanoccurup to 34 of a mile awayfrom the stadium,equatingto a 15minute
walk, but that distancewill likely be perceivedas excessivefor many fans Shouldthe stadium
expandto a capacityof 10,000 patrons,the requiredparking programwould expandaccordinglyto

3,000 spaces,an increaseof 750spaces Additionally, a full-sized practice soccerpitch is to be
locatedon the Site, requiringanadditional2 Acres+/-.

Site Location and Context Plan
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Site Fit Analysis Methodology

A Site EvaluationMatrix was utilized to evaluateand comparethe variouscharacteristicsand
featuresof the four Sitesincludedin the study. Fourbasicgroupingsof criteriawere developed
with a seriesof subcategoriedor eachgrouping Thesegroupingsand subcategoriesncluded
the following:

PhysicalSite Factors

72 Site SizeandConfigurationto accommodatethe stadium anda practicepitch
Ability of Siteto accommodatefuture stadiumexparsionandparking
Topography
Adequacy/proximityof existingutility infrastructure
Conflictswith existingutility infrastructure

Needfor off-Siteinfrastructureimprovements(sidevalks/streets other
infrastructure)

7 Environmentatemediationrequired

72 Sitereadinesdo build (prep/clearing/demaequired)

Site Procurement

72 Propertyownership/quantity of properties tassemble

15000
NS ol

Site Location an Context Plan
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Site Fit Analysis- AOET AT I T CU j AT 1T O6AQ

VehicularAccess/Parking/Pedestriar\ccess

Vehicularaccesdo parking

Pedestrianaccesdrom stadiumto parking

Proximityto availablepublicparkingwithin a 3/4Mile radius(1/4- 1/2Mile
preferred)

Ability to accommodateVIPparkingon-site

Ability to providerequiredparkingon-site (assumingpublic parking
inventoryisinadequate)

Potentialfor schedulingconflicts/competitionfor parking

Accesdo existingpublictransit
Urban Designissues
Proximityto existingdevelopmentdistricts/civicamenties/places ovalue

Potential catalystfor development

Visibility/civicimage/communitypresence

Compatibilitywith adjacentlanduses

Ty

Site Location d Context Plan |
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Site Fit Analysis- AOET AT I T CU j AT 1T O6AQ

WeightingCharacterizations

1. SomeBenefit
2. Important
3. Critical

Eachsubcategorywasthen assigneda raw scoreasit pertained to eachof the four sites The
raw scoreoptionswere characterizecasExcellent(5), Good(4), Average(3), BelowAverage(2),
andPoor(1). Theweighted multiplier wasthen multiplied by the raw scoreto attain afinal score
for eachsubcategory Finalscoresfor eachsubcategorytotaling 10-15are highlighted in green
on the matrix, and representsignificant strengths for a particular site, while final scoresfor
eachsubcategorytotaling 1-5 are highlighted in red, and representsignificantchallengesfor a
particularsite.

Summary/Conclusion

Eachof the four sites analyzedoffered a wide range of strengths and challengeswhen
comparedto the other sitesin the study. Thefinal rankingand associatedscoringfor each
site areasfollows:

1st(156points): CarrollParksSite

2nd(149points): ReedbirdParkSite

3rd(129points): SwannParkSite

4th (124points): UMBCSite

sl

Site Location an Context Plan
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Site Evaluation Matrix

Q = )] [ = [7)
§ o . 0 g n L 0 g
g 5 & 5 0 5 & 5 O
D.C. United MLS NEXT Pro Soccer Stadium Study B - - % 3 e s & 3
2 ©° o c = © o c >
g 5§ %5 = § § >
(8} 3:) %) (S} & (7]

