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Demographics 

Populations and Households 

Studying the existing market dynamics of an area begins with examining the demographics, including 

population and household growth. A growing population can indicate the need for new services.  As of 

2015, the population of the Study Area was 32,968, and the population of the City of Baltimore was 

620,218 (see Table B. 1). Both populations are expected to grow. The Study Area’s population is 

projected to reach 33,535 by 2020, and Baltimore City’s population is projected to reach 622,015 by 

2020. The Baltimore-Columbia-Towson MSA had a population of 2,778,512 in 2015 and is projected to 

grow by 3.0 percent to 2,863,225 people by 2020. 

Table B. 1: Population and Growth of Economic Study Area and Surrounding Areas 

Table B. 2: Population and Growth of Economic Study Area and Regions 

  

2010 2015 2020 # % CAGR # % CAGR

Study Area 32,197 32,968 33,535 771 2.4% 0.2% 567 1.7% 0.2%

   Share of MSA 1.2% 1.2% 1.2%

Baltimore 620,961 620,218 622,015 (743) -0.1% 0.0% 1,797 0.3% 0.0%

   Share ofMSA 22.9% 22.3% 21.7%

MSA 2,710,489 2,778,512 2,863,225 68,023 2.5% 0.2% 84,713 3.0% 0.3%
1/ CAGR refers to Compound Annual Growth Rate

Source: ESRI; AECOM, April 2016.

Geography
Change, 2010 to 2015Population Change, 2015 to 2020

2010 2015 2020 # % CAGR # % CAGR

South 18,544 18,457 18,422 (87) -0.5% 0.0% (35) -0.2% 0.0%

Share of Study Area 57.6% 56.0% 54.9%

West 1,665 1,625 1,603 (40) -2.4% -0.2% (22) -1.4% -0.1%

Share of Study Area 5.2% 4.9% 4.8%

East 11,988 12,886 13,510 898 7.5% 0.7% 624 4.8% 0.5%

Share of Study Area 37.2% 39.1% 40.3%

Study Area 32,197 32,968 33,535 771 2.4% 0.2% 567 1.7% 0.2%
1/ CAGR refers to Compound Annual Growth Rate

Source: ESRI; AECOM, April 2016.

Geography
Change, 2010 to 2015Population Change, 2015 to 2020
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The age profile of an area can indicate the types of development and services needed, as well as give an 

indication of how a population’s needs might change. Overall, the Study Area has a younger population 

than the City as a whole. In 2015, the median age of the Study Area was 32 years old versus 35.3 in 

Baltimore.  

Population pyramids show the largest age group in the Study Area is 25 to 29 years old followed by the 

30 to 34 years old and 20 to 24 years old groups. By 2020, the Study Area’s population pyramid projects 

the largest age group to remain at 25 to 29 years old followed by 30 to 34 years old and 35 to 39 years. 

Similar to the Study Area, the City of Baltimore’s largest age group is 25 to 29 years old with the 20 to 24 

years old age group following closely behind. All three of these age groups are considered to be prime 

“workforce” age, and in the Study Area, the ages 20 to 29 are typically ages of new household formation 

and transition which can have unique housing demands. 

Unlike the Study Area, Baltimore City’s population is more evenly distributed among age groups, which 

can be seen in Figure B. 1. One of the possible reasons the 25 to 29 years old group is expected to 

remain the largest is the presence of major universities in Baltimore City. The City of Baltimore is home 

to the following colleges and universities: Coppin State University, Morgan State University, University 

of Baltimore, University of Maryland, Baltimore, Johns Hopkins University, Loyola University, Maryland 

Institute College of Art, Notre Dame of Maryland University, and Sojourner-Douglass College.  

In addition to having an overall younger population, the area has a greater concentration of population 

aged under 10 years than the City and MSA (15 percent versus approximately 12 percent in the 

comparative geographies) and a lesser concentration of those aged 65 and older (8.9 percent versus 

13.3 percent in Baltimore and 14.7 percent in the MSA). The Baltimore MSA trends older with a median 

age of 38.9 years old and the largest age group being 45 to 49 years old.  
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Figure B. 1: Population Age Pyramids, 2010 and 2020 

Source: ESRI; AECOM, 2016 
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Households form the basic consumer unit for housing and retail, and so growth in households can 

indicate support for additional space for these land uses. As seen in Table B. 3, in 2015, the Study Area 

had 13,685 households, and by 2020 is anticipated to grow by 2.1 percent to 13,972 households. In 

2015, Baltimore City had 251,433 households, and is projected to add 1,152 households by 2020, a 

growth of 0.5 percent over the time period.   

Both the Study Area and City of Baltimore have an average household size of 2.4 people. Within the 

Study Area, the south region has the most households with 50 percent of all Study Area households in 

2015. The west region has the fewest number of households within the Study Area with only 4.2 percent 

of all Study Area households in 2015. The east region of the Study Area has grown the most with an 8.6 

percent increase in households from 2010 to 2015 and 45.8 percent of all Study Area households in 

2015. While the south region still has the most households within the Study Area, the population and 

number of households in the region have been in decline. From 2010 to 2015, the south region has seen 

a decrease in households by 0.5 percent, and is expected to decrease by another 0.3 percent by 2020. 

Table B. 3: Households and Growth in Economic Study Area and Surrounding Areas 

Table B. 4: Households and Growth of Economic Study Area and Regions 

  

2010 2015 2020 # % CAGR # % CAGR

Study Area 13,232 13,685 13,972 453 3.4% 0.3% 287 2.1% 0.2%

   Share of MSA 1.3% 1.3% 1.3%

Baltimore 249,903 251,433 252,585 1,530 0.6% 0.1% 1,152 0.5% 0.0%

   Share of MSA 24.1% 23.6% 23.0%

MSA 1,038,765 1,066,875 1,099,924 28,110 2.7% 0.3% 33,049 3.1% 0.3%
1/ CAGR refers to Compound Annual Growth Rate

Source: ESRI; AECOM, April 2016.

Geography
Change, 2010 to 2015 Change, 2015 to 2020Households

2010 2015 2020 # % CAGR # % CAGR

South 6,877 6,842 6,819 (35) -0.5% -0.1% (23) -0.3% 0.0%

   Share of Study Area 52.0% 50.0% 48.8%

West 578 569 563 (9) -1.6% -0.2% (6) -1.1% -0.1%

Share of Study Area 4.4% 4.2% 4.0%

East 5,777 6,274 6,591 497 8.6% 0.8% 317 5.1% 0.5%

Share of Study Area 43.7% 45.8% 47.2%

Study Area 13,232 13,685 13,972 453 3.4% 0.3% 287 2.1% 0.2%

1/ CAGR refers to Compound Annual Growth Rate

Source: ESRI; AECOM, April 2016.

Geography
Change, 2010 to 2015 Change, 2015 to 2020Households
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Housing Units 

There are over 15,000 dwelling units within the 7.9-square mile Study Area. The Study Area accounts for 

5.2 percent of all City of Baltimore dwelling units. As shown in Table B. 5, 87.2 percent of all dwelling 

units in the Study Area are occupied compared to 83.4 percent of the City of Baltimore’s dwelling units 

and 91.4 percent of all MSA dwelling units.  

In the Study Area, more dwelling units are rented than owned. In fact, 50.7 percent of all Study Area 

dwelling units are rented compared to 45.9 percent in Baltimore City and 32.4 percent in the MSA. 

Table B. 5: Housing Units by Occupancy Status and Tenure of Economic Study Area and Surrounding Areas 

When observing housing occupancy and tenure within the Study Area, there is a divide between regions. 

A majority of dwelling units are occupied among the three regions: 86.2 percent occupancy in the south 

region, 77.7 percent occupancy in the west region, and 89.5 percent occupancy in the east region. The 

divide is more apparent in tenure. In the south region, 64.2 percent of all dwelling units are rented, 

whereas almost half of that figure – 35.8 percent – are rented in the east region. The amount of owned 

units in the Study Area is highest in the east region with 53.7 percent. The south and west regions have 

owned dwelling unit shares of 21.9 percent and 30.6 percent respectively.  

Table B. 6: Housing Units by Occupancy Status and Tenure of Economic Study Area and Its Regions 

Table B. 7 shows the types of dwelling units in the Study Area, City of Baltimore, and the Baltimore MSA. 

The most common type of housing unit in the Baltimore MSA is a single family detached unit. However, 

in the City of Baltimore, 52.8 percent of all housing units are single family attached units. Much like the 

City, the Study Area’s most common housing unit type is a single family attached unit representing 73.6 

percent of all units.  

# % # % # %

Total Housing Units 15,685 100.0% 301,471 100.0% 1,167,062 100.0%

Occupied 13,685 87.2% 251,433 83.4% 1,066,875 91.4%

Owner 5,729 36.5% 112,966 37.5% 688,549 59.0%

Renter 7,956 50.7% 138,467 45.9% 378,326 32.4%

Vacant 2,000 12.8% 50,038 16.6% 100,187 8.6%

Source: ESRI; AECOM, 2016.

Study Area Baltimore MSA

Housing Units by Occupancy Status and Tenure, 2015

Occupancy Status 

and Tenure

# % # % # % # %

Total Housing Units 7,940 100.0% 732 100.0% 7,013 100.0% 15,685 100.0%

Occupied 6,842 86.2% 569 77.7% 6,274 89.5% 13,685 87.2%

Owner 1,742 21.9% 224 30.6% 3,763 53.7% 5,729 36.5%

Renter 5,100 64.2% 345 47.1% 2,511 35.8% 7,956 50.7%

Vacant 1,098 13.8% 163 22.3% 739 10.5% 2,000 12.8%

Source: ESRI; AECOM, 2016.

Study Area

Housing Units by Occupancy Status and Tenure, 2015

South West EastOccupancy Status 

and Tenure
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Table B. 7: Housing Units by Units in Structure of Economic Study Area and Surrounding Areas 

Within the Study Area, single family attached units are the most common type of housing units. 67.6 

percent of all housing units in the south region are single family attached. 81.4 percent of housing units 

in the west region are single family attached, and 80.4 percent of housing units in the east region are 

single family attached units (See Table B. 8). There is barely a presence of high-density structures in the 

south and west regions: 0.8 percent of all structures in the south and 0.1 percent in the west have 50 or 

more units. In the east region, 7.7 percent of housing structures are higher-density having 50 or more 

units. While this percentage as a whole of the region itself is not high, it is much higher than its 

surrounding regions. 

Table B. 8: Housing Units by Units in Structure of Economic Study Area and Its Regions 

Household Income and Access to Privately-Owned Vehicles 

Nearly one-third – 31.3 percent – of households in the Study Area earn less than $25,000 a year. Nearly 

a quarter – 23.1 percent – of all households in the study area earn between $25,000 and $49,999. 

