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ECONOMIC IMPACT STUDY

Executive Summary

Lutherville Station LLC retained Richard Clinch, PhD, Director of the Jacob France Institute of the
Merrick School of Business at the University of Baltimore to analyze the economic! and fiscal implications
of the development of the Lutherville Station Project on the Baltimore County, Maryland economy. The
findings of this analysis are as follows:

Direct Jobs

e The construction and operation of the Lutherville Station Project will directly create 1,161
construction-related jobs in total over the entire construction period for the project, and the
increase in business tenant activities once the project is complete and fully occupied will
directly create or retain a total of 256 direct jobs inside of the development project.

Construction Impacts
e The $158.2 million in construction expenditures associated with the construction of the Lutherville
Station Project will generate $216.3 million in economic activity in the Baltimore County, Maryland
economy, createl,478 jobs earning $104.7million in labor income, and generate an estimated $8.8
million in State and local government revenues over the construction of the project, including $3.0
million in estimated County government revenues.

Ongoing Tenant and Residential Impacts

e The commercial space tenants and 325 market rate apartments are projected to annually
retain or increase economic activity in the Baltimore County economy by an estimated $57.5
million, support 442 jobs earning $20.6 million in labor income, and generate an estimated
$5.2 million in State and local government revenues, including an estimated $1.9 million in
County government revenues.

County Property and Income Tax Revenues

e The redevelopment of the Lutherville Station Project will increase the estimated County property
taxes associated with the project from current levels of only $90,000 to an estimated $1.5 million per
year (including multiplier effects) and the commercial and apartment tenants attracted to the
redeveloped property will generate more than $200,000 in estimated annual County Income Tax
Revenues.?

1 This analysis does not assess the extent to which the development of the Lutherville Station Project competes with or substitutes
for other development activity or replaces activity currently occurring on the development site or in the County. Thus, this analysis
measures the relationship between this redevelopment project and the larger Baltimore County, Maryland economy. All dollar
values in this report are expressed as constant 2026 Ss. All jobs are expressed on a headcount basis. Please note — totals may not
sum throughout this report due to rounding.

2 County and State government revenues are estimated by IMPLAN and may differ from the results of a full project fiscal impact
study. IMPLAN overall government revenue estimates are based on average relationships between industry activity and
government revenues — not on site or industry specific information. Government revenues by type of tax are furthermore
apportioned based on overall averages within the study region, so are also based on average — not site or industry specific
information. Based on JFI experience, IMPLAN government revenue estimates provide a conservative estimate of overall revenues.

LUTHERVILLE STATION | TOD APPLICATION @ _—



ECONOMIC IMPACT STUDY

Introduction and Project Inputs
The Lutherville Station Project is the redevelopment of the Lutherville Station shopping center
located at 130 W. Ridgely Road into a mixed-use development consisting of: 115,000 square feet of
commercial space and 325 market rate apartments. Lutherville Station LLC commissioned this study to
provide data on the economic and jobs impacts of the project.
As described in the project description table below, the construction budget for the Lutherville Station
Project is $158.2 million and the project includes 115,000 square feet of commercial space and 325 apartments.
Once it is developed and fully occupied, the development project is projected to house 256 commercial jobs.
The inputs to the economic impact analysis were based on the project description in Table 1 below, and
included the following:
e For pre-development construction-related impacts, the input to the IMPLAN modeling was the
planned $158.2 million construction budget for the Lutherville Station Project.
e Forthe operational impacts:

o For apartment space, the input to the modeling was the level of resident income required to
support the projected $1,776 average rent level using the 30 percent of income devoted to rent
determined to be affordable by the U.S. Department of Housing and Urban Development.

o For the operational impact of the Lutherville Station Project, the input to the IMPLAN modeling
was the projected commercial tenant employment to be located in the project, based on 1 job
per 450 sq. ft. for commercial space a generally accepted relationship of employment to building
size. The Lutherville Station Project is projected to house 256 jobs in the commercial space
developed. Total tenant operational revenues, in terms of the IMPLAN estimated business
revenues of the commercial tenants locating in the redevelopment project?, are expected to total
$23.9 million once the development project is complete and fully occupied.

