
NOTICE OF PUBLIC HEARING 

 

NOTICE IS HEREBY GIVEN that the Commissioners of St. Mary’s County (CSMC) will hold a Public 

Hearing on April 23, 2024 at 9:30 a.m. in the CSMC Meeting Room in the Chesapeake Building located at 

41770 Baldridge Street in Leonardtown, Maryland to consider public input on the approval of the proposed 

Great Mills Pool/Gymnastics Center Program Open Space Conversion.   

 

Public hearing information and related documents can be viewed online at: 

stmaryscountymd.gov/publichearings. CSMC Public Hearings are televised live on St. Mary’s County 

Government (SMCG) TV Channel 95 and available on the SMCG YouTube Channel. 

 

Citizens are encouraged to attend and participate in the public hearing. Those wishing to address the CSMC 

may participate in-person or provide their feedback via: 

• Email to: csmc@stmaryscountymd.gov 

• Mail to: P.O. Box 653, Leonardtown, MD 20650 

 

All submissions must be received no later than 5 p.m. on Tuesday, April 30, 2024.  Submissions will be 

considered by the CSMC at the Public Hearing and up to 7 days following the public hearing.  Public Hearing 

guidelines are subject to change.  

 

Note that because of the evidence and comments made at the public hearing, amendments may be made to the 

proposed application for the Great Mills Pool/Gymnastics Center Program Open Space Conversion 

 

Appropriate accommodation for individuals with special needs will be provided upon request.  To meet 

these requirements, we respectfully request 1 week’s prior notice.  Please contact the CSMC Office at (301) 

475-4200 ext. 1340.  Proceedings are televised live and recorded for later broadcast.  All content of these 

proceedings is subject to disclosure under the Maryland Public Information Act. Photographic, electronic 

audio-visual broadcasting and recording devices are used during CSMC meetings.  These are public meetings 

and attendance at these meetings automatically grants SMCG permission to broadcast your audio and visual 

image. 

 

COMMISSIONERS OF ST. MARY’S COUNTY 

 

 

By: John Sterling Houser, Deputy County Attorney 

Publish on 4/5 and 4/12  

 

https://www.stmaryscountymd.gov/publichearings/
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MEMORANDUM 

 

TO:  Commissioners of St. Mary’s County 

  David Weiskopf, County Administrator  

 

CC:  Buffy Giddens, County Attorney 

  David Yingling, Deputy County Administration 

 

FROM: John Sterling Houser, Deputy County Attorney  

 

RE:  Great Mills Pool/Gymnastics Center Program Open Space Conversion 

 

DATE:  March 26, 2024 

 

Overview 

 

 5.1152 acres of 21100 Great Mills Road are encumbered by Program Open Space (“POS”) 

covenants.  These covenants are meant to ensure that any property acquired or developed, in whole 

or in part, with POS funds remains as a recreational use available to the public. 

 

 The St. Mary’s County YMCA is planned to be located on the portion of 21100 Great Mills 

Road encumbered by these covenants, and upon completion of the new facility the Great Mills 

Pool will be operated by the YMCA.  Because the YMCA is a membership-based organization it 

cannot be recognized by the Department of Natural Resources as a “public” recreational amenity.  

Natural Resources Article § 5-906(f) forbids conversion of land acquired or developed through 

POS funding from conversion to any use other than public recreation without prior authorization 

from the State of Maryland.  Accordingly, 21100 Great Mills Road must be converted to a non-

POS property before control of the site can be given to the YMCA. 

 

 Natural Resources Article § 5-906(f)(1)(ii) provides that any conversion in land use may 

be approved only after a local governing body replaces the converted land with land of equal or 

greater area and of recreational or open space value.  DNR has adopted additional regulations 

pertaining to conversion, all of which are addressed in the Department’s Program Open Space 

Manual. 