Units in Structure # % # % # %

Total 14,848 100.0% 296,256 100.0% 1,135,798 100.0%

1, detached 1,052 7.1% 43,067 14.5% 516,577 45.5%

1, attached 10,933 73.6% 156,498 52.8% 327,178 28.8%

2 864 5.8% 15,578 5.3% 24,313 2.1%

3 or 4 447 3.0% 16,924 5.7% 29,362 2.6%

5 to 9 543 3.7% 16,792 5.7% 55,591 4.9%

10 to 19 340 2.3% 13,196 4.5% 92,765 8.2%

20 to 49 116 0.8% 7,084 2.4% 21,153 1.9%

50 or more 539 3.6% 26,472 8.9% 54,708 4.8%

Mobile home 15 0.1% 435 0.1% 13,667 1.2%

Boat, RV, van, etc. 0 0.0% 210 0.1% 484 0.0%

Source: ESRI; AECOM, 2016.

Housing Units by Units in Structure, 2015

Study Area Baltimore MSA

Units in Structure # % # % # % # %

Total 7,922 100.0% 720 100.0% 6,206 100.0% 14,848 100.0%

1, detached 780 9.8% 77 10.7% 194 3.1% 1,052 7.1%

1, attached 5,358 67.6% 586 81.4% 4,989 80.4% 10,933 73.6%

2 647 8.2% 26 3.6% 191 3.1% 864 5.8%

3 or 4 307 3.9% 0 0.0% 139 2.2% 447 3.0%

5 to 9 509 6.4% 4 0.6% 31 0.5% 543 3.7%

10 to 19 247 3.1% 10 1.4% 82 1.3% 340 2.3%

20 to 49 7 0.1% 16 2.2% 92 1.5% 116 0.8%

50 or more 62 0.8% 1 0.1% 476 7.7% 539 3.6%

Mobile home 4 0.1% 0 0.0% 11 0.2% 15 0.1%

Boat, RV, van, etc. 0 0.0% 0 0.0% 0 0.0% 0 0.0%

Source: ESRI; AECOM, 2016.

West East Study Area

Housing Units by Units in Structure, 2015

South
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Similarly, these are the two largest income brackets in the City of Baltimore with 32.8 percent and 27.2 

percent respectively. Income is more evenly distributed in the MSA with 19.1 percent earning between 

$25,000 and $49,000. The second largest income bracket in the MSA is $50,000 to $74,999 with 17.5 

percent of all households.   

Figure B. 2: Comparison of Share of Households by Household Income in Economic Study Area and 
Surrounding Areas, 2015 

Source: ESRI; AECOM, 2016 

Household income in the Study Area is higher than the City of Baltimore but less than the Baltimore 

MSA. Median household income for the Study Area was $43,991 in 2015. Baltimore City and the MSA’s 

median household incomes in 2015 were $39,306 and $68,363 respectively. While the Study Area’s 

median household income is not the lowest in the region, the median household income within the 

Study Area varies greatly, and some regions of the Study Area earn significantly less than others. In 

2015, median household income for the south, west, and east regions of the Study Area were $25,457, 

$23,404, and $75,890 respectively. Figure B. 3 shows the disparity within the Study Area by comparing 

household income brackets by Study Area regions. As the household income increases, the share of 

households in those brackets decreases drastically for south and west regions, and the opposite occurs 

for east regions.  
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Figure B. 3: Comparison of Share of Households by Household Income Economic Study Area and Its 
Regions, 2015 

Source: ESRI; AECOM, 2016 

The number of vehicles available per household can indicate access to services, general mobility, and 

presence of disposable income. While this indicator is less significant in an urban location—where 

transit is more prevalent—because of the multimodal transportation focus of the Hanover Street 

Corridor study, it is relevant.  Households with no vehicles also tend to be more multimodal than 

households with several vehicles available. The data shows 28.1 percent of households in the Study Area 

own no vehicles and 30.3 percent of households in the City of Baltimore own no vehicles.  

Unsurprisingly, the differences in income in study area regions are reflected in vehicle ownership. The 

south region of the Study Area has 44.7 percent of households without access to a vehicle while the east 

region only has 8.6 percent of households without vehicles. Alternatively, 40.5 percent of east region 

households own two vehicles whereas only 12.9 percent of south region households own two vehicles.  

Figure B. 4 is a map of how many households own no vehicles by census tract. It shows that, in a census 

tract in the south region of the Study Area, 72 percent of households have no vehicles available. This is 

important to note considering 54.7 percent of the Study Area households and 56.7 percent of the Study 

Area population is located in the south region; in other words, the most heavily-populated region of the 

Study Area has the highest share of households without access to a vehicle and thus has a higher 

reliance on transit. 
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Figure B. 4: Percent of Households Owning No Vehicles by Census Tract 

Source: ESRI; AECOM, 2016 

While it may appear as if half of the south region has no households without any vehicles, there are only 

41 households and 76 people in the entire Fairfield Area as of the 2009-2013 ACS. Referring back to 

Figure 3-1, the base map shows the Fairfield Area to be the same as the green census tract in the south 

region in Figure B. 4. The other census tracts in the south region have anywhere from 16.7 percent to 

72.0 percent of households owning no vehicles. Census tracts in the west region have anywhere from 

16.7 to 43.3 percent of households without access to a vehicle. 
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Household Spending 

Households in the Study Area spent over $630 million on goods and services in 2015. Table B. 9 shows 

this spending averages out to $46,091 per household. South region households spent over $164 million, 

west region households spent over $14 million, and east region households spent over $449 million on 

goods and services.  

Table B. 9: Household Goods and Services Expenditures by Economic Study Area and Its Regions, 2015 

Food spending accounts for 16.5 percent of south region household total spending, 16.1 percent of west 

region households’ total spending, and 16.3 percent of east region households’ retail goods and services 

expenditures. Most of these expenditures are for food at home (see Table B. 10). Households in the 

south region spend almost $4,000 annually on all food expenditures. West region households spend 

$4,094. East region households spend almost three times as much on food as south and west region 

households do. In addition, east region households spend more than three times the amount south and 

west region households do on food away from home, alcoholic beverages, and nonalcoholic beverages 

at home. While east region households outspend west and south region households in every category of 

retail goods and services expenditures, it is important to note the presence of a “food desert” in the 

south region. This most likely affects the amount spent on food by households in this region. The 

concept of “food deserts” and this existing condition will be explained in more detail later on in this 

report.  

Table B. 10: Average annual Household Food Spending by Economic Study area and Its Regions, 2015 

Educational Attainment 

Educational attainment can indicate workforce readiness for various types of industries and also tends 

to reflect the economic potential of households in the area. Overall, educational attainment in the Study 

Region Total Spent

Average Per 

Household

South $164,273,786 $24,010

West $14,488,301 $25,463
East $449,151,757 $71,589

Study Area $630,756,507 $46,091

Source: ESRI; AECOM, 2016.

Household Expenditures, 2015

Type of Food Expenditures South West East Study Area

Total Food Expenditures $3,957 $4,094 $11,669 $7,551

Food at Home $2,477 $2,583 $6,997 $4,638

Food Away from Home $1,480 $1,512 $4,672 $2,913

Alcoholic Beverages $249 $250 $874 $516

Nonalcoholic Beverages at Home $243 $256 $670 $450
Source: ESRI; AECOM, 2016.

Average Annual Household Food Spending, 2015
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Area is higher than Baltimore City (See Figure B. 5). The population aged 25 years and older has a 

greater share of bachelors, associates, and graduate and professional degrees than the City of 

Baltimore. Alternatively, Baltimore City has a higher share of people with high school diplomas and 

about the same share of people without a high school diploma. In the Study Area, 32.5 percent of 

people aged 25 and older have a bachelors or associates degree and 19.3 have a graduate or 

professional degree. In the City of Baltimore, the share of people aged 25 and older with a bachelors or 

associates degree is 27.8 percent. 18.8 percent of the same population in Baltimore City has a graduate 

or professional degree. While the Study Area has a slightly higher educational attainment than the City 

of Baltimore, it falls behind the MSA’s educational attainment. 37.2 percent of the population aged 25 

and older in the MSA has a bachelors or associates degree and 22.4 percent has a graduate or 

professional degree. 

Figure B. 5: Educational Attainment Comparison, 2015 

Source: ESRI; AECOM, 2016 

While the Economic Study Area’s educational attainment is slightly higher than the City of Baltimore’s, 

there is disparity within the Study Area itself. Figure B. 6 shows the comparison of educational 

attainment within the Study Area. The south and west regions have significantly higher shares of people 

with a high school diploma or no high school education than the east region. Consequently, the east 

region has a much larger share of people with bachelors, associates, and graduate or professional 

degrees than the west or south regions. The east region of the Study Area is so highly educated, its 

shares of people with bachelors, associates, and graduate or professional degrees is much higher than 

the average of the entire Study Area. In the south region, 29.1 percent and, in the west region, 33.9 

percent of populations aged 25 and older have less than a high school education whereas only 9.5 

percent of the same population in the east region has less than a high school level education. In the east 

region, 39.6 percent of the 25 and older population has a bachelors or associates degree in comparison 

to the south and west regions, which only have 10.0 and 10.6 percent of the same populations with a 
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bachelors or associates respectively. Only 1.9 percent of the 25 and older population in the south region 

have a graduate or professional degree. In comparison, 28.0 percent of the 25 and older population in 

the east region have a graduate or professional degree. 

Figure B. 6: Educational Attainment Comparison by Economic Study Area Region, 2015 

Source: ESRI; AECOM, 2016 

Employment and Industries 

Labor Force and Unemployment 

Figure B. 7 shows historical quarterly unemployment rates of the City of Baltimore, the Baltimore MSA, 

and the State of Maryland. Baltimore City, the MSA, and the State of Maryland have had similar 

unemployment trends. Despite having similar trends, the City of Baltimore has always had significantly 

higher unemployment rates than the MSA or the state. At the trough, or lowest point of the 

unemployment cycle, Baltimore City had a 5.1 percent unemployment rate. This was in Q4 of 2008. At 

the same time, the MSA and the state had unemployment rates of 3.3 percent and 3.2 percent 

respectively. At the peak of unemployment, or the highest point, Baltimore City had 11.6 percent 

unemployment, which was in Q3 of 2010. The peaks for the MSA and state were 8.6 in Q1 2010 and 8.2 

in Q1 2010 respectively. While all three jurisdictions are experiencing a decline in unemployment, the 

City of Baltimore still has a much higher unemployment rate than the MSA or state. As of Q4 2015, 

Baltimore, the MSA and the state had unemployment rates of 7.3 percent, 5.35 percent, and 4.8 percent 

respectively.  
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Figure B. 7: Historic Unemployment Rate Comparison 

Source: US Census Bureau; AECOM, 2016 

The unemployment rate of work force living in the Economic Study Area differs from the area overall. 