Table 1: Modeling Inputs for Lutherville Station
Construction Phase

Total Construction Spending $158,200,000
Commercial Space Construction $20,000,000
Apartment Space Construction $128,400,000
Site Work $9,800,000

Total Commercial Space (sq. ft.) 115,000
Jobs Created 256

Apartments 325

(1) Estimated at 1 job per 450 sq. ft. for commercial space.
Source: Lutherville Station LLC

Based on these inputs, Richard Clinch, PhD used the IMPLAN model to estimate the economic,
employment and labor income impacts of the construction and operation of the Lutherville Station
Project on the Baltimore County, Maryland economy. The IMPLAN model and methodology used in this
analysis are described in the Methodology section at the end of this report.

3 Estimated by IMPLAN based on JF| estimated employment, it is important to note that for retail businesses, only the
local margin is included.

LUTHERVILLE STATION | TOD APPLICATION @ _—



ECONOMIC IMPACT STUDY

Lutherville Station Construction Economic and Fiscal Impact

As presented in Table 2, the $158.2 million in construction expenditures associated with the
construction of the Lutherville Station Project will generate $216.3 million in economic activity in the
Baltimore County, Maryland economy, create 1,478 jobs earning $104.7 million in labor income, and
generate an estimated $8.8 million in State and local government revenues over the construction of the
project, including $3.0 million in estimated County government revenues. A total of 1,161 direct
construction-related jobs is estimated to be created over the construction of the Lutherville Station Project.

Table 2: Construction Impacts for Lutherville Station

Labor State and Local

Output Income  Employment Government Revenues

(Mil. $s)  (Mil. $s) (Jobs) (Mil. $s)

Direct $158.2 $85.5 1,161 $4.3
Indirect $20.8 $7.0 102 $1.8
Induced $37.3 $12.3 214 $2.8
Total $216.3 $104.7 1,478 $8.8

Source: JFl and IMPLAN

Lutherville Station Operational and Economic and Fiscal Impact

The commercial businesses tenants locating in and the apartment residents residing in the
Lutherville Station project will also impact the community and County economy. The commercial space will
attract new businesses into the County that will create jobs and generate economic activity. Similarly, the
new residents attracted to the 325 apartment units will spend money on local purchases of goods and
services that will support County economic activity. The economic activity in the Baltimore County,
Maryland economy supported by the commercial tenant operations and residential incomes associated
with the development of the Lutherville Station development are presented in Table 3.

Once the Lutherville Station Project is complete and fully occupied, the commercial tenant
employment on the site is estimated to total 256 jobs and these business operations are projected to
directly generate $23.9 million in terms of the IMPLAN estimated business revenues of the commercial
tenants locating in the redevelopment project. This increase in business activity and the increase in County
incomes attributed to the 325 market rate apartments are projected to annually retain or increase
economic activity in the Baltimore County, Maryland economy by an estimated $57.5 million, support 442
jobs earning $20.6 million in labor income, and generate an estimated $5.2 million in State and local
government revenues, including an estimated $1.9 million in County government revenues, including an
estimated $1.5 million in County property taxes, $0.2 million in County income taxes, and $0.1 million in
other County government revenues (Please see footnote 2 — IMPLAN tends to provide a conservative
estimate of government revenues).

