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June 21,2022

Mr. Al Tyler, Vice President, Economic Development
Maryland Stadium Authority

Capital Projects Development Group

351 West Camden Street, Suite 300

Baltimore, MD 21201

Dear Mr. Tyler:

Crossroads Consulting Services LLC  has completed its  independent peer review of the study
and analysis conducted by Brailsford and Dunlavey related to a proposed new regional sports
center and enhanced and relocated outdoor fields onthe campus of Frostburg State University
This report summarizes our findings and principal conclusions from the research and analysis.

The findings contained in the report reflect analysis of information provided by secondary
sourcesthata re assumed to be correct. We have utilized sources that are deemed to be reliable

but cannot guarantee their accuracy. We have no obligation, unless subsequently engaged, to

update our report or revise the information contained therein to reflect events an d transactions
occurring after the date of this report.

In accordance with the terms of our engagement letter, the accompanying report is restricted

to internal use by Maryland Stadium Authority and Frostburg State University and may not be
relied upon by any party for any purpose, including financing. Notwiths tanding these limitations,
it is understood that this document may be subject to public information laws and, as such, can

be made available to the public upon request.

Although you have authorized reports to be sent electronically for your convenience, on ly the
final hard copy report should be viewed as our work product.

We have enjoyed serving you on this engagement and look forward to the opportunity to
provide you with continued services.

Sincerely,

Crossroads Consulting Services LLC
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1. INTRODUCTIONAND EXECUTIVE SUMMARY
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PROJECT BACKGROUND

The City of Frostburg (City) is in west Allegany County , Maryland . The City is about a two -and -
a- half - hour drive from Baltimore , Washington, D.C., and Harrisonburg, Virginia . Founded in 1812,
the City currently has a population of approximately 9,000 residents.

The Frostburg State University (FSU) campus encompasses 260 acres . Founded in 1898, FSU is
an accredited public institution offering undergraduate, graduate, and docto ral degrees for
students and is the only four -year institution of University System of Maryland west of the
Baltimore - Washington corridor. It serves as the premier educational and cultural center for
Western Maryland and surrounding counties in Pennsylvani a and West Virginia . According to
The Washington Monthly 2021 College Rankings, FSU ranked first among public universities in
Maryland.

As shown below, enrollment at FSU has historically averaged more than 5,000 students in
undergraduate, graduate and doctoral programs combined.

Frostburg State University Enrollment (2017-2020)

2017 2018 2019 2020 Average
Undergraduate 4,725 4,638 4,429 4,419 4,553
Graduate 662 628
Doctoral 77 76
5,396 5,294 5,178 5,158 5,257

Source: Frostburg Enrollment Profile.

FSUis home to 22 NCAA intercollegiate team sports. Students can also participate in club and
intramural sports. FSU offers multiple athletic facilities including, but not limited to, Bobcat
Natatorium, Bobcat Arena, Bobcat Stadium, Bob Wells Field and Bobcat Field

In November of 2020, FSU engaged Brailsford and Dunlavey (B&D) to evaluate the existing
athletic facilities on campus and identif ygaps ' |, -7 B A ‘
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FSU as an economic driver. B&D provides advisory services ranging from market analysis and

financial mode ling to development structure evaluation and construction oversight. Centers

LLC, is a subsidiary of B&D that provides management services for university recreation, fitness

and wellness facilities such as Mylan Park in Morgantown, West Virginia

The B&D study found that most_ . . . .~ 7, . 7 ._9aA ... .. T T T
needs of FSU athletes. The study recommended the development of a new regional sports

center with a turf field (s), two basketball/volleyball ~ courts, 2,000 spectator seats, multi - purpose

practice space, a weight and fitness center, and other amenities. The proposed indoor sports

center could also include an ice rink. In addition, the study recommended the relocation and

enhancement of  six outdoor turf fields that could accommodate FSU athletic programs as well

as host tournaments that generate economic benefits.
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In addition to the development of the indoor and outdoor sports facilities, the study
recommended the renovation of the existing Cordts Physical Education Center, which has
historically served as the primary facility for student athletics and recreation. With the
development of a new indoor sports center, B&D recommended that the Cordts Physical
Education Center serve as the facility for general student and faculty/staff recreation on
campus while the proposed new regional sports c enter would be dedicated to
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accommodating
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outdoor fields could be  available for rental and  /or membership opportunities.