The south area has an unemployment rate of 17.5 percent, compared to only 5.7 percent in the east 

area. This is illustrated by census tract in Figure B. 8. 
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Figure B. 8: Map of Unemployment by Census Tract 

Source: U.S. Census Bureau; ESRI; AECOM, 2016 

Table B. 11: Unemployment Rate Comparison of Economic Study Area and Its Regions, 2015 

Employment by Industry 

Baltimore is known for its industrial-dominated economy with its presence of manufacturing, 

warehousing, transportation, and other similar activities and employment types. While industrial 

production and manufacturing are known to dominate the Baltimore economy, they are not the only 

industries with high concentrations of employments in the City. In fact, the industry with the highest 

share of employees is health care (See Table B. 12). The second largest industry in terms of employment 

Unemployed Labor Force Rate

South 2,423 13,861 17.5%

West 789 4,669 16.9%

East 581 10,139 5.7%

Study Area 3,793 28,669 13.2%
Source: US Census Bureau; AECOM 2016.

Unemployment Rate, 2015
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in Baltimore City is educational services with 14.8 percent. The top two industries are no surprise given 

the significant presence of hospitals, medical facilities, and universities within the City.  

Within the Economic Study Area, 26.0 percent of employees work in transportation and warehousing. 

Only 4.4 percent of Baltimore City employees and 3.2 percent of MSA employees work in this industry. 

The second and third largest industries for employment in the Economic Study Area are manufacturing 

and health care with 11.7 percent and 9.2 percent respectively. In the MSA, health care, retail trade and 

education services are the top three industries for employment with 15.2 percent, 10.9 percent, and 

10.6 percent respectively. 

Table B. 12: Shares of At Place Employment by Industry in the Economic Study area and Surrounding 
Areas, 2014 

Because the Economic Study Area’s largest employment industry – transportation and warehousing – 

has a share of employment more than five times higher than Baltimore City and the MSA, it is important 

to observe the concentrations of employment within the Economic Study Area regions. Table B. 13 

shows the share of employment by industry within each region.  

The south region’s top three employment industries are transportation and warehousing, health care, 

and administration and support waste management and remediation with 33.2 percent, 18.7 percent 

and 8.8 percent respectively. The west region’s top three employment industries are manufacturing, 

wholesale trade, and construction with 31.3 percent, 25.3 percent, and 13.1 percent respectively. The 

Industry Study Area Baltimore MSA

Agriculture, Forestry, Fishing and Hunting 0.0% 0.0% 0.2%

Mining, Quarrying, and Oil and Gas Extraction 0.0% 0.0% 0.0%

Utilities 0.2% 0.8% 0.4%

Construction 5.2% 2.8% 5.5%

Manufacturing 11.7% 3.5% 4.4%

Wholesale Trade 9.3% 2.5% 4.1%

Retail Trade 7.0% 4.8% 10.9%

Transportation and Warehousing 26.0% 4.4% 3.2%

Information 2.5% 1.4% 1.6%

Finance and Insurance 0.6% 3.6% 4.0%

Real Estate and Rental and Leasing 1.3% 1.5% 1.7%

Professional, Scientific, and Technical Services 6.0% 6.4% 9.5%

Management of Companies and Enterprises 2.8% 0.7% 1.1%

Administration & Support, Waste Management and Remediation 5.8% 6.9% 6.7%

Educational Services 3.2% 14.8% 10.6%

Health Care and Social Assistance 9.2% 21.0% 15.2%

Arts, Entertainment, and Recreation 0.9% 1.6% 1.8%

Accommodation and Food Services 3.9% 6.7% 8.1%

Other Services (excluding Public Administration) 4.2% 3.1% 3.4%

Public Administration 0.1% 13.5% 7.5%

Source: US Census Bureau; AECOM, 2016.

Shares of Employment By Industry, 2014
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east region’s top three employment industries are transportation and warehousing, manufacturing, and 

retail trade with 27.3 percent, 9.3 percent, and 8.7 percent respectively. There is no agriculture or 

mining employment anywhere in the Economic Study Area. 

Table B. 13: Shares of At Place Employment by Industry in Economic Study Area and Its Regions, 2014 

Major Employers 

The Baltimore Department of Commerce published a list of Baltimore’s major employers. This list 

contained the name of the employer, the industry type, and the amount of employees. Figure B. 9 maps 

out the top 32 employers and shows the amount of employees each employer has. The map shows 42 

employers because five of the 32 employers have multiple locations and each location has been 

represented. Of the top 32 employers in Baltimore, three fall in the Economic Study Area: MedStar 

Health, Horseshoe Casino, and Under Armour. Together, these three entities employ 10,020 people. The 

City of Baltimore’s top 3 employers are Johns Hopkins University, Johns Hopkins Hospital and Health 

System, and the University System of Maryland with over 9,000 employees each. 

Industry South West East Study Area

Agriculture, Forestry, Fishing and Hunting 0.0% 0.0% 0.0% 0.0%

Mining, Quarrying, and Oil and Gas Extraction 0.0% 0.0% 0.0% 0.0%

Utilities 0.0% 0.8% 0.1% 0.2%

Construction 3.6% 13.1% 4.2% 5.2%

Manufacturing 7.2% 31.3% 9.3% 11.7%

Wholesale Trade 8.6% 25.3% 4.7% 9.3%

Retail Trade 4.2% 9.5% 8.7% 7.0%

Transportation and Warehousing 33.2% 2.6% 27.3% 26.0%

Information 0.0% 0.0% 5.5% 2.5%

Finance and Insurance 0.6% 0.1% 0.6% 0.6%

Real Estate and Rental and Leasing 2.1% 1.4% 0.6% 1.3%

Professional, Scientific, and Technical Services 4.7% 1.3% 8.6% 6.0%

Management of Companies and Enterprises 0.0% 1.4% 5.8% 2.8%

Administration & Support, Waste Management and Remediation 8.8% 0.9% 4.8% 5.8%

Educational Services 3.8% 2.3% 2.9% 3.2%

Health Care and Social Assistance 18.7% 1.8% 3.1% 9.2%

Arts, Entertainment, and Recreation 0.0% 0.1% 2.0% 0.9%

Accommodation and Food Services 2.4% 2.0% 5.9% 3.9%

Other Services (excluding Public Administration) 1.8% 6.3% 5.7% 4.2%

Public Administration 0.1% 0.0% 0.1% 0.1%

Source: US Census Bureau; AECOM, 2016.

Shares of Employment By Industry, 2014
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Figure B. 9: Baltimore’s Major Employers 

*Denotes employer with multiple locations; each location shows total employment figure not location employment.   
Source: Baltimore Department of Commerce; ESRI; AECOM, 2016 
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Resident Employment by Industry 

In addition to the employment by industry within the Economic Study Area, the study also includes the 

industries in which Economic Study Area residents are employed. There is a disconnect between the 

predominant industries of the businesses in the Economic Study Area and the industries in which 

residents are employed. The major employment industries of south region residents are health care and 

social assistance; retail trade; administration and support, waste management and remediation; and 

accommodation and food services. The health care and social services industry accounts for 16.8 

percent of south region residents’ employment. In the south region, 13.9 percent work in retail trade, 

10.6 percent work in administration and support and waste management and remediation, and 9.8 

percent work in accommodation and food services. These four industries account for 51.1 percent of all 

south region residents’ employment. These figures can be seen in Figure B. 10. 

Similar to south region residents, the top employment industries of residents in the west region are: 

health care and social assistance; administration and support, waste management and remediation; 

retail trade; and accommodation and food services.  The health care and social assistance industry 

accounts for 17.4 percent of all west region residents’ employment. In the west region, 13.6 percent of 

west region residents have administration and support, waste management and remediation jobs, 13.0 

percent of west region residents work in retail trade, and 9.9 percent work in accommodation and food 

services. These four industries account for 53.9 percent of all west region residents’ employment.  

East region residents work in mostly different industries than west and south region residents do. The 

top employment industries for east region residents are: professional, scientific, and technical services; 

health care and social assistance; educational services; accommodation and food services; and finance 

and insurance. The professional, scientific, and technical services industry accounts for 14.6 percent of 

east region residents’ employment. Figure B. 10 shows 13.6 percent of east region residents work in 

health care and social assistance. In the east region, 12.1 percent of residents work in educational 

services, 7.2 percent work in accommodation and food services, and 6.5 percent work in finance and 

insurance. 
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Figure B. 10: Distribution of Employment by Industry of Economic Study Area Regions and the 
Economic Study Area, 2014 

Source: US Census Bureau, 2014; AECOM, 2016. 

Resident Employment Location 

Figure B. 11 shows where Cherry Hill residents work by ZIP code and Figure B. 12 shows where Brooklyn 

residents work by ZIP code. It is important to understand and visualize where and how far away people 

work from their residences. Lack of vehicles for households has already been observed in the south 

region, and observations and analysis of existing public transportation systems is reported later in this 

document. While most south region residents work less than 10 miles from their homes, a majority of 

these residents also do not have their own vehicles and rely heavily on public transportation and other 

alternative modes of transportation.  

Figure B. 11 shows that 48 percent of Cherry Hill residents work in the Central Business District and 

South Baltimore. Around one-third – 30.1 percent – of Cherry Hill residents work in Anne Arundel 

County. The remainder – 20.9 percent – work further north or east of the CBD. Figure B. 12 shows the 

top two ZIP codes for where Brooklyn residents work to be in Anne Arundel County and the Baltimore 
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CBD: 21061 and 20201 respectively. Roughly 48.7 percent of Brooklyn residents work in Anne Arundel 

County with some working as far south as Annapolis.  

Figure B. 11: Where Cherry Hill Residents Work by Zip Code, 2014 

Source: Census On the Map, 2014; AECOM, 2016 
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Figure B. 12: Where Brooklyn Residents work by Zip Code, 2014 

             Source: Census On the Map, 2014; AECOM, 2016  



  
 

 

Page B-23 
 
 

May 30, 2018 
 

DRAFT Project Report 

Business Employee Location 

To determine where the area’s employees are traveling from, employees’ residences were mapped for 

the major employer concentrations in Fairfield and Locust Point, to show the concentrations of 

employees in Economic Study Area neighborhoods. 

Locust Point has 351 of its 5,476 employees living in the Economic Study Area. Overall, 6.4 percent of 

employees in the Locust Point Peninsula (Locust Point and Locust Point Industrial Area neighborhoods) 

live in the Economic Study Area (see Figure B. 13). Only 0.9 percent lives south of the Vietnam Veterans 

Memorial Bridge in Cherry Hill, Brooklyn, or the Fairfield Industrial Area. The greatest concentrations of 

employees are in Riverside (2.2 percent) Locust Point (1.9 percent).  