 

Proposed Conversion 

 

 The parcel containing the former Willows Recreation Center – now the St. Mary’s County 

Gymnastics Center – and the adjacent outparcel acquired by the Commissioners of St. Mary’s 

County in 2023 appear to satisfy all pertinent eligibility criteria for conversion.  Prior to acquisition 

of either property staff verified with DNR that they appear to be suitable replacement properties 

for conversion of 21100 Great Mills Road.  Accordingly, a formal conversion package has been 

prepared and is attached to this memorandum. 
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Request for Public Hearing 

One of the criteria that must be satisfied is providing evidence the community was apprised 

of the intention to remove a property from the Program Open Space program and replace it with 

another property of equal or greater worth.  There have been many public meetings and 

engagements with the public over the planned YMCA.  However, because the POS encumbrance 

was not specifically mentioned the County Attorney’s Office recommends a public hearing on this 

matter.  A draft public notice advertisement and timeline for a public hearing have been prepared. 

Department Recommendation and Proposed Timeline: 

Adopt Formal Conversion Packet and submit to DNR; hold public hearing on proposed conversion. 

March 26, 2024 

April 5, 2024   

April 12, 2024  

April 23, 2024  

Request for Public Hearing – Main Agenda item 

Run Legal Ad in Southern Maryland News/Public Notice Run 

Legal Ad in Southern Maryland News/Public Notice 

Hold Public Hearing at 9:30 a.m.

**If CSMC hold public comment period open 7 days: ** 

April 30, 2024 Public Comment Period Ends 

May 7, 2024 CSMC Decision 



 
 

 

 

Commissioners of St. Mary’s County 

James R. Guy, President 

Michael R. Alderson, Jr., Commissioner 

Eric Colvin, Commissioner 

Michael L. Hewitt, Commissioner 

Scott R. Ostrow, Commissioner 

 

 

 

ST. MARY’S COUNTY GOVERNMENT 

OFFICE OF THE COUNTY ATTORNEY 

 

Buffy Giddens, Deputy County Attorney 

John Sterling Houser, Assistant County Attorney 

 

 

July 10, 2023 

 

VIA EMAIL 

Department of Natural Resources 

c/o Margaret Lashar, Local Grants Supervisor 

margaret.lashar@maryland.gov 

 

 RE: Program Open Space Conversion Candidate 

 

 Dear Ms. Lashar, 

 

 I hope this letter finds you well.  Following our correspondence on April 25 and 26, and 

again on June 28, this letter is meant to inform you the Commissioners of St. Mary’s County will 

soon proceed to settlement on 46961 Bradley Boulevard, Lexington Park.  On this parcel are 

certain improvements known as the Willows Recreational Center, a privately owned recreational 

and community facility that ceased operations on April 30 of this year.  Settlement is tentatively 

scheduled for July 12.  The Commissioners are also actively pursuing acquisition of the adjacent 

outparcel at 46955 Bradley Boulevard.  If both parcels are acquired the Commissioners will submit 

a formal package requesting conversion of the Program Open Space encumbrance on a certain 

portion of 21100 Great Mills Road, Lexington Park to this newly acquired property. 

 

 As you know, the Commissioners are partnering with YMCA of the Chesapeake to develop 

a future recreational center on the 21100 Great Mills Road property.  The center will be owned by 

the Commissioners and leased long-term to YMCA of the Chesapeake.  This would be the 

culmination of a years-long effort to bring a YMCA to St. Mary’s County.  Following formation 

of a YMCA Exploratory Committee in 2019 amidst strong public support for a new community 

and recreational center in the Great Mills area, and after several more years of community outreach 

and planning, the YMCA selected 21100 Great Mills Road as the location with the strongest  

potential for successful development of a YMCA, noting its strong residential market base, 

demonstrated community need, the close proximity of existing synergistic facilities, good 

opportunities for future on-site growth, and close proximity to multiple schools. 