CATEGORY CRITERIA - WEIGHTING FACTOR
Physical Site FactorsSite Size and Configuration (Stadium & Practice Pitch) 3112|112 | 9 3 [Critical 4 4 3 1
Ability of Site to Accommodate Future Stadium Expansion 3115|115 | 6 2 |Important 5 5 2 1
Topography 2 6 6 | 8 6 1 |Some Benefit 3 3 4 8
Adequacy/Proximity of Existing Utility Infrastructure 2 6 6 | 6 6 3 3 3 3
Conflicts With Existing Utility Infrastructure 2 8 6 8 |SCORING 4 3 2 4
Need For Off-Site Improvements (Sidewalks/Streets/Other Infrastructure)| 2 6 2 2 2 8
Environmental Remediation/Flood Plain 2 6 6 8 5 |Excellent 3 3 1 4
Site Readiness To Build (Prep/Clearing/Demo Required) 2| 8 8 | 8 6 4 |Good 4 | 4| 4 8

Subtotal 65 | 63 | 47| 46 | 3 |Average
2 |Below Average
Site Procurement  [Property Ownership/Quantity of Properties to Assemble 3115|115 |15| 9 1 |Poor 5 5 5 3
Subtotal

Vehicular Access/ |Vehicular Access to Parking 3 2 1 3 5
Parking/Pedestrian |Pedestrian Access to Parking from Stadium 3 4 4 1 8
Access Availibility of Public Parking 3/4 Mile Radius (1/4 - 1/2 Mile Preferred) 2 1 1 1 5
Ability to Accommodate VIP Parking On-Site (1/8 Mile or Closer) 2 5 5 1 1
Ability To Provide Required Parking (Assuming Public Inventory Inadequatg) 4 | 4 1 3
Potential For Scheduling Conflicts/Competition for Parking 2 5 5| 3 1
Access To Alternative Transportation/Public Transit 2 3 3 1 1

Subtotal 58 | 55 | 27| 49
Urban Design IssuegProximity to Existing Development Districts/Civic Amenities/Places of Valu@ 10 2 2 5 2
Potential Catalyst for Development 2 10 2 2 5 2
Visibility/Civic Image/Community Presence 2 10 2 2 5 2
Compatibility With Adjacent Land Uses 2 6 10| 8 3 2 5 4

Subtotal 18 | 16 | 40| 20

TOTAL 156 | 149|129 124

| 30
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Site Fit AnalysisCarroll Park Site
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PhysicalSite Factors

The Carroll Park Site is approximately 67 acresin size and is located approximatelytwo (2)
miles southwestof the center of Downtown Baltimore. The Site is currently occupiedby the
Carroll Park Golf Course,a nine-hole executivecourseowned by the City of Baltimore. The
Siteis borderedon the south by the 1-95 Corridorand WashingtonBoulevard,on the west by
the GwynnsFallsstream, on the north by the CSX/B&ORailroadline, and on the east by
privatelyownedcommercial/warehouseses

The Site is large enough to accommodate the primary program elements
(stadium/parking/practice pitch) and should be able to accommodate future expansion
Requiredenvironmentalremedaition for the site is unknownat this time. The Site hasbeena
golf coursesince1923 howeverit is not known what usesmay haveoccupiedthe Site prior to

. that time. Site demolition would be minimal for this site as the only existing structuresare

thosedirectly associatedwith the golf course
Utilites

Due to the developednature of the adjacent commercial/waréouse site to the east, the
existing utility infrastructure is likely adequateto accommodatethe stadium as currently
programmed Basedon information receivedfrom the City of Baltimore, there appearsto be
existingstorm sewer(pink),domesticwater (blue),and sanitarysewer(yellow)availablein the

. WashingtonBoulevard(Blvd) right of way (ROW),although sizeswere not indicated in the

information provided It is anticipated that stormwater will needto be managedon-site in
some capacityprior to being releasedinto the City systemor GwynnsFalls The Site should
be adequatelysizedto accommodatea storm water managementfacility if needed. There
appearsto be an existingsanitarysewerline and an existingstorm water line emanatingfrom
the adjacentproperty to the east through the Site. Additional information will needto be
obtainedto determinethe continuedneedfor theselinesor if they areableto be abandoned