Figure B. 13: Locust Point Employees Residing in Economic Study Area Neighborhoods, 2014 

Source: Census On the Map, 2014; AECOM, 2016 
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Figure B. 14 shows that while some Fairfield workers do live in the Economic Study Area neighborhoods, 

most do not. A separate analysis showed that 19.5 percent of Fairfield workers live in Dundalk, and 9 

percent live in the Lake Shore area. Only 3.2 percent of all Fairfield workers live in the Economic Study 

Area neighborhoods. Though there are no great concentrations of employees living in the Economic 

Study Area neighborhoods, the neighborhood with the highest concentration is Brooklyn, where 1.0 

percent of employees in Fairfield live. 

Figure B. 14: Fairfield Industrial Area Employees Living in Economic Study Area Neighborhoods, 2014 

 Source: Census On the Map, 2014; AECOM, 2016 

Public Transportation 
Because of the role transit plays in access to employment opportunities, this analysis considers the 

transit facilities available within the Economic Study Area. The City of Baltimore and the State of 

Maryland offer various public transportation systems to service Baltimore City and surrounding areas. 

There are currently four major transportation systems servicing Baltimore: Charm City Circulator, MDOT 

MTA Light Rail, MDOT MTA Metro, and MDOT MTA Bus. While these systems do provide service to 
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Baltimore’s daytime population, service quality and quantity are not the same throughout the entire 

city. Charm City Circulator, the city’s free shuttle service, only services the east portion of the Economic 

Study Area as seen in Figure B. 15. It is important to note that Charm City Circulator’s hub is located in 

Cherry Hill but does not offer any routes or stops to service that area. MDOT MTA Light Rail has a line 

servicing residents near Cherry Hill, Westport, and the Carroll-Camden Industrial Area. MDOT MTA Bus 

also offers routes to service the aforementioned neighborhoods in addition to Brooklyn, South 

Baltimore, and Port Covington. While these bus routes do exist, stakeholder interviewees suggested that 

they may not be enough to get the residents of these neighborhoods to their places of employment. 

Figure B. 4 shows how many households by census tract have zero vehicles available throughout the 

entire Economic Study Area. According to Census data, about 72 percent of all households in a census 

tract in Cherry Hill have no cars available. Residents in Cherry Hill and other South region neighborhoods 

are more likely to rely on public transportation than East region neighborhoods within the Economic 

Study Area. Despite these needs for transportation, networks and service are still somewhat limited. 

During stakeholder interviews, lack of accessible and effective transportation for South and West region 

neighborhoods was brought up repeatedly. 

Figure B. 11 shows where residents of Cherry Hill work by ZIP code. Most Cherry Hill residents do not 

work where they live. Since 72 percent of households in Cherry Hill also do not own vehicles, they rely 

heavily on public transportation. By improving existing transportation infrastructure and creating a 

multimodal neighborhood, Cherry Hill residents will be able to get to their places of employment more 

easily, efficiently, and safely. According to the MDOT MTA Trip Planner (which is powered by Google 

Maps), a resident living in Cherry Hill using MDOT MTA Bus to get to The Walters Art Museum would 

take anywhere between 31 to 47 minutes depending on departure time. The Walters Art Museum was 

chosen as a work destination since it is located in the heart of the 21201 ZIP code, which is where almost 

200 Cherry Hill residents work. Looking up the same trip on Google Maps by car would take only 10 to 

20 minutes depending on traffic. The same trip would take 26 minutes by bike. While bikes are a more 

affordable method of transportation and would take less time to get to the destination, in this particular 

case, there is a lack of bike and pedestrian infrastructure in the South region of the Economic Study 

Area. This lack of bike and pedestrian infrastructure does not make these areas conducive to using this 

alternative mode of transportation.  
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Figure B. 15: Existing Public Transportation in the Economic Study Area 

Source: City of Baltimore; Maryland Transportation Authority; AECOM, 2016. 
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Real Estate Market Overview 

This section gives a snapshot of recent conditions in the rents, occupancy, and development of various 

land uses including residential, industrial, flex industrial, office, and retail in the Economic Study Area 

and comparative geographies. 

Residential 

As previously noted, in the Economic Study Area and Baltimore, more homes are renter-occupied than 

owner-occupied. Fifty-four percent of homes in the Economic Study Area, and 52 percent of homes in 

the City of Baltimore are rented rather than owned whereas only 33 percent of homes in the Baltimore 

MSA are rented. Table B. 14 shows the distribution of owner-occupied housing by home values. Most 

owner-occupied housing values are evenly distributed from $50,000 to $399,999. In fact, 85.4 percent of 

all Economic Study Area owner-occupied homes fall into these value ranges. Most owner-occupied 

homes in the Economic Study Area are worth between $50,000 - $99,999 and $300,000 - $399,999 with 

17.9 and 17.6 percent respectively. A majority – 70.9 percent – of owner-occupied houses in Baltimore 

are worth between $50,000 and $249,999. The Economic Study Area has a higher median home value 

than the City, at $219,254 versus $157,900.  

Table B. 14: Owner-Occupied Housing Values of Economic Study Area and Surrounding Areas, 2015 

Owner-occupied housing values may be higher than the City’s overall owner-occupied housing values; 

however, there is disparity within the Economic Study Area itself, as shown in Table B. 15. South and 

west region owner-occupied housing values are lower than east region values. In the south region, 85.4 

percent of owner-occupied houses in are worth between $50,000 and $199,999. In the west region, 94.6 

percent of owner-occupied houses are worth between $0 and $199,999. Conversely, 86.1 percent of 

owner-occupied houses in the east region are worth between $150,000 and $499,999. Median values in 

# % # % # %

Total 5,908 100.0% 116,673 100.0% 688,984 100.0%

<$50,000 197 3.3% 8,498 7.3% 24,783 3.6%

$50,000-$99,999 1,057 17.9% 20,848 17.9% 30,976 4.5%

$100,000-$149,999 634 10.7% 24,497 21.0% 51,164 7.4%

$150,000-$199,999 751 12.7% 23,179 19.9% 82,260 11.9%

$200,000-$249,999 818 13.8% 14,121 12.1% 99,505 14.4%

$250,000-$299,999 753 12.7% 8,374 7.2% 88,890 12.9%

$300,000-$399,999 1,038 17.6% 8,350 7.2% 129,960 18.9%

$400,000-$499,999 397 6.7% 3,530 3.0% 71,003 10.3%

$500,000-$749,999 202 3.4% 3,297 2.8% 77,103 11.2%

$750,000-$999,999 32 0.5% 1,037 0.9% 19,486 2.8%

$1,000,000+ 29 0.5% 942 0.8% 13,854 2.0%

Median House Value

Source: ESRI; AECOM, April 2016.

Study Area Baltimore MSA

Owner-Occupied Housing Values, 2015

$219,254 $157,900 $281,400
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the South and West are less than half that of the median home value in the East, where the median 

home value is $279,979. 

Table B. 15: Owner-Occupied Housing Values of Economic Study Area and Its Regions, 2015 

Table B. 16 shows renter-occupied housing values in the Economic Study Area, Baltimore City, and 

Baltimore MSA. While owner-occupied housing values were higher in the Economic Study Area than 

they were in the City, renter-occupied housing values are lower in the Economic Study Area than the 

City. In the Economic Study Area, 74.3 percent of renter-occupied houses have rents between $0 and 

$999. A majority – 85.1 percent – of renter-occupied houses in Baltimore have rents between $0 and 

$1,249. In the MSA, 82.6 percent of renter-occupied houses have rents between $0 and $1,499. 23.5 

percent of renter-occupied houses in the Economic Study Area and 23.5 percent of renter-occupied 

houses in Baltimore have rents greater than $1,000. Almost double – 45 percent – of renter-occupied 

houses in the MSA have rents greater than $1,000.  

  

# % # % # % # %

Total 1,774 100.0% 297 100.0% 3,837 100.0% 5,908 100.0%

<$50,000 78 4.4% 34 11.4% 87 2.3% 197 3.3%

$50,000-$99,999 890 50.2% 81 27.3% 86 2.2% 1,057 17.9%

$100,000-$149,999 366 20.6% 135 45.5% 132 3.4% 634 10.7%

$150,000-$199,999 285 16.1% 31 10.4% 435 11.3% 751 12.7%

$200,000-$249,999 56 3.2% 5 1.7% 758 19.8% 818 13.8%

$250,000-$299,999 44 2.5% 6 2.0% 703 18.3% 753 12.7%

$300,000-$399,999 23 1.3% 4 1.3% 1,012 26.4% 1,038 17.6%

$400,000-$499,999 0 0.0% 0 0.0% 397 10.3% 397 6.7%

$500,000-$749,999 7 0.4% 3 1.0% 192 5.0% 202 3.4%

$750,000-$999,999 7 0.4% 0 0.0% 25 0.7% 32 0.5%

$1,000,000+ 17 1.0% 17 5.7% 12 0.3% 29 0.5%

Median House Value

Source: ESRI; AECOM, April 2016.

Study Area

Owner-Occupied Housing Values, 2015

South West East

$97,068 $110,147 $279,979 $219,254



  
 

 

Page B-29 
 
 

May 30, 2018 
 

DRAFT Project Report 

Table B. 16: Renter-Occupied Housing Values of Economic Study Area and Surrounding Areas, 2013  

Just as with owner-occupied housing values, renter-occupied housing rents vary greatly among the 

Economic Study Area regions (see Table B. 17). In the south region, 91.9 percent of renter-occupied 

houses have rents under $1,000. In the west region, 39.7 percent of renter-occupied houses have rents 

less than $500, and 51.1 percent have rents between $700 and $1,249. In the east region, 86.8 percent 

of renter-occupied houses have rents greater than $700. In the south region, only 5.4 percent of renter-

occupied houses have rents greater than $1,000. In the west region, 23 percent of renter-occupied 

houses have rents greater than $1,000. In the east region, 71.8 percent of renter-occupied houses have 

rents greater than $1,000. The median rent in the South region is $654, compared to $1,414 in the East. 

Table B. 17: Renter-Occupied Housing Values of Economic Study Area and Its Regions, 2013  

# % # % # %

Total 6,940 100.0% 124,782 100.0% 340,338 100.0%

With cash rent 6,780 97.7% 120,895 96.9% 328,723 96.6%

Less than $500 1,879 27.1% 28,786 23.1% 44,424 13.1%

$500 to $699 1,398 20.1% 23,430 18.8% 38,986 11.5%

$700 to $999 1,878 27.1% 40,695 32.6% 103,600 30.4%

$1,000 to $1,249 406 5.9% 13,208 10.6% 57,404 16.9%

$1,250 to $1,499 402 5.8% 6,738 5.4% 36,553 10.7%

$1,500 to $1,999 428 6.2% 5,357 4.3% 33,859 9.9%

$2,000 or more 390 5.6% 2,681 2.1% 13,897 4.1%

No cash rent 160 2.3% 3,887 3.1% 11,615 3.4%

Median Rent

Source: US Census Bureau ACS 2013.