 

 A summary of the basic facts of each of the three properties is as follows: 

 

21100 Great Mills Road 

 

Acreage: 16.246 acres 

Assessed Value  

1/1/23:    $2,828,600 

*: only 5.1152 acres of site 

encumbered by POS 

46961 Bradley Road 

 

Acreage: 3.92 acres 

Assessed Value  

1/1/23:    $5,088,500 

 

 

46955 Bradley Road 

 

Acreage: 5.4 acres 

Assessed Value  

1/1/23: $184,7
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 As stated previously, once both parcels are under the Commissioners’ ownership a formal 

conversion request will be submitted.  The package will include appraisals of the encumbered 

portion of 21100 Great Mills Road and the Bradley Road properties’ current market values, a 

summary of the site selection process undertaken by the Exploratory Committee and YMCA of 

the Chesapeake, and all other required documentation for conversion. 

 

 As always, please let me know if you have any questions or if there is any further 

information I can provide.  I appreciate your assistance and look forward to working with you 

more as we prepare to submit the conversion request.  

 

Very truly yours, 

 

 

 

John Sterling Houser 

Assistant County Attorney 

 

CC: David Weiskopf, County Administrator 

Buffy Giddens, Deputy County Attorney 

Arthur Shepherd, Director, Recreation & Parks 



 

 

Maryland Department of Natural Resources 
Program Open Space (POS) Local Grant 

 

Acquisition Application and Project Agreement 
 

 

POS PROJECT #  

 (DNR Use Only) 

 

1. PROJECT INFORMATION: Please fill out all sections of the form completely unless otherwise indicated. 

PARK NAME Willows Recreation Center / St. Mary’s County Gymnastics Center 

PROJECT NAME Willows Recreation Center / St. Mary’s County Gymnastics Center 

 

2. PROJECT LOCATION: Please identify all applicable parcels. 

Street Address: 46955 & 46961 Bradley Boulevard MD Legislative District 29C 

City/Town Lexington Park County St. Mary’s Zip Code 20653 

County Tax Map 51 Grid 11 Parcel 577 Lot 4 

SDAT Account Identifier 1908107270 & 1908172803  

District-Subdivision-Account Number or Ward-Section-Block-Lot (as applicable)  

Deed Liber/Folio 6427 / 116; 6367 / 425 Is this project located in a Priority Funding Area? Yes X No  

 

3. PROJECT DESCRIPTION: Descriptions are written into the agenda item, which is presented to the Maryland Board of Public Works 

for approval. Please explain the proposed acquisition and be specific. Why is it being done (future recreation development, natural resource 
protection/conservation, etc.) and how does it relate to local recreation needs? Is it a new park or does it build upon an existing park area? 
Provide all of the information that you feel is necessary to explain and justify the project. Attach a separate sheet, if necessary. 

For conversion of 5.1152 acres (+/-) of encumbered POS lands at 21100 Great Mills Road, Lexington Park, MD 
20653.  The proposed replacement properties comprise 7.434 acres (+/-) located on Bradley Boulevard off 
Willows Road in Lexington, approximately 1.9 miles northeast by east of the POS designated lands on 21100 
Great Mills Road.  Conversion will allow development and protection of public and private recreational amenities, 
as further detailed in the conversion application this acquisition application accompanies. 

 

4. PROJECT PERIOD: From:  Date of Letter of Acknowledgement or Letter of Concurrence (DNR Use Only) 

 To: N/A Estimated Date of Completion (Must be filled in by Applicant) 

 

5. DESCRIPTION OF LAND TO BE ACQUIRED: 

This is a(n): New Park X 
Addition to an 
Existing Park 

 
Nearest town or 
community served: 

Lexington Park; Great Mills 

Deed acres: 7.434 Ac. Acres to be acquired with this acquisition: 7.434 Ac. 

Existing park acreage:  Ac. Planned ultimate acreage: 7.434 Ac. 

How many acres are: Wooded 0.00 Ac. Agricultural 0.00 Ac. Floodplain 0.00 Ac. 

 In the Critical Area 0.00 Ac. Non-Tidal Wetlands 1,45 Ac. 