31



Site Fit Analysis# AOOI I 1 O0AOE 3EOA

Topography

The3 E ChilgiGpdint currently occursin its northern portion at approximateElevation70, and
slopessouth approximately 408to the GwynnsFallswatershed Although the 3 E Cokebald
topography is pronounced,the topography where the stadium and assaiated parking would
likely be located (between the GwynnsFalls stream and the adjacent eastern property) is
relativelyflat andshouldnot presentasignificantchallenge

The 100yearflood plain (shownin blue hatch) associatedwith GwynnsFallsimposeson the
3 E Owksietn edge but shouldleave plenty of remainingroom to developthe stadium and
assaiated parkingwithout triggering U.S. Army Corpsof Engineersntervention.

Site Assembly/Procurement

. TheSiteisownedby the City of Baltimore.

‘“ 32
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Parking/\Vehicular& PedestrianAccess

Primaryregionalvehicularaccesgo the CarrollPark Site currently occursvia the Washington
Blvd exit from northbound I-95. The Site can also be accessedegionallyfrom Washington
BlvdviaMonroe Street-295BW Parkway/Russebbtreet. WashingtonBlvdbordering the Site

to the south representsthe only local/surfacestreet currently accessinghe Site. With less
than 3000of Site frontage on WashingtonBlvd, parkinglot accesgshownin light blue)will be

limited. Additionally, WashingtonBlvd only hasfour (4) travel lanescurrently, so it shouldbe

anticipatedthat a significantpinch point will occuron WashingtonBlvd for vehiclesentering
and leaving the Site before and after events at the stadium. Vehicularcongestionwill be

especiallypronouncedduring post-event vehicularegress Considerationshouldbe givento

widening and improving WashingtonBlvd to accommodateevent traffic shouldthis Site be
selectedfor the newstadium. Anadditionaloption might involve providinga secondvehicular
Site accesspoint (shownin yellow) at the northeast corner of the Site from Monroe Street.

Unfortunately, this would requirethe implementation of a railroad crossingwhich will require
permissionfrom the railroad Thisprocesss historicallytime consumingand complicatedand
isoften unsuccessful Thereisno publicparkingcurrentlylocatedwithin 1/2 mile of the Site so
all parkingwould needto be containedon the Site.

Alternativetransportationmodesto the Siteincludethe existinglight rail line (shownin green),
which occurseast of the Site at a distancein excessof one (1) mile, so few if any fanswould
likely find it usefulto accessthe Stadium The MTA Busroute occursalong Monroe Street
approximatdy one-third of a mile eastof the Site. Additionally, the GwynnsFallsTrail occurs
concurrentwith GwynnskFalls,which offersregionalbicycleaccesgo the Site.
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Site Fit Analysis# AOOI I 1 O0AOE 3EOA

UrbanDesignissues

A stadiumlocatedon this Site might feel secludedand somewhatisolateddue primarily to its

adjacentland uses,althoughthe stadium might be visibleto traffic on the adjacentelevatedI-

95 assuning the existing vegetation bordering the interstate were cleared It is difficult to

imagine a stadiumon this Site being a meaningfulcatalystfor additional developmentbased
on the islandlike nature of the Site, but that could changeshouldthe adjacentwarehouse
property to the eastbe procuredandtransformed Pigtown is aredevelopingdistrict eastof

the Site that might offer someinteresting synergy,but at approximatelythree-quartersof a

mile from the Siteto 0 E C O Iwsstefddgeit isbeginningto stretchthe limits of walkability.