Study Area Baltimore MSA

Renter-Occupied Housing Values: Rents, 2013

$707 $751 $929

# % # % # % # %

Total 5,014 100.0% 174 100.0% 1,752 100.0% 6,940 100.0%

With cash rent 4,934 98.4% 174 100.0% 1,671 95.4% 6,780 97.7%

Less than $500 1,711 34.1% 69 39.7% 97 5.5% 1,879 27.1%

$500 to $699 1,332 26.6% 15 8.6% 53 3.0% 1,398 20.1%

$700 to $999 1,564 31.2% 50 28.7% 263 15.0% 1,878 27.1%

$1,000 to $1,249 170 3.4% 39 22.4% 198 11.3% 406 5.9%

$1,250 to $1,499 60 1.2% 0 0.0% 342 19.5% 402 5.8%

$1,500 to $1,999 89 1.8% 1 0.6% 338 19.3% 428 6.2%

$2,000 or more 9 0.2% 0 0.0% 381 21.7% 390 5.6%

No cash rent 80 1.6% 0 0.0% 81 4.6% 160 2.3%

Median Rent

Source: US Census Bureau ACS 2013.

Renter-Occupied Housing Values: Rents, 2013

South West East Study Area

$654 $769 $1,414 $707
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Table C. 3 shows the summary profile of the multifamily real estate market in the Economic Study Area, 

City of Baltimore, Baltimore MSA, and Maryland. As of Q4 2015, the Economic Study Area has a 

multifamily vacancy rate of 7.8 percent. The average rental rate for multifamily units in the Economic 

Study Area is $1,152, and the average unit is 945 square feet. The average rent per square foot is $1.08. 

Currently, the Economic Study Area has 30 multifamily buildings and 5,405 units. The Economic Study 

Area has an annual average multifamily absorption of 48 units (The “absorption” rate is the rate at 

which available homes or properties are sold or rented in a specific real estate market during a given 

period of time).  No new units have been delivered in the Economic Study Area since 2011. 

Industrial 

Table C. 4 shows a summary profile of the industrial real estate market in the Economic Study Area, City 

of Baltimore, Baltimore MSA, and Maryland. As of Q4 2015, the Economic Study Area had an industrial 

vacancy rate of 8.4 percent; however the average annual direct vacancy rate is 9.5 percent. The average 

annual vacancy rate is lowest in the Economic Study Area; the City, MSA, and State have higher vacancy 

rates. The average rental rate for industrial units in the Economic Study Area is $4.40 triple net (NNN). 

Triple net is a type of lease agreement where the lessee is responsible for all asset costs in addition to 

rent (property taxes, building insurance, etc.). As of Q4 2015, the Economic Study Area’s average rental 

rate is similar to the City and the MSA’s average industrial rental rates, which are $4.90 and $4.92 

respectively. The average annual rent direct (NNN) is $3.86. Currently, the Economic Study Area has 37 

industrial buildings and 2.9 million square feet of industrial space. The Economic Study Area has had a 

negative annual average industrial absorption of -18,003 square feet, while the surrounding areas have 

been positive. No new space has been delivered in the Economic Study Area since before 2011.  

Because industrial land uses are common in the Economic Study Area, the industrial real estate market 

within the Economic Study Area was observed in more detail, as tracked by CoStar, a proprietary 

database of commercial real estate transactions. This observation included breaking down the industrial 

real estate market by Economic Study Area region and by subcategory. The following subcategories 

were assessed: distribution, manufacturing, truck terminals, and warehouses. Note that this data only 

includes tracked rental space on the commercial real estate market, and does not contain owner-

occupied space. 

As shown in Table B. 18, there are 234 industrial buildings (including but not limited to distribution, 

manufacturing, truck terminals, and warehouses). A majority – 49.1 percent – of industrial buildings are 

located in the south region. The west region has the most industrial space with 4,226,355 square feet. 

The average rent per square foot of industrial space in the Economic Study Area is $5.01. The east region 

has the highest average rent per square foot with $6.41. The south region has the lowest average rent 

per square foot with $4.51. 

  



  
 

 

Page B-31 
 
 

May 30, 2018 
 

DRAFT Project Report 

Buildings SQ FT Ave Rent

South 10 398,143 $4.95

West 9 833,667 $8.00

East 11 221,843 -

Study Area 30 1,448,553 $4.95
Source: CoStar; AECOM, 2016.

Industrial - Manufacturing

Table B. 18: Summary of Industrial Real Estate Market Conditions by Economic Study area and Its 
Regions 

Table B. 19 shows a snapshot of the distribution real estate market within the Economic Study Area. 

There are only six distribution facilities in the Economic Study Area and half of them are in the south 

region. A majority – 85.5 percent – of industrial distribution facility space is located in the south region. 

Table B. 19: Summary of Distribution Real Estate Market Conditions by Economic Study area and Its 
Regions 

The distribution of manufacturing facilities is almost completely equal among the three regions in the 

Economic Study Area: 33.3 percent of these facilities are in the south region, 30 percent are in the west, 

and 36.7 percent are in the east region. Despite the west region having the fewest number of buildings, 

it has more than half – 57.5 percent – of all Economic Study Area manufacturing space. The average rent 

for manufacturing space in the Economic Study Area is $4.95 per square foot. An average rent figure 

was not available for manufacturing facilities in the east region. The west region has the highest average 

rent - $8.00 per square foot. 

Table B. 20: Summary of Manufacturing Real Estate Market Conditions by Economic Study area and Its 
Regions 

Buildings SQ FT Ave Rent

South 3 371,532 -

West 2 53,500 -

East 1 9,325 -

Study Area 6 434,357 -
Source: CoStar; AECOM, 2016.

Industrial - Distribution

Buildings SQ FT Ave Rent

South 115 3,806,786 $4.51

West 79 4,226,355 $4.73

East 45 1,687,411 $6.41

Study Area 234 9,588,123 $5.01
Source: CoStar; AECOM, 2016.

Industrial Summary
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Table B. 21 shows a snapshot of the truck terminal real estate conditions within the Economic Study 

Area. There are four truck terminal facilities within the Economic Study Area. Most of the truck 

terminals are in the west region. Average rent for truck terminal facilities was only available for the west 

region and the Economic Study Area as a whole, which is the same: $10.71 per square foot. 

Table B. 21: Summary of Truck Terminal Real Estate Market Conditions by Economic Study area and Its 
Regions 

There are 160 warehouses in the Economic Study Area. 48.1 percent of warehouses are in the south 

region, 35.6 percent are in the west region; and 16.3 percent are in the east region. Almost half – 45.4 

percent – of all warehouse space is located in the west region. The average rent per square foot of 

warehouse space in the Economic Study Area is $4.98. The east region has the highest rental rates for 

warehouse space at $6.41 per square foot. The west region has the cheapest average rent per square 

foot at $3.98. 

Table B. 22: Summary of Warehouse Real Estate Market Conditions by Economic Study area and Its 
Regions 

Flex 

In real estate, “industrial flex,” or “flex” space, is used to describe industrial buildings that also include 

some office space. Included in this category are research and development labs, tech/telecom facilities, 

warehouse with offices but not a warehouse only facility. Generally, they are most often one-story and 

may or may not be air conditioned. Some have loading docks, though not all. Table C. 5 shows the 

summary of flex real estate market performance in the Economic Study Area, City of Baltimore, MSA, 

and Maryland. As of Q4 2015, the Economic Study Area has a flex vacancy rate of 6.4 percent; however 

the average annual direct vacancy rate is 10.5 percent. The average annual vacancy rate is lowest in the 

MSA and second lowest in the Economic Study Area. The average rental rate for flex units in the 

Buildings SQ FT Ave Rent

South 1 6,300 -

West 3 39,468 $10.71

East - - -

Study Area 4 45,768 $10.71
Source: CoStar; AECOM, 2016.

Industrial - Truck Terminal

Buildings SQ FT Ave Rent

South 77 2,679,152 $4.19

West 57 3,097,559 $3.98

East 26 1,003,519 $6.41

Study Area 160 6,824,514 $4.98
Source: CoStar; AECOM, 2016.

Industrial - Warehouse
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Buildings SQ FT Ave Rent

South 9 159,829 $6.47

West 8 287,214 $6.75

East 4 77,290 $16.00

Study Area 21 524,333 $6.60
Source: CoStar; AECOM, 2016.

Flex - Summary

Economic Study Area is $6.60 full service (fs). The average annual rent direct (fs) is $6.97, which is lower 

than the City, MSA, and State. Currently, the Economic Study Area has 21 flex buildings and 524,333 

square feet of flex space. The Economic Study Area has annual average flex absorption of 4,339 square 

feet. No new units have been delivered in the Economic Study Area or City since before 2011. The MSA 

and State have delivered thousands of square feet of rentable building area since 2011. 

Within the Economic Study Area, there are 21 flex buildings, with the most being in the south region and 

the fewest in the east region (see Table B. 23). The west region has the most flex space with 287,214 

square feet. The average rent per square foot from 2011 to 2015 was $6.95 in the Economic Study Area. 

The east region has the highest average rent per square foot for the same time period at $14.33. . The 

south and west regions have similar average rent per square feet figures of $7.33 and $6.75 

respectively. The average rents are based on the rates for available space in that time period. Much of 

the available space in the South and West areas has been in older buildings, while the flex space 

available in the East is in a newer more office-like flex building. 

Table B. 23: Summary of Flex Real Estate Market Conditions by Economic Study area and Its Regions 

Office 

Table C. 6 shows the summary of office real estate market performance in the Economic Study Area, 

City of Baltimore, MSA, and Maryland. For Class-A office space real estate performance, see Table C. 7. 

For Class-B office space real estate performance, see Table C. 8. 

As of Q4 2015, the Economic Study Area has an office vacancy rate of 15.1 percent. The average annual 

vacancy rate is highest in the Economic Study Area; the City, MSA, and State have much lower vacancy 

rates. The average rental rate for industrial units in the Economic Study Area is $20.33. As of Q4 2015, 

the Economic Study Area’s average rental rate is slightly less than the City and the MSA’s average office 

rental rates, which are $21.09 and $21.90 respectively. The average annual rent direct full service (fs) is 

$22.60. Full service is a type of lease where the rent being paid by the lessee includes fees associated 

with building ownership or maintenance, such as utilities, insurance, taxes, or maintenance.  Currently, 

the Economic Study Area has 103 office buildings and 3,748,964 square feet of office space. The 

Economic Study Area has annual average office absorption of 32,161 square feet. Since 2011, the 

rentable building area delivered has averaged 16,111 square feet annually.  
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Retail 

Table C. 9 shows the summary of retail real estate market performance in the Economic Study Area, City 

of Baltimore, MSA, and Maryland.  