The topography is flat, steep, sloping or other (describe): Mostly flat; drainage easement & SWM pond 

Road Frontage: 1,070.3 Ft. Paved X Unpaved   

This property is: Improved X Unimproved   

If improved, list all current improvements – identify size, condition, and future use of each improvement: 

46967 Bradley Blvd. improved with 22,987 s.f. recreation center.  Per appraisal, overall conditions average to 
good.  Prior to acquisition was private recreation center; future use is Gymnastics Center. 
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5. DESCRIPTION OF LAND TO BE ACQUIRED (Cont.): 

Explain Zoning: Office Business Park District (“OBP”) 

Current Land Use: 
Office and Business Parks (will be considered Public Lands once maps update to reflect 
CSMC ownership) 

Is the property currently being utilized at its highest and best use? Yes X No X  

Highest and Best Use: 

46961 Bradley – continuing use as 
community center/gym 
46955 Bradley – commercial, 
office, or community service 
related 

Developable potential - # of lots: 2 

Subdivided? Yes X No  If Yes, # of lots: 2 Average size of lots 3.717 acres 

Utilities Available: Water X Sewer X Electric X Gas X Phone X  

Environmental Hazards: Yes  No X If there are any hazards, list them and identify how they will be addressed: 
 

 

 

6. PROJECT DETAILS: 

a. Benefits derived from this acquisition: 

St. Mary’s Gymnastics Center provides a location for St. Mary’s County Gymnastics Academy and other Dept. of 
Rec & Parks programming. 

b. What, if anything, makes this project unique?: 

Site was private community/recreation center slated for closure on April 30, 2023.  County will be able to provide 
additional rec. programming in most densely populated part of County. 

c. How is this project consistent with the County’s Land Preservation, Parks and Recreation Plan (LPPRP)? 

Acquisition of Willows Recreation Center specifically furthers 2022 LPPRP goal of developing 
recreation/community center in a centralized location within the county (Goal 3.1.c). 

d. 
Infrastructure: Will the development planned for this site result in an increased demand on existing 

infrastructure (roads, utilities, etc.)? 
Yes  No X 

 If yes, please explain the impact on the infrastructure and how this will be addressed. 

 

e. 
Potential Conflicts: Are there any potential conflicting uses or possible non-compatible uses being 

planned (e.g., road widening, utility easements, etc.) which might require a Land-Use Conversion? 
Yes  No X 

 If yes, please explain the potential conflicting use and how this will be addressed. 

 

f. 
Interim Use: Will there be an interim use on the property prior to park development, including 

rental, lease, and/or other management techniques? 
Yes  No X 

 If yes, please describe the interim use in detail. (Note that any interim use must have prior approval by DNR.) 

 

g. 
Please describe the public access that will be available on the property and note any restrictions or limitations, 
both prior and subsequent to park development: 

Site is centrally located relative and within County’s most dense population center.  Existing building constructed 
one year prior to January 26, 1992; appraisal notes no direct evidence of ADA noncompliance. 

 

7. SELLER’S NAME: Willows Run LLP 
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8. TITLE WILL BE HELD BY: Commissioners of St. Mary’s County 

 (Name of County/Municipality, Department) 

 Title will be held in fee simple? Yes X No  If not, please describe:  

 
 

9. APPRAISAL VALUES: 

James Hooper (46955 Bradley) $ 688,000.00 $ 196,123.15 / Acre 2/16/24 

        

(Name of Appraiser)  (Appraisal Amount)     (Date of Appraisal) 

James Hooper (46961 Bradley)  $ 4,253,000.00 $ 1,083,290.88 / Acre 2/16/24 

(Name of Appraiser)  (Appraisal Amount)     (Date of Appraisal) 

 

10. APPRAISAL EVALUATION: 

a. Spread between appraisals:  % 

 If the value of the high appraisal is more than 20% greater than the low appraisal, please explain: 

 N/A; conversion 

b. Average of appraisals: $   

 If the cost of the acquisition is not equal to the average of the two appraisals, please explain: 

  

c. Is the appraisal value reasonable relative to the area? Yes  No  If not, please explain: 

  

d. Are the appraisals more than 12 months old? Yes  No  If yes, please explain: 

  

e. 
The appraisals were performed by licensed real estate appraisers with qualifications consistent 
with industry standards and all applicable Local, State and Federal statutes and regulations. 