Significant Strengths

Site Sizeand Configuration(Stadium& PracticePitch)
Ability to AccommodateFutureExpansion
PropertyOwnership/Assembly

PedestriamAccesgo ParkingFrom Stadium

Ability to ProvideVIPParkingOn-Site (1/8Mile or Closer)
Ability to ProvideRequired Parkin@n-Site

i G gl SchedulingConflicts/Competitiorfor Parking

‘“ 34
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Site Fit Analysis# AOOI I 1 O0AOE 3EOA

Significant Challenges

NeedForOff-Site Improvements

Availabilityof PublicParking
Proximityto ExistingDevelopmentDistricts/CivilAmenities/Place®f Value
PotentialDevelopmentCatalyst

Visibility/Civiclmage/CommunityPresence

Matrix Score/Rank: 156/1st
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Site Fit Analysis Reedbird Park Site
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PhysicalSite Factors

The ReedbirdPark Site is approximately54 acresin sizeand is located approximatelytwo and a quarter
miles southwest of the center of Downtown Baltimore. The Site is currently undevelopedwith the
exceptionof arecyclingcenter occupyingthe northern corner of the Site. The Site is bordered on the
south by the CSXRailLine, on the west by ReedbirdAvenue,on the north by the Middle BranchFitness
andWellnes<Lenter,andon the eastby the PatapscaRiver.

The site is large enough to accommodatethe primary program elements (stadium/parking/practice
pitch) and should be able to accommodatefuture expansion Requiredenvironmentalremediation for

the site is unknown at this time. Site demolition would be minimal for this site as the only existing

structuresarethosedirectly associatedwith the recyclingcenter.

Utilities

Basedon information receivedfrom the City of Baltimore, there appearsto be existing storm sewer
(pink), domesticwater (blue), and sanitary sewer (yellow) proximal to the Site, although sizeswere not

indicatedin the information provided It is anticipatedthat storm water will needto be managedon-site
in somecapacityprior to beingreleasedinto the City systemor to the adjacentriver. The Site shouldbe
adequatelysizedto accommodatea storm water managementfacility if needed An existingstorm and
anexsting sanitarysewerextendfrom CherrylandRoadeastto the river. Thestadiummay be locatedto

avoidthesesewersbut they mayneedto berelocatedshouldthe stadiumfootprint conflictwith them.

Topography

The O E Ohi§jidpdint currently occursin the southern portion of the Site at approximate Elevation 70,
slopingto approximateElevation20at the 3 E (prinéter. Assumingthe stadiumfootprint occursin the
north portion of the Site the existing topography should not pose too significant of a challengeto
accommodatethe footprint. However,a significantamount of earthwork and re-shapingof the Site will
needto occurto accommodatethe proposedparking.

The 100yearflood plain (shownin blue hatch) associatedwith the PatapscoRiverdoesnot extendinto
the Site.
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Site Assembly/Procurement

Thesite isownedby the City of Baltimore.

Parking/\Vehicular& PedestrianAccess

Regionalvehicularaccesgo the ReedbirdPark Site curently occursvia HanoverStreet from the I-
95 corridor to the north and via the I-895 corridor to the south. The Site is connectedto Hanover
Street via ReedbirdAvenue Reedbird Avenueis a narrow, residentiatscaledstreet that is likely
undersizedo the taskof delivering2,250carsto the Sitefor anevent TheSiteisalsoconnectedto
the regional transportation network via Cherryland Road, which is also residentiatscaled and
undersizedor the task

There are currently no public parking resourceswithin a half-mile radiusof the Site. Virtually all
required parking for a stadiumin this location would needto be construced. Thereis adequate
roomon-siteto constructthe 2,250spacegequiredto accommodatethe stadium

Alternative transportation modesto the Site includethe existinglight rail line and stop (shownin
green),which occursapproximatelythree-quartersof a mile west of the Site. The light rail stop is
fairly distant from the Site and there is currently no quality pedestrianinfrastructure in placeto
deliverpedestriango the Site from the light rail stop. SeveralMTABusstopsoccurproximalto the
Site,andthe GwynnsFallssharedusebike trail occursapproXmately one-half mile eastof the Site.
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Urban Designlssues

A stadiumlocatedon this Site might feel secludedand somewhatisolateddue primarily to its adjacent
land uses, although positive synergiescould occur with the adjacencyto the new Middle Branch
Fithessand WellnessCenter. Thetraffic generatedby a Stadiumin this location would not be viewed
positively by the adjacent residential neighborhoods It is difficult to imagine a stadium being a
meaningfulcatalystfor additionaldevelopmentduein part to the cul-de-sacnature of this Site.