The Economic Study Area has a total of 1.8 million square feet of retail in 369 buildings. As of Q4 2015, 

the Economic Study Area has a retail vacancy rate of 1.2 percent. In the last five years, the average 

annual vacancy rate was highest in the Economic Study Area – 8.3 percent; the City, MSA, and State 

have lower average annual direct vacancy rates. The Economic Study Area has a low retail rent. The 

average rental rate for retail square feet in the Economic Study Area is $11.62 triple net (NNN). As of Q4 

2015, the Economic Study Area’s average rental rate is a few dollars less than the City and the MSA’s 

average office rental rates, which are $14.19 and $18.26 respectively. The average annual rent direct 

(NNN) is $11.53. The Economic Study Area has annual average retail absorption of 14,616 square feet. 

Since 2011, the rentable building area delivered has averaged only 1,627 square feet annually.  

Table B. 24 shows the summary of retail businesses by retail type within the Economic Study Area. Of 

193 retail trade businesses in the Economic Study Area, 93 are located in the south region, 41 are in the 

west region, and 59 are in the east region. In the south region, a majority – 32.3 percent – of the retail 

trade businesses are food and beverage stores. After food and beverage stores, motor vehicle and parts 

dealers is the second largest retail trade type by number of businesses in the south region. In the west 

region, a majority – 22 percent – of retail trade businesses are building materials, garden equipment, 

and suppliers/ dealers. In the east region the top two retail trades by amount of businesses are food and 

beverage stores and electronics and appliance stores. In the entire Economic Study Area, food and 

beverage stores and motor vehicle and parts and dealers are the two largest types of retail trades by 

number of businesses. Of all retail trade businesses in the Economic Study Area, 23.8 percent are food 

and beverage stores, and 11.4 percent, which is the second largest share, are motor vehicle and parts 

and dealers.  

Table B. 24: Summary of Types of Retail Businesses in Economic Study Area and Its Regions 

# % # % # % # %

Total Retail Trade 93 100.0% 41 100.0% 59 100.0% 193 100.0%

Motor Vehicle & Parts Dealers 12 12.9% 6 14.6% 4 6.8% 22 11.4%

Furniture & Home Furnishings Stores 3 3.2% 3 7.3% 2 3.4% 9 4.7%

Electronics & Appliance Stores 8 8.6% 2 4.9% 9 15.3% 19 9.8%

Bldg Material & Garden Equipment & Suppliers Dealers 3 3.2% 9 22.0% 2 3.4% 14 7.3%

Food & Beverage Stores 30 32.3% 5 12.2% 11 18.6% 46 23.8%

Health & Personal Care Stores 10 10.8% 2 4.9% 6 10.2% 18 9.3%

Gasoline Stations 6 6.5% 4 9.8% 5 8.5% 15 7.8%

Clothing and Clothing Accessories Stores 6 6.5% 4 9.8% 6 10.2% 17 8.8%

Sports Goods, Hobby, Book, & Music Stores 1 1.1% 1 2.4% 1 1.7% 4 2.1%

General Merchandise Stores 8 8.6% 1 2.4% 4 6.8% 13 6.7%

Miscellaneous Store Retailers 4 4.3% 5 12.2% 8 13.6% 16 8.3%

Source: ESRI; AECOM, 2016.

Study Area

Summary of Retail Type Businesses, 2016

West EastSouth
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Food Deserts 
While the data in Table B. 24 show that the South has the largest number of food and beverage stores, 

there is still a “food desert” there. “Food deserts” are areas without access to fresh produce and 

groceries. Many jurisdictions use different measures to define a food desert. The Baltimore Office of 

Sustainability characterizes food deserts in the Food Environment Report as areas where all of the 

following are true: 

 “The distance to the supermarket/supermarket alternative is more than ¼ mile” 

 “The median household income is at or below 185 percent of the Federal Poverty Level” 

(Currently at $37,296). 

 “Over 30 percent of households have no vehicle” 

 “The average Healthy Food Availability Index score for all food stores is low” 

These factors combined constitute a food desert, by City of Baltimore standards. The Economic Study 

Area has two food deserts in the South region.    
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Figure B. 16 shows where the food deserts are and the nearest grocery store and store type. 
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Figure B. 16: Economic Study Area Food Deserts and Grocery Stores by Type 

Source: City of Baltimore; ESRI; AECOM, 2016 

Figure B. 4 shows how many households in each census tract within the Economic Study Area have zero 

vehicles available. There is overlap between the census tract with 72 percent of households without any 

vehicles available and the food desert closer to the Vietnam Veterans Memorial Bridge. The 

neighborhoods in the South region of the Economic Study Area have fewer ways to travel to proper 

grocery stores such as the Shoppers or Harris Teeter on the other side of the Vietnam Veterans 

Memorial Bridge in the East region of the Economic Study Area. There was previously a Walmart across 

the Vietnam Veterans Memorial Bridge that served these populations for their grocery needs. When 

Walmart closed, these neighborhoods were left without an affordable or accessible grocery store.  
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Table C. 1: Comparison of Income Distributions Between Economic Study Area and Surrounding Areas, 
2015 

Table C. 2: Comparison of Income Distributions Between Economic Study Area and Its Regions, 2015 

  

Household Income # % # % # % # %

< $25,000 4,275 31.3% 82,505 32.8% 180,288 16.9% 328,796 14.8%

$25,000 - $49,999 3,162 23.1% 68,353 27.2% 203,757 19.1% 408,773 18.4%

$50,000 - $74,999 2,393 17.5% 43,079 17.1% 186,688 17.5% 391,001 17.6%

$75,000 - $99,999 1,440 10.5% 25,323 10.1% 154,685 14.5% 333,239 15.0%

$100,000 - $149,999 1,106 8.1% 16,812 6.7% 161,085 15.1% 359,898 16.2%

$150,000 + 1,299 9.5% 15,330 6.1% 180,288 16.9% 399,887 18.0%

Total 13,675 100.0% 251,402 100.0% 1,066,791 100.0% 2,221,594 100.0%

Median Household Income $43,991 $39,306 $68,363 $73,534

Average Household Income $63,970 $56,463 $93,905 $98,361

Per Capita Income $26,907 $23,599 $36,492 $37,133

1/ Total values may differ slightly due to rounding errors.

Source: ESRI; AECOM, April 2016

Household Income, 2015

Study Area Baltimore Baltimore MSA Maryland

Household Income # % # % # % # %

< $25,000 3,356 49.1% 296 52.0% 622 9.9% 4,275 31.3%

$25,000 - $49,999 2,028 29.7% 142 25.0% 992 15.8% 3,162 23.1%

$50,000 - $74,999 864 12.6% 55 9.7% 1,474 23.5% 2,393 17.5%

$75,000 - $99,999 398 5.8% 48 8.4% 994 15.8% 1,440 10.5%

$100,000 - $149,999 153 2.2% 26 4.6% 927 14.8% 1,106 8.1%

$150,000 + 33 0.5% 1 0.2% 1,264 20.1% 1,299 9.5%

Total 6,832 100.0% 569 99.8% 6,274 100.0% 13,675 100.0%

Median Household Income $25,457 $23,404 $75,890 $43,991

Average Household Income $33,106 $34,570 $100,246 $63,970

Per Capita Income $12,202 $12,602 $49,773 $26,907

1/ Total values may differ slightly due to rounding errors.

Source: ESRI; AECOM, April 2016

Household Income, 2015

South West East Study Area
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Table C. 3: Multifamily Real Estate Market Performance 

Summary Profile of Multifamily Market

Study Area
Number of 

Buildings
Total Units

Avg. Unit 

Square Feet

Average 

Rental Rate

Average 

Vacancy Rate

Study Area 30 5,405 945 $1,152 7.80%

Baltimore, City 1,369 97,937 813 $1,071 4.50%

Baltimore, MSA 2,230 246,050 885 $1,191 3.60%

Maryland 4,340 500,106 894 $1,296 3.70%

2011 2012 2013 2014 2015 Avg Annual

Study Area 4,916 5,202 5,193 5,193 5,405 5,182

Baltimore, City 93,554 94,481 95,903 96,993 97,937 95,774

Baltimore, MSA 234,202 236,846 240,633 243,679 246,050 240,282

Maryland 474,582 479,622 485,495 492,828 500,106 486,527

2011 2012 2013 2014 2015 Avg Annual

Study Area 955 946 946 946 945 948

Baltimore, City 812 812 814 814 813 813

Baltimore, MSA 881 882 884 885 885 883

Maryland 890 891 893 893 894 892

2011 2012 2013 2014 2015 Avg Annual

Study Area 256 37 (80) 14 11 48

Baltimore, City 384 142 131 (176) (316) 33

Baltimore, MSA 2,359 3,106 2,533 3,315 2,803 2,823

Maryland 4,441 6,352 5,403 6,800 8,624 6,324

2011 2012 2013 2014 2015 Avg Annual

Study Area 250 0 0 0 0 50

Baltimore, City 250 74 124 0 0 90

Baltimore, MSA 1,996 2,668 3,965 3,324 2,521 2,895

Maryland 4,183 5,064 6,522 8,553 7,496 6,364

2011 2012 2013 2014 2015 Avg Annual

Study Area 3.8% 6.6% 6.9% 5.3% 7.8% 6.1%

Baltimore, City 3.9% 3.8% 3.9% 4.2% 4.5% 4.1%

Baltimore, MSA 4.0% 3.7% 4.2% 3.9% 3.6% 3.9%

Maryland 4.4% 4.0% 4.1% 4.1% 3.7% 4.1%

2011 2012 2013 2014 2015 Avg Annual

Study Area $895.00 $995.00 $1,015.00 $1,037.00 $1,152.00 $1,018.80

Baltimore, City $911.00 $944.00 $975.00 $1,016.00 $1,071.00 $983.40

Baltimore, MSA $1,047.00 $1,079.00 $1,104.00 $1,137.00 $1,191.00 $1,111.60

Maryland $1,176.00 $1,203.00 $1,221.00 $1,243.00 $1,296.00 $1,227.80

2011 2012 2013 2014 2015 Avg Annual

Study Area $0.95 $1.06 $1.09 $1.10 $1.20 $1.08

Baltimore, City $1.12 $1.16 $1.20 $1.25 $1.32 $1.21

Baltimore, MSA $1.20 $1.23 $1.26 $1.30 $1.36 $1.27

Maryland $1.33 $1.36 $1.38 $1.40 $1.46 $1.39

Summary Data - Q3 2015 to Date

Average Unit Square Feet

Absorption (Units), Annual Totals

Source: CoStar Property; AECOM, April 2016

Average Rent per Square Foot

Total Units

Average Annual Direct Vacancy Rate

Average Monthly Rent 

1/ Rentable Building Area

2/ Does not include Sublet Vacancy

Units Delivered (Annual totals)
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Table C. 4: Industrial Real Estate Market Performance 