Table 3: Operational Impacts for Lutherville Station

Labor State and Local

Output Income Employment Government Revenues

(Mil. $s) (Mil. $s) (Jobs) (Mil. $s)

Direct $23.9 $9.4 256 $3.0
Indirect $9.7 $3.2 48
Induced $23.9 $8.0 138
Total $57.5 $20.6 442

Source: JFl and IMPLAN
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ECONOMIC IMPACT STUDY

Methodology and Terms

The economic impact analysis of the development of the Lutherville Station Project used the
IMPLAN input-output model for Baltimore County, Maryland. IMPLAN is one of the most widely used
economic models in the nation and can be used to analyze the impacts of companies, projects, or of entire
industries. An input-output analysis examines the relationships among businesses and among businesses
and final consumers. Input-output analysis is based on the use of multipliers, which describe the response
of an economy to a change in demand or production. Multipliers measure the effects on an economy from
a source of economic activity, in this case the construction and operation of a mixed-use commercial and
apartment development project.

The economic activity generated in a city, county, region or state is greater than the simple total of
spending associated with the event or activity being studied. This is because as this money is earned it is, in
turn, spent, earned and re-spent by other businesses and workers in the County economy through
successive cycles of spending, earning and spending. However, the spending in each successive cycle is less
than in the preceding cycle because a certain portion of spending “leaks” out of the economy in each round
of spending. Leakages occur though purchases of goods or services from outside of the region and federal
taxation. The IMPLAN multipliers used in this analysis capture the effects of these multiple rounds of
spending. This analysis focuses on four measures of economic impact:

e Output. The total value of production or sales in all industries.

e Employment. The total number of full and part time jobs in all industries.

e Labor Income. The wages and salaries, including benefits, and other labor income earned by the
workers holding the jobs created.

e State and Local Government Revenues. The revenues accruing to the State of Maryland, county,
city and municipal governments.

Four measures of the economic activity and impact of the jobs supported by the construction and
operation of Lutherville Station Project are included in this report:

e Direct effects. The change in economic activity being analyzed—in this case the construction of and
tenant operations occurring in a new mixed-use development project.

e Indirect effects. The changes in inter-industry purchases, for example the purchase of construction
materials from a County supplier as part of the construction of the project, that occur in response
to the change in demand from the directly affected industries.

e Induced effects. The changes in spending from households as income and population increase due
to changes in production.

e Total effects. The combined total of direct, indirect and induced effects.
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15 TRAFFIC INFOGRAPHIC STUDY

AFTER (Mixed-Use TOD)

r r""l"
Existing Proposed
Building if TOD Trips
Occupied

Lutherville Station - Existing
Retail: 103,447 Sq.Ft.
Office: 165,530 Sq.FT.

Lutherville Station - Proposed TOD
Residential: 325 Apt Units
Retail: 120,000 Sq.Ft.
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SUPPORT LETTERS

FRIENDS OF OLD LUTHERVILLE, INC.

223 Motris Avenue
Lutherville, Maryland 21093
Steve Lafferty
Director of Planning
Baltimore County Department of Planning
The Jefferson Building, Suite 101
105 West Chesapeake Avenue

Towson, Maryland 21204

RE: SUPPORT OF LUTHERVILLE STATION TRANSIT-ORIENTED DEVELOPMENT (“TOD")
DESIGNATION

Dear Director Lafferty:

On behalf of Friends of Old Lutherville, Inc., a newly formed neighborhood group which serves the Old
Lutherville neighborhood, I am pleased to offer this letter in support of Schwaber LS, LLC seeking Transit Oriented
Development designation status for the Lutherville Station property located at 130 West Ridgely Road in Timonium,
Maryland.

Lutherville Station was first developed adjacent to our community more than 50 years ago, and today is a
functionally obsolete and completely dilapidated complex including a very large amount of asphalt parking. The
current project is also substantially vacant of tenants. . The property needs immediate redevelopment.

As the Lutherville Station property is located adjacent to the Lutherville light rail station, we believe that
TOD status will permit the redevelopment of this parcel in a manner that will benefit the Community, Baltimore
County, and ultimately, the State of Maryland. My understanding is that the TOD designation will expedite the
developer’s plan through all planning approvals. We also understand the developer is suggesting using the County’s
Planned Unit Development (PUD) model.