Significant Strengths

Site Sizeand Configuration(Stadium& PracticePitch)
Ability to AccommodateFutureExpansion
PropertyOwnership/Assembly

PedestrianAccesdo ParkingFrom Stadium

Ability to ProvideVIPParkingOn-Site (1/8Mile or Closer)
Ability to ProvideRequiredParkingOn-Site
SchedulingConflicts/Competitiorfor Parking

Significant Challenges

NeedForOff-Site Improvements

Availabilityof PublicParking

Proximityto ExistingDevelopmentDistricts/CivicAmenities/Place®f Value
PotentialDevelopmentCatalyst
Visibility/Civiclmage/CommunityPresence

Compatibility With AdjacentLandUses

Matrix Score/Rank: 149/2nd 28
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PhysicalSite Factors

The SwannParkSite is approximatelyllacresin sizeandis located approximately2 miles south of the
center of Downtown Bakimore. The Site is currently occupied by the athletic fields. The Site is
borderedon the south by a rail line, on the west by the PaapscoRiver,on the north by a City-owned
pavedlot andthe I-95Corridor,andonthe eastby privatelyownedindustrial/warehouseise

Thesite is large enoughto accommodatethe stadiumfootprint, but expansionwill be difficult due to
the restrictednorth/south dimensionof the Site (5205+/-). It may be possibleto constructthe practice
soccerpitch on the Site, but there is no room left on the Site for parking. Requiredenvironmental
remediationfor the siteisunknownat this time.

Utilities

Basedon information receivedfrom the City of Baltimore, there appearsto be existing storm sewer
(pink), and domestic water (blue), availablein the McComasStreet ROW, although sizeswere not
indicated in the information provided It is assumedthat sanitary sewer and electrical are available
proximalto the Site dueto the developednature of the propertiesto the west. Thereisanexistingstorm
sewerlinerunningthroughthe middle of the Site eastto westthat mayrequirerelocation

Topography

The Site is relatively flat in nature, with the high point occurringat its eastern edge at approximate
Elevation19, slopingwestto anexistingseawallat the x A O Adg@atapproximateElevation6. The 100
year flood plain infringes significantly into the Site, occupying the western one-third of the Site
approximately It may be possibleto constructthe practice soccerpitch within the 100-yearflood plain
(shownin blue hatch)but constructingparkingor the soccerstadiumin the 100-yearflood plainwill result
in Army Corpsof Engineersnvolvementandsignificantpermitting andremedigion requirements
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Site Assembly/Procurement
Thesiteisownedby the City of Baltimore.

Parking/Vehicular& PedestrianAccess

Regionalehicularaccesgo the SwannParkSite currentlyoccursviathe HanoverStreetexit from north
andsouthboundI-95aswellasthe HanoverStreet Bridgesouth of the Site. HanoverStreet constitutes
the primaryaccesgoute onto the peninsulafrom both the north andthe south.

Thereare currentlyno public parkingresourceswithin a half-mile radiusof the Site. Virtually all required
parkingfor a stadiumin this location would needto be constructedoff-site in the neighboringBaltimore
PeninsulaDevelopment Dependingon where throughout the proposeddevelopmentthe new parking
resources would be implemented, it is likely that significant vehicular, pedestrian and utility
infrastructureimprovementswould berequired

Alternative transportation modesto the Site includethe existinglight rail line (shownin green),which

occursapproximatelyone-half mile west of the Site. Currentlythere is no pedestrianmeans of access
from the existing light rail line to the Site, but this could be remedied with the construction of the

proposedMiddlebranchTrail Bridge. Thisproposedbridge would alsoconnectpedestriansandbicyclists
to the surrounding regional trail system The MTA Bus route occurs along Hanover Street
approximatelyone-third of a mile eastof the Site.
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