Summary Profile of Industrial Market

Study Area
Number of 

Buildings

Total           

RBA  /1

Vacancy Rate  

/2

Average 

Rental Rate 

(nnn)

Study Area 37 2,899,398 8.4% $4.40

Baltimore, City 338 18,390,920 9.8% $4.90

Baltimore, MSA 3,413 181,865,763 9.8% $4.92

Maryland 7,057 310,178,186 9.1% $5.82

2011 2012 2013 2014 2015 Avg Annual

Study Area 3,223,982 3,223,982 3,223,982 3,223,982 2,899,398 3,159,065

Baltimore, City 18,627,384 18,627,384 18,627,384 18,715,504 18,390,920 18,597,715

Baltimore, MSA 180,341,450 180,647,644 180,797,319 183,618,078 181,865,763 181,454,051

Maryland 306,769,976 306,770,792 307,250,629 309,987,468 310,178,186 308,191,410

2011 2012 2013 2014 2015 Avg Annual

Study Area 95,840 153,162 12,829 (15,685) (336,160) (18,003)

Baltimore, City (29,983) 51,540 254,556 88,411 (332,693) 6,366

Baltimore, MSA 163,288 (1,210,460) 783,212 3,835,014 (1,739,350) 366,341

Maryland 362,262 504,727 1,362,217 4,268,700 24,575 1,304,496

2011 2012 2013 2014 2015 Avg Annual

Study Area 0 0 0 0 0 0

Baltimore, City 0 60,000 0 37,120 51,000 29,624

Baltimore, MSA 46,029 116,145 1,099,734 3,440,728 3,007,810 1,542,089

Maryland 108,912 185,712 1,739,200 3,628,317 5,071,516 2,146,731

2011 2012 2013 2014 2015 Avg Annual

Study Area 12.7% 8.1% 7.0% 8.6% 11.0% 9.5%

Baltimore, City 11.7% 11.7% 10.5% 10.2% 10.9% 11.0%

Baltimore, MSA 10.7% 11.1% 11.0% 9.7% 10.4% 10.6%

Maryland 10.5% 10.2% 10.1% 9.2% 9.4% 9.9%

2011 2012 2013 2014 2015 Avg Annual

Study Area $3.27 $3.72 $3.75 $4.13 $4.45 $3.86

Baltimore, City $4.30 $4.49 $5.12 $4.76 $4.68 $4.67

Baltimore, MSA $4.68 $4.76 $4.83 $4.79 $5.02 $4.82

Maryland $5.32 $5.36 $5.56 $5.45 $5.90 $5.52

Source: CoStar Property; AECOM, April 2016

Average Annual Direct Vacancy Rate

Average Annual Direct Rent (nnn)

1/ Rentable Building Area

2/ Does not include Sublet Vacancy

RBA Delivered, Annual Totals (Sq. Ft.)

Summary Data - Q3 2015 to Date

Rentable Building Area as of 4Q (Sq. Ft.) 

Direct Net Absorption (Sq. Ft.), Annual Totals
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Table C. 5: Flex Real Estate Market Performance 

 

Summary Profile of Flex Market

Study Area
Number of 

Buildings

Total           

RBA  /1

Vacancy Rate  

/2

Average 

Rental Rate 

(fs)

Study Area 21 524,333 6.4% $6.60

Baltimore, City 200 5,830,789 11.5% $7.98

Baltimore, MSA 1,439 50,291,728 9.1% $11.07

Maryland 2,333 81,993,108 10.5% $10.88

2011 2012 2013 2014 2015 Avg Annual

Study Area 554,333 524,333 524,333 524,333 524,333 530,333

Baltimore, City 5,895,289 5,865,289 5,856,789 5,856,789 5,830,789 5,860,989

Baltimore, MSA 49,851,090 49,888,210 50,046,570 50,145,990 50,219,850 50,030,342

Maryland 81,021,650 81,400,041 81,472,401 81,871,821 81,890,630 81,531,309

2011 2012 2013 2014 2015 Avg Annual

Study Area 11,431 (17,387) 31,600 (1,164) (2,786) 4,339

Baltimore, City 1,346 (71,127) 76,730 67,737 63,750 27,687

Baltimore, MSA 400,940 (19,949) 562,481 496,766 142,234 316,494

Maryland 223,121 407,620 500,434 1,158,529 699,536 597,848

2011 2012 2013 2014 2015 Avg Annual

Study Area 0 0 0 0 0 0

Baltimore, City 0 0 0 0 0 0

Baltimore, MSA 131,330 67,120 166,860 99,420 135,990 120,144

Maryland 171,205 408,391 190,860 399,420 185,939 271,163

2011 2012 2013 2014 2015 Avg Annual

Study Area 15.3% 13.0% 10.1% 6.4% 8.0% 10.5%

Baltimore, City 15.0% 16.2% 15.2% 14.0% 13.1% 14.7%

Baltimore, MSA 11.0% 10.9% 10.3% 9.3% 9.0% 10.1%

Maryland 13.4% 13.5% 13.1% 12.0% 11.4% 12.7%

2011 2012 2013 2014 2015 Avg Annual

Study Area $6.75 $6.54 $6.05 $7.36 $8.13 $6.97

Baltimore, City $9.29 $12.84 $8.13 $7.64 $7.54 $9.09

Baltimore, MSA $9.69 $11.18 $10.79 $11.09 $10.99 $10.75

Maryland $10.79 $11.23 $11.30 $11.25 $11.08 $11.13

Source: CoStar Property; AECOM, April 2016

Average Annual Direct Vacancy Rate

Average Annual Direct Rent (fs)

1/ Rentable Building Area

2/ Does not include Sublet Vacancy

Summary Data - Q3 2015 to Date

Rentable Building Area as of 4Q (Sq. Ft.) 

Direct Net Absorption (Sq. Ft.), Annual Totals

RBA Delivered, Annual Totals (Sq. Ft.)
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Table C. 6: Office Real Estate Market Performance 

 

Summary Profile of Office Market

Study Area
Number of 

Buildings

Total           

RBA  /1

Vacancy Rate  

/2

Average 

Rental Rate 

(fs)

Study Area 103 3,748,964 15.1% $20.33

Baltimore, City 2,080 56,064,140 10.0% $21.09

Baltimore, MSA 6,314 138,695,223 10.6% $21.90

Maryland 11,504 268,348,352 12.3% $23.58

2011 2012 2013 2014 2015 Avg Annual

Study Area 3,702,349 3,702,349 3,702,349 3,748,964 3,748,964 3,720,995

Baltimore, City 56,305,019 56,221,739 56,526,813 56,610,454 56,064,140 56,345,633

Baltimore, MSA 136,095,935 137,034,206 138,180,653 138,656,398 138,695,223 137,732,483

Maryland 262,571,554 264,912,234 266,317,539 267,975,328 268,348,352 266,025,001

2011 2012 2013 2014 2015 Avg Annual

Study Area 53,245 45,837 39,376 42,210 (19,861) 32,161

Baltimore, City 478,759 430,269 748,225 (361,644) 40,986 267,319

Baltimore, MSA 1,548,700 1,327,608 1,344,722 661,654 1,209,070 1,218,351

Maryland 1,533,695 2,507,122 1,010,362 635,464 1,795,981 1,496,525

2011 2012 2013 2014 2015 Avg Annual

Study Area 0 33,942 0 46,615 0 16,111

Baltimore, City 41,634 119,477 684,200 336,897 67,504 249,942

Baltimore, MSA 1,281,578 1,076,532 1,635,828 583,452 489,703 1,013,419

Maryland 1,701,317 2,463,513 2,161,883 1,945,555 882,925 1,831,039

2011 2012 2013 2014 2015 Avg Annual

Study Area 16.3% 15.4% 14.6% 14.6% 14.8% 15.1%

Baltimore, City 11.6% 10.7% 9.9% 10.6% 10.3% 10.6%

Baltimore, MSA 12.0% 11.7% 11.3% 11.3% 10.7% 11.4%

Maryland 12.3% 12.2% 12.3% 12.6% 12.3% 12.3%

2011 2012 2013 2014 2015 Avg Annual

Study Area $24.19 $20.95 $20.89 $20.77 $26.19 $22.60

Baltimore, City $19.79 $19.94 $19.66 $19.91 $20.86 $20.03

Baltimore, MSA $21.41 $21.52 $21.36 $21.17 $22.06 $21.50

Maryland $23.38 $23.15 $23.12 $23.05 $23.74 $23.29

Source: CoStar Property; AECOM, April 2016

Average Annual Direct Vacancy Rate

Average Annual Direct Rent (fs)

1/ Rentable Building Area

2/ Does not include Sublet Vacancy

RBA Delivered, Annual Totals (Sq. Ft.)

Summary Data - Q3 2015 to Date

Rentable Building Area as of 4Q (Sq. Ft.) 

Direct Net Absorption (Sq. Ft.), Annual Totals
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Table C. 7: Class A Office Real Estate Market Performance 

  

Summary Profile of Class-A Office Market

Study Area
Number of 

Buildings

Total           

RBA  /1

Vacancy Rate  

/2

Average 

Rental Rate 

(fs)

Study Area 5 1,542,490 26.8% $26.50

Baltimore, City 81 17,228,197 12.2% $24.49

Baltimore, MSA 382 46,190,442 10.8% $25.59

Maryland 715 97,649,956 13.9% $27.31

2011 2012 2013 2014 2015 Avg Annual

Study Area 1,542,490 1,542,490 1,542,490 1,542,490 1,542,490 1,542,490

Baltimore, City 16,715,869 16,831,310 17,063,493 17,185,493 17,228,197 17,004,872

Baltimore, MSA 44,023,045 44,875,009 45,630,858 46,027,858 46,190,442 45,349,442

Maryland 92,321,238 94,547,819 95,636,382 97,138,211 97,649,956 95,458,721

2011 2012 2013 2014 2015 Avg Annual

Study Area 40,330 50,510 12,623 (5,043) (8,207) 18,043

Baltimore, City 373,559 248,608 654,950 211,775 171,975 332,173

Baltimore, MSA 1,470,178 977,458 1,256,387 752,220 1,039,275 1,099,104

Maryland 1,488,266 2,509,474 1,322,648 667,463 1,264,851 1,450,540

2011 2012 2013 2014 2015 Avg Annual

Study Area 0 33,942 0 0 0 6,788

Baltimore, City 24,000 115,441 668,000 122,000 42,704 194,429

Baltimore, MSA 798,466 855,906 1,253,496 360,170 287,584 711,124

Maryland 1,067,306 2,122,238 1,748,495 1,464,999 569,420 1,394,492

2011 2012 2013 2014 2015 Avg Annual

Study Area 28.5% 27.9% 26.1% 26.2% 26.6% 27.0%

Baltimore, City 16.5% 15.0% 13.8% 11.6% 11.7% 13.7%

Baltimore, MSA 15.4% 14.5% 13.7% 12.1% 11.1% 13.4%

Maryland 14.7% 14.0% 14.0% 14.3% 13.9% 14.2%

2011 2012 2013 2014 2015 Avg Annual

Study Area $27.07 $20.99 $20.27 $20.27 $26.50 $23.02

Baltimore, City $23.09 $22.94 $22.04 $21.91 $24.32 $22.86

Baltimore, MSA $24.80 $24.86 $24.24 $23.89 $25.75 $24.71

Maryland $27.76 $27.34 $27.05 $26.63 $27.56 $27.27

Source: CoStar Property; AECOM, April 2016

Average Annual Direct Vacancy Rate

Average Annual Direct Rent (fs)

1/ Rentable Building Area

2/ Does not include Sublet Vacancy

RBA Delivered, Annual Totals (Sq. Ft.)