We have met the Developer (Mark Renbaum) numerous times and have come to understand his vision for
the redevelopment of Lutherville Station as a State-designated TOD. Our collaborative work with Mark Renbaum
and his Team has been as founders and board members of Friends of Old Lutherville, Inc. And formerly as
Lutherville Community Association board members.

The Developer has engaged in a very open and transparent development process and has made many
changes to the concept plan by listening to the voice of the Community. Some of the changes include (a) low-rise

apartment development; (b) multiple open green spaces; (c) pedestrian-friendly site design; and (d) collaboration on
stormwater design. You may know that no SWM exists on the current site.

We believe that the Lutherville Station project is vital to improving the quality of life of all surrounding
neighborhoods. For this reason, we urge Baltimore County’s Planning Department and Baltimore County leadership
to support and send a recommendation to the State that the Lutherville Station property be designated as a Transit
Oriented Development.

Accordingly, please accept this letter as verification of our organization’s support of the Developer’s
vision. We have attached the concept plan to this letter which evidences the Developer’s vision for redeveloping the
Lutherville Station property with a mix of residential, retail, and office uses along with multiple open spaces.

We also believe that the proposed redevelopment should proceed through Baltimore County’s Planned Unit
Development process for the eventual approval of the development plan. Please contact me if there are any
questions. Thank you.

President, Friends of Old Lutherville, Inc.
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17 DEMOGRAPHICS

2025 I
3 MILES 5 MILES
2025 POPULATION
10,139 | 81,647 | 185,406
2025 DAYTIME POPULATION
16,841 111,775 215,673
MEDIAN HOUSEHOLD INCOME
$130,914 $99,898 $99,254
EMPLOYMENT RATE
Mays Cha
y C F§¢k 97.5% 97.6% 97.1%

- RENTER OCCUPIED POPULATION

11.8% 41.4% 37.0%

POPULATION WITH COLLEGE DEGREE
77.9% 70.6% 68.0%

The area has seen strong historic population growth which has

been generated by the inexpensive cost of living, great access to
TOWS on transportation corridors and a variety of amenities. It should be
no surprise that the area is above the state and notational average
high employment rate of 97+%. The population is also educated

with over 77% having a college degree within a 1 mile radius. The
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stable employment and inexpensive cost of living will continue and

will serve as a demand driver to the development.




/ Gunpowder

Pikesville

/ Falls'State Park
/
/
/
/

!

30

[

/
/
/
/
/
/
/
/
/
/
BAIL
C(
Reisterstown

Owings Mills
ate |
din |
|
|
|
|
N /N\ A~ |
L/ hg \) |
s |
N |
> |
|
|

/ L

= >

Catonsville

45

24
\ 23
\
\
\
\I‘I
|
\ hl
Y
. 165
]7
o \ 4
/
/
‘_
Cockeysville ~ .
\
Perry Hall
Parkville
i Middle R
. Rosedale
|
| Essex

Baltimore

Dundalk

DEMOGRAPHICS

5 MINUTES 10 MINUTES 20 MINUTES

2025 POPULATION
9,541 | 69,554 | 511,560

2025 DAYTIME POPULATION
18042 | 95699 | 540,051

MEDIAN HOUSEHOLD INCOME

$127,248 | $100,908 |  $84,920
EMPLOYMENT RATE
o76% | o7e% | 96.5%

RENTER OCCUPIED POPULATION
7% | a0s% | 402%

POPULATION WITH COLLEGE DEGREE
73.3% | 70.4% | 57.2%

The compelling site is further diversified by examining the
demographics via various drive times. The demographics only get
better due to the access to transportation corridors of 1-83, and
1-695. These arteries allow for rapid access to the site and will
make residents/tenants/users be able to access the site easily and
quickly. The site is located nearly equidistant between Baltimore
City and Hunt Valley—both locations can be reached in 15 minutes
and is also access vis Light Rail. The Site is surrounded by a fully
built out commercial and residential developments. This “Hole in
the Doughnut” site allows for the highest and best infill location for

commercial and potentially residential tenants.