 
Initial 
Here 

 

11. PROJECT COSTS: 

  COST  POS AMOUNT 

a. LAND COST $ 4,575,000.00 $ 0.00 

b. COST OF IMPROVEMENTS (if not included in land costs) $  $  

c. INCIDENTAL COSTS (total from itemized list below) $  $  

 
Itemize incidental costs (appraisals, title work, surveys, etc.): 
Note that incidental costs not listed may not be reimbursed. Prepaid taxes refunded to the seller is not an eligible incidental cost. 

  $   

  $   

  $   

  $   

  $   

d. TOTAL PROJECT COST $ 4,575,000.00   

e. TOTAL POS AMOUNT   $ 0.00 

 

12. PROJECT FUNDING: 

POS FUNDS REQUESTED: $ 0.00  0 %  

PRIOR POS FUNDS APPROVED: $ 0.00  0 %  

LOCAL FUNDS: $ 4,575,000.00  100 %  
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OTHER FUNDS: $ 0.00  0 % 
(Specify 
Source/Type) 

 

TOTAL PROJECT COST: $ 4,575,000.00  100 %  
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13. FEDERAL FUNDS: (check one of the options below) 

a. The Applicant certifies that it has received Federal funds for this project.   

 Please indicate type of Federal fund received and amount:  

b. The Applicant certifies that it has not received Federal funds for this project. X  

 

14. APPLICANT INFORMATION: Note that the Applicant is also the County or Municipality that will be receiving the funding 

at reimbursement. 

APPLICANT Commissioners of St. Mary’s County 
APPLICANT’S 
FEDERAL ID # 

52-6001015 

 

15. LOCAL PROJECT COORDINATOR: 

Christina Bishop    Project Manager                      Recreation & Parks 
Commissioners of St. 

Mary’s County 
(Print Name) (Title) (Department) (Organization) 

P.O. Box 653, 41770 Baldridge Street Leonardtown MD 20650 

(Mailing Address) (City) (State) (Zip) 

(301) 475-4200 ext 1811  Christina.Bishop@stmaryscountymd.gov 

(Phone Number) (Mobile Number) (Email Address) 

 

16. LOCAL GOVERNMENT AUTHORIZATION: 
As the authorized representative of this Political Subdivision, I have read the terms of the “Project Agreement and 
General Conditions” of the Local Program Open Space (POS) Grants Manual and I agree to perform all work in 
accordance with the Manual, POS Law and Regulations, all applicable Local, State and Federal statutes and 
regulations, and with the attachments included herewith and made a part thereof. 

    

(Signature) (Print Name) (Title/Organization) (Date) 

 
 

PROGRAM ADMINISTRATIVE REVIEW: (DNR Use Only) 

ON-SITE INSPECTION: DATE  BY   

DEPARTMENT OF NATURAL RESOURCES – PROGRAM OPEN SPACE APPROVAL: 

   

(Signature) (BPW Approval Date) (BPW Agenda Item Number) 

 
Revised 06/23 



 

  YMCA EXPLORATORY COMMITTEE 
FINAL REPORT 

 

 

 

 

 

 
Respectfully Submitted by: 

Bennett Wilson, Chair 

Michael Brown, Vice Chair 

Catherine Askey 

Captain John Brabazon 

Ashleigh Dufresne 

Jenna Guzman 

Tyrone Harris 

Beverly Johnston 

John Parlett, Jr. 

Dr. Monika Lee 

Omonigho Olumese 

Donovan Weekley 