According to B&D, if built, it is envisioned that the proposed regional sports ¢ enter and outdoor
fields would promote University growth, enhance quality of life in the region, and support sports
tourism. These new facilities could attract new students, employees, and employers, while
building community and empowering youth and families within the region.

PURPOSE OF THE 3IDY

Maryland Stadium  Authority ( MSA) retained Crossroads Consulting Services LLC (Crossroads
Consulting) to conduct an independent peer review of certain components of the B&D study ,
specifically those related to a proposed new regional sports center and outdoor fields on the
FSU campus . Specifically, the focus of this review is assessing the overall reasonableness of

¢ T
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estimates and related assumptions . The independent peer review focuse d on the proposed
new sports complex which includes the sports center and the outdoor fields but not the
proposed ice rink or  renovations pertaining to the Cordts Physical Education Center. Further, this
independent  peer review does not include an assessment of the construction costs or
construction -related economic impacts estimated by B&D. The findings in this report are limite  d

as Crossroads Consulting did not complete any detailed market analysis surveys or focus group

sessions.
The analysis contained within this study does not include any architectural -related services
(e.g., environmental assessments, noise analysis, transpo rtation/traffic impact analysis, etc.). In

addition, this study does not include any detailed programming, design planning services, site
development/planning services (e.g. geotechnical engineering, testing, surveying, etc.) or
project cost budgeting/phas ing. The conclusions outlined in this study are only one factor that
FSUshould consider in its strategic planning efforts. The research and analysis contained in this
report are intended to allow FSU and MSAto draw informed conclusions regarding the potential
viability associated with future development of the proposed new regional sports center and
outdoor fields
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WORK PLAN

Research tasks completed as part of this study effort included, but were not limited to, the
following.

1 Obtained input from client representatives to develop an understanding of the background,
history and key issues related to the study; confirm the study scope and objectives; review
existing data related to the project; and discuss the project schedule.

1 Reviewed the B&Dstudy , ~ . . . ' 6, . . .. . . .Novemberf2020.8 *‘ , '

3

1 Obtained and reviewed additional information from B&D related to their analysis,
assumptions and  financial and economic estimates for the proposed new  regional sports
center and outdoor fields at FSU.

1 Reviewed the 2018 b 2028 Frostburg State University Facilities Master Plan.

i Performed a cursory analysis of market attributes including demographic and
socioeconomic metrics, transportation access, hotel supply and the supply of existing sports
facilities to provide perspective on the market in which the proposed projects would operate
in and assist in the peer review of the B&D study.

1 Performed a n independent peer review of the B&D study in terms of the demand analysis,
financial pro forma and related assumptions, and economic and fiscal impact
methodology and related assumptions . The findings of the report are limited as Crossroads
Consulting was not engaged to undertake any detailed market analysis surveys and/or
focus group sessions.

Summarized notable observations related to the B&D study and commented on the overall
reasonablen ess of the study from a general market and economic perspective

The remainder of this report provides an executive summary which is followed by our cursory
market analysis as well as our more detailed findings based on the independent peer review of

the B&D study. The accompanying report is restricted to internal use by FSU and MSA and may

not be relied upon by any party for any pu rpose including financing.
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EXECUTIVE SUMMARY

FSU is an economic driver to the local area with a historical average enrollment of over 5,000
students, in addition to staff. One of the primary ways that FSU attracts students is through its

athletic pro grams and facilities. As previously mentioned, FSUishometo 22 NCAA intercollegiate
team sports. Students can also participate in club and intramural sports. These athletic
programs attract new visitors to the area that spend money at local restaurants, hotels and
retail establishments. As such, FSU directly supports existing businesses and plays a significant

role in attracting new businesses to Frostburg.

1 t ’ ’ = ’ X | x| -

- - J 1 N e - + € = 5 N 7T . - ~

faC|I|t|es do not meet the needs of teams and that there is demand for new faC|I|t|es As such,
B&D recommended the development of a new sports center and enhanc ed and relocated
outdoor fields. While there will likely be non - FSU rental opportunities at these new facilities, they
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proposed indoor sports center and outdoor fields would Dbetter position FSU to retain and
expand its student base |, recruit and foster student - athletes and staff and enhance FSU as an
economic driver . Many similar facilities are built for the economic impacts they can generate
to the surrounding area. Res  earch indicates that competitive sporting events are less impacted
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B&D recommended the renovation of the eX|st|ng Cordts PhyS|caI Educatlon Center which is
anti cipated to be dedicated to serving the recreation needs of students and faculty.