Summary Data - Q1 2016 to Date

Rentable Building Area as of 4Q (Sq. Ft.) 

Direct Net Absorption (Sq. Ft.), Annual Totals



  
 

 

Page C-8 
 
 

May 30, 2018 
 

DRAFT Project Report 

Summary Profile of Class-B Office Market

Study Area
Number of 

Buildings

Total           

RBA  /1

Vacancy Rate  

/2

Average 

Rental Rate 

(fs)

Study Area 20 249,505 17.1% $24.72

Baltimore, City 766 25,823,084 10.0% $19.71

Baltimore, MSA 2,723 65,670,465 11.4% $20.69

Maryland 6,317 185,757,550 12.1% $21.69

2011 2012 2013 2014 2015 Avg Annual

Study Area 249,505 249,505 249,505 249,505 249,505 249,505

Baltimore, City 26,060,560 25,966,745 26,058,395 26,020,036 25,823,084 25,985,764

Baltimore, MSA 64,946,077 65,027,672 65,438,729 65,530,089 65,670,465 65,322,606

Maryland 184,995,053 185,162,794 185,709,513 185,813,369 185,757,550 185,487,656

2011 2012 2013 2014 2015 Avg Annual

Study Area (9,569) (388) (7,024) 13,696 (14,685) (3,594)

Baltimore, City (4,820) 137,459 56,341 (634,948) (16,786) (92,551)

Baltimore, MSA 223,942 273,918 39,469 (181,483) 353,886 141,946

Maryland 457,467 32,459 284,357 511,006 934,378 443,933

2011 2012 2013 2014 2015 Avg Annual

Study Area 0 0 0 0 0 0

Baltimore, City 17,634 0 16,200 214,897 24,800 54,706

Baltimore, MSA 483,112 209,664 382,332 224,897 393,583 338,718

Maryland 805,216 354,813 521,628 579,976 364,625 525,252

2011 2012 2013 2014 2015 Avg Annual

Study Area 12.9% 13.4% 16.5% 15.3% 19.1% 15.4%

Baltimore, City 9.1% 8.3% 8.7% 11.0% 10.1% 9.4%

Baltimore, MSA 10.9% 10.7% 11.1% 11.8% 11.4% 11.2%

Maryland 12.5% 12.7% 12.7% 12.6% 12.2% 12.5%

2011 2012 2013 2014 2015 Avg Annual

Study Area $20.80 $21.41 $20.55 $22.85 $24.13 $21.95

Baltimore, City $17.75 $17.77 $18.89 $19.51 $19.75 $18.73

Baltimore, MSA $19.97 $20.06 $20.77 $20.60 $20.96 $20.47

Maryland $21.18 $21.07 $21.70 $21.71 $21.95 $21.52

RBA Delivered, Annual Totals (Sq. Ft.)

Source: CoStar Property; AECOM, April 2016

Average Annual Direct Vacancy Rate

Average Annual Direct Rent (fs)

1/ Rentable Building Area

2/ Does not include Sublet Vacancy

Summary Data - Q3 2015 to Date

Rentable Building Area as of 4Q (Sq. Ft.) 

Direct Net Absorption (Sq. Ft.), Annual Totals

Table C. 8: Class B Office Real Estate Market Performance 
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Table C. 9: Retail Real Estate Market Performance 
Summary Profile of Retail Market

Study Area
Number of 

Buildings

Total           

RBA  /1

Vacancy Rate  

/2

Average 

Rental Rate 

(nnn)

Study Area 369 1,824,496 1.2% $11.62

Baltimore, City 5,380 39,648,077 4.5% $14.19

Baltimore, MSA 12,315 138,849,771 4.7% $18.26

Maryland 23,253 287,550,252 5.0% $17.94

2011 2012 2013 2014 2015 Avg Annual

Study Area 1,954,221 1,954,221 1,957,231 1,957,231 1,824,496 1,929,480

Baltimore, City 39,560,003 39,696,244 39,875,889 39,784,622 39,648,077 39,712,967

Baltimore, MSA 136,764,289 137,998,100 138,267,781 138,408,279 138,849,771 138,057,644

Maryland 283,477,455 285,271,954 285,491,119 286,256,907 287,550,252 285,609,537

2011 2012 2013 2014 2015 Avg Annual

Study Area 25,579 (17,614) 33,928 25,528 5,660 14,616

Baltimore, City 190,273 290,252 214,053 (149,960) 155,452 140,014

Baltimore, MSA 513,579 1,822,294 997,365 626,106 123,264 816,522

Maryland 1,363,218 2,198,394 910,913 1,388,691 2,912 1,172,826

2011 2012 2013 2014 2015 Avg Annual

Study Area 5,125 0 3,010 0 0 1,627

Baltimore, City 20,942 16,500 255,960 99,827 65,044 91,655

Baltimore, MSA 432,782 1,166,536 566,539 686,349 664,579 703,357

Maryland 1,604,397 1,752,567 1,913,557 1,894,440 992,506 1,631,493

2011 2012 2013 2014 2015 Avg Annual

Study Area 10.1% 10.9% 10.4% 8.6% 1.4% 8.3%

Baltimore, City 5.7% 5.2% 5.1% 5.2% 4.5% 5.1%

Baltimore, MSA 5.9% 5.5% 5.0% 4.7% 4.7% 5.1%

Maryland 5.8% 5.6% 5.4% 5.3% 5.1% 5.4%

2011 2012 2013 2014 2015 Avg Annual

Study Area $10.62 $11.41 $11.66 $13.51 $10.46 $11.53

Baltimore, City $14.81 $14.51 $14.77 $13.65 $14.48 $14.44

Baltimore, MSA $17.15 $17.56 $18.31 $17.49 $18.09 $17.72

Maryland $17.47 $17.31 $17.68 $17.31 $17.90 $17.53

Source: CoStar Property; AECOM, April 2016

Average Annual Direct Vacancy Rate

Average Annual Direct Rent (nnn)

1/ Rentable Building Area

2/ Does not include Sublet Vacancy

RBA Delivered, Annual Totals (Sq. Ft.)

Summary Data - Q3 2015 to Date

Rentable Building Area as of 4Q (Sq. Ft.) 

Direct Net Absorption (Sq. Ft.), Annual Totals
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BRIDGE COST ESTIMATES 
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Hanover Street Corridor Study - Full Rehabilitation 
Option 3 - Full Deck Replacement - Entire Bridge w/ Additional Barriers 

* Fix the Movable Span in the Closed Position 
(Approach Roadway Work - Not Included) 

 

* Start with estimate for full rehabilitation of the moveable span ($66,611,300) 

* Delete cost of mechanical and electrical operating system of movable span from rehabilitation cost 

* Delete MOT, fees, mobilization, and contingencies from movable span rehabilitation cost 

 

$66,611,300 (full movable span rehabilitation cost) 

Delete $11,000,000 (1.35 MOT, Fees, and Mobilization) (1.40 Contingencies) 

 

Total Project Cost = $45,821,300 
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Hanover Street Corridor Study - Full Rehabilitation 
Option 4 - Separate Pedestrian / Bicycle Bridge and General Rehabilitation of 

the Existing Bridge to Accommodate Six Travel Lanes 

(Approach Roadway Work - Not Included) 

 

* Start with estimate to fix the movable span in the closed position ($45,821,300) 

* Add cost of separate pedestrian / bicycle bridge 

 

Pedestrian / bicycle bridge 

2,300 Feet Long, 18 Feet Out-to-Out 

$400/SF 
15% added for soft costs and engineering, 5% added for mobilization 
Total pedestrian / bicycle bridge cost = 2,300 x 18 x $400 x 1.2 

Total pedestrian / bicycle bridge cost = $19,872,000 

 

Fix the movable span in the closed position + new pedestrian / bicycle bridge 

Total Project Cost = $45,821,300 + $19,872,000 

Total Project Cost = $65,693,300 
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Hanover Street Corridor Study - Replacement 
Option 5 - New Six-Lane Bridge and Demolition of Existing Bridge 

(Approach Roadway Work - Not Included) 

 

New Six-Lane Bridge 

105 feet out-to-out 
1,600 feet at $1,000 per SF (arches and movable span) 
400 feet at $400 per SF (arcades) 
300 feet at $250 per SF (filled retaining walls) 
15% added for soft costs and engineering, 5% added for mobilization 
Total six-lane signature bridge cost = 105 x (1,600 x $1000 + 400 x $400 + 300 x $250) x 1.2 
Total six-lane signature bridge cost = $231,000,000 

Demolition of Existing Bridge 

2,300 feet long, 72 feet out-to-out 
$75/SF 
Total demolition cost = 2,300 x 72 x $75 
Total demolition cost = $12,420,000 
 

New Six-Lane Bridge and Demolition of Existing Bridge 

Total Project Cost = $231,000,000 + $12,420,000 

Total Project Cost = $243,420,000 
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Hanover Street Corridor Study - Replacement 
Option 6 - New Four-Lane Bridge and Demolition of Existing Bridge 

(Approach Roadway Work - Not Included) 

 

New Four-Lane Bridge 

* Same cost estimate methodology as Option 5 (new six-lane bridge), but 24’ less wide 

Six-lane bridge: 104 feet total (with additional two feet for the rails) 

Four-lane bridge: 80 feet (deduct 24 feet/two 12-foot lanes from the six-lane width) 

Total four-lane signature bridge cost = 80'/104' x $231 million 

Total four-lane signature bridge cost = $177.7 million 

 

Demolition of Existing Bridge 

2,300 feet long, 72 feet out-to-out 
$75/SF 
Total demolition cost = 2,300 x 72 x $75 
Total demolition cost = $12,420,000 
 

New Four-Lane Bridge and Demolition of Existing Bridge 

Total Project Cost = $177,700,000 + $12,420,000 

Total Project Cost = $190,120,000 
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APPENDIX E 

CORRIDOR COST ESTIMATES 
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