MSA retained Crossroads Consulting to conduct an independent peer review of B&DA study
related to the proposed new sports center and outdoor fields on the campus of FSU. The

following summarizes our key observations related to the o, . s

building program recommendations, financial pro forma and economic impact estimates and
related assumptions.

1 While B&D conducted significant market outreach with FSU faculty and students, i t is
recommended that additional surveys be conducted with potential user groups that
represent local, regional and national sporting events to gauge demand from these market
segments , particularly for the enhanced and relocated outdoor fields. This input would
augment the prior survey effort and help identify additional market opportunities, refine
facility requirements as well as quantify the potential type and number of events and
attendance that could potentially occur at the outdoor fields.

1 The recommendation , and proposed building program, for a new sports center and
enhanced and relocated fields appears to be consistent with . L o '
objectives as well as the research and analysis conducted by B&D . The reco mmended

building program should be further refined by an architect that specializes in the design of
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similar facilities. Adjustments to capacity and square footage may be necessary to
maximize usage and efficiency which would impact construction costs. Fu rther, the
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The estimated incremental new  attendance at basketball/volleyball games at the new
indoor sports center appears high. B&D did not include the potential rental of the indoor turf
field or indoor competitions, camps, clinics or tournaments in their estimate of usage at the
new indoor sp orts center, which reflects a conservative approach.

While the estimated  participant attendance at the outdoor fields appears to be reasonable,
the ratio of spectators per participant appears high.

Based on our review of the financial estimates prepare d by B&D, FSU may want to plan for
the proposed projects to operate closer to breakeven, which is consistent with our review of
comparable facilities in which a university is the primary user.

- ‘ ‘ ) I B | [ | ‘
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benefits to Western Maryland (Allegany and Garrett counties). As a result, the estimated
total output in Western Maryland ($3.4 million) appears to be high. Our calculation estimates

that total output would be approximately $ 2.5 million in Western Maryland.

Overall, the estimated total output in the State appears to be reasonable. While there
appear to be several discrepancies in the calculation of economic benefits, they are
deemed to have a nominal impact on the estimated total output in the State.

-~ A T S e e
Maryland (79 full and part  -time jobs and $2.9 million in earnings) and the State (100 full and
part -time jobs and $3.6 million in earnings). Utilizing a more standard methodology would
yield a total of approximately 20 full and part -time jobs and $ 600,000 in total earnings in
Western Maryland and  approximately 50 full and part -time jobs and $1.7 million in total

earnings in the State.

Upon request, B&D provided us with an estimate of sales and use tax at the State level
($151,000) and hotel/motel tax at the County level ($41,000) associated with ongoing
operations of the proposed project that was not included in their report dated November

2020. While these estimates appear to be reasonable to conservative , there are likely
additional taxes such as admissions and amusement tax and local personal income tax at
the local level and personal and corporate income tax at the State level that would be
positively impacted but were not quantified.
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1 As operating objectives and strategies evolve, the estimate of economic and fiscal benefits
generated by ongoing operations o f the proposed projects should be updated . Future
refinements should  utilize the most recent multipliers to reflect current market and
economic conditions

The proposed building programs recommended by B&D appear to be reasonable and would
significantly be nefit FSU. Providing new, first -class athletic facilities would help retain and grow

. A e .- "L 7 -athletes,
coaches, and other athletic staff; and improve student - athlete development. Further , the
proposed new sports center would allow the Cordts Physical Education Center to be dedicated

to the recreational and fitness needs of the general student/faculty base.

In addition, although there were some discrepancies in certain areas related to B N L
of financial operations and economic benefits, the proposed project could potentially be self -
sustaining and generate significant economic impacts at both the local and State levels. | f built,
the local and State economies could benefit from both the construction and ongoing
operations of the proposed project in several ways such as e nhancing the overall quality of life
and livability of the area ; attracting a critical mass of people annually to help support area
businesses ; increasing the development of sports participants in the area ; offering first - class
facilities to both residents and visitors ; serving as a catalyst for future economic development ;

b T _ . ' bdseqd and p roducing ecoriomic and fiscal benefits
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The information presented in this executive summary is extracted from the more detailed report.
As such, it is important for the reader to review this report in its entirety.
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2. CURSORY MARKETREVIEW

1 o
e\ :
\ .,f‘,‘ Al ¥

| r )
L] - ‘
'sﬁ

LN




C.CROSSROADS
CONSULTING

MARKET OVERVIEW

To assist in the independent peer review of the B&D study, Crossroads Consulting conducted a
cursory market review including an overview of existing FSU athletic facilities and the athletic
program , local market conditions, transportation access, hotel supply and the supply of area
sports facilities.  This review was limited as  detailed market analysis surveys and/or focus group
sessions were outside the scope of this engagement

OVERVIEW OF EXISTNG FSU ATHLETIC FACILITIES

As previously mentioned, FSU offers multiple athletic facilities that accommodate trainings,
practices and games associated with the ~ 7, . 7 _ _ S as well as general_
student/faculty recreation . The size and qualityofsp _ . . e T T C T
recruitment as well as the athletic development of student - athletes.

The following graphic depicts the layout of existing FSU sports facilities.

Map of Existing FSU Sports Facilities

_ primary athletic'facilities., ~ _
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Harold J. Cordts Physical Education Center offers the Bobcat Natatorium; Bobcat Arena; a

second gymnasium; racquetball, handball and squash courts; a golf/lbaseba Il practice room;

an indoor climbing wall; a gymnastics room; dance studio; and weight and cardiovascular
rooms. The facility is home to health and education classes, intramural and intercollegiate
competition and other uses of the University community.

Bobcat Arena has 3,600 seats and is home to R T L .

basketball teams. The facility is also used for intramural, club, and varsity practices and
competitions. It has a synthetic Versa - Turf 360 multi - purpose surface .

Bobcat Natatorium is an Olympic - size pool with a separate diving well. Bobcat Natatorium is
hometo .~ " A . 4 " ' R o
an elevated balcony.

_— v \\\
Source: Frostburg Athletic Facilities Website

Bobcat Stadium has 3,000 seats and hosts
ﬂ 1] . 1 ﬂ 1] .
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football, lacrosse, track & field, and soccer
competitions and training. The stadium is also
utilized by local high school events including
__.oa . 7. . .4 _ Thefieldis

the only existing turf field at FSU.
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Bob Wells Feld and Bobcat Field accommodate

baseball and softball, respectively. Located
between the Harold J. Cordts Physical Education
Center and the Lewis Ort Library, Bob Wells Field
has a 250-person seating capacity behind the
backstop and down the right field lines with

» e L | v,
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additional fan view from the balconies of the Ort
Library. ' "’ . L .-
varsity team practices and competitions.
Planned upgrades at the field include
refurbished dugouts and construction of a new
press box. Bobcat Field features a press box,

scoreboard and public address system and

primarily . _ . 2|

) .“ P

Source: Frostburg Athletic Facilities Website

The Cordts Tennis Complex is located
behind the Harold J. Cordts Physical
Education Center and features six lighted

courts . The facility is used by physical
education classes as well as the public. The
1 t 13 Sl 1 ﬂ _ i . . ﬂ" ﬂ
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compete at this facility.

=
Source: Frostburg Athletic Facilities Website

In addition to these facilities, FSU features five (5) outdoor rectangular fields which
& t € L . € ﬂ 1 . . - L. 3
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Although not an athletic  facility , construction is currently underway on the new Education and
Health Sciences Center which will be located adjacent to the Cordts Physical Education Center
and the baseball field. This new facility will include updated space for the services currently
provided in the Brady Health Center.

11
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OVERVIEW OF EXISTING FSU ATHLETICS

Given that a primary objective of the proposed project is to better * * * _ __ _ " " . T o4a
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sports, competition level and facilities.

The mission of FSU Athletics is to provide well -balanced experiences for student - athletes by
promoting academic excellence, physical and emotional well - being, healthy competition, and
the development of personal competencies that lead to lifelong success. FSU joined the
National Collegi ate Athletic Association (NCAA) Division Il in fall of 1977. FSU sponsors
intercollegiate teams in 22 sports. Since 1977, FSU has appeared in over 40 NCAA Championship
Tournaments and National Championships and has received numerous awards/titles such

inc luding 17 Academic All - Americans, 293 All - Americans, 51 Individual National Championships
and three (3) Team National Championships.

The following outlines the 22 sports that FSU sponsors teams in.

N R
Baseball Acrobatics & Tumbling
Basketball Basketball
Cross Country Cross Country
Football Field Hockey
Indoor Track & Field Indoor Track & Field
Lacrosse Lacrosse
Outdoor Track & Field Outdoor Track & Field
Soccer Soccer
Swimming Softball
Tennis Swimming
Tennis
Volleyball
In 2018 FSU accepted membership to the Mountain East Conference (MEC) within NCAA Division
Il contingent upon acceptance and satisfactory progression through the Division Il membership
process. The outlined schedule for progression through the process indicates that FSU would
have full active membership in the 2022 -2023 season and be eligible for NCAA postseason

competition in this year.

NCAA Division Il is a collection of more than 300 NCAA colleges and universities that provide

thousands of student -athletes the opportunity to compete. The MEC consists of 12 schools
located in the states of Maryland, West Virginia, and Ohio. The MEC was founded in 2012 and
currently sponsors 22 NCAA Division Il sports. The MEC’ _ = =, _ . ., _ crfield A
hockey. As such, .=~ A .4 ‘"' _ ., .0, Tt oo
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team.
The following provides a list of the 12 schools that

Alderson Broaddus University
Concord University

Fairmont State University
Frostburg State University
Glenville State College
Notre Dame College - South Euclid, Ohio
University of Charleston
West Liberty University
West Virginia State University

Wheeling University

=A =4 =4 =4 4 -4 4 -4 -4 -4 -4 -

West Virginia Wesleyan College

- Athens, West Virginia
Davis & Elkins College - Elkins,West Virginia

currently compete inthe MEC.

- Philippi, W est Virginia

- Fairmont, West Virginia
- Frostburg, Maryland
- Glenville, West Virginia

- Charleston, West Virginia
- West Liberty, West Virginia
- Institute, W est Virginia
- Wheeling, West Virginia
- Buckhannon, West Virginia

As shown below, i t appears that the geographic proximity of FSU to other schools within the MEC

could create the

opportunity to create rivalries that drive higher attendance at games.
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LOCAL MARKET CONDITIONS

Characteristics of the market in which the proposed new regional sports center and enhance
and relocated outdoor fields would operate are important to evaluate and understand as they

are one factor considered when determining the overall reasonableness of the B&D study
completed in 2020. This section provides a cursory review of key demographic and
socioeconomic statistics, transportation access, hotel and other offerings, and supply of
regional local sports facilities. More detailed data related to demographic/socioeconomic
statistics and the supply of sports facilities in the area can be found in the appendix of this

repor t.

DEMOGRAPHIC AND SOCIOECONOMIC STATISTICS

Demographic and socioeconomic indicators are pertinent to assessing demand for
participant -driven sports activities.  Many variables, including demographic and economic
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competitive positioning in the market.

The potential event base at the proposed regional sports center and outdoor fields
anticipated to be diverse . Theindoor sports center is anticipated to host training s, practices and
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there may be memberships and rental opportunities available to the public at one or both
facilities.

This section highlights d emog raphic data including population, age distribution and income
characteristics  within a 30 - and 60 - minute drive time from FSU . Typically, community sports
activity usually draws people from a 30 - minute drive time while  tournaments and other larger
events ca n draw from a 60 -minute drive time and even greater distances. In addition to the
aforementioned market areas, demographic data is also provided as a comparative reference

point for Allegany County, the Cumberland Metropolitan Area (Metro Area), the State of

Maryland, and the U.S. These profiled markets are not intended to directly correlate to demand
but rather to illustrate the characteristics of the market within which the proposed regional
sports ¢ enter and outdoor fields  would operate.

A metro area contains at least one core urban area of 50,000 or more inhabitants. Each
metropolitan area consists of one or more counties and includes the counties containing the

core urban area, as well as any adjacent counties that have a high degree of soc ial and

economic integration with the urban core. The Cumberland Metro Area consists of Allegany
County and Mineral County, West Virginia.

14
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As shown on the maps that follow, both the 30

- and 60 - minute drive time s extend into portions

of Pennsylvania and West Virginia which could provide an opportunity for the proposed project
to attract non - local participants and spectators that generate economic impacts.

Map of 30 - Minute Drive Time

Source: Esri.

Map of 60 - Minute Drive Time
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Source: Esri.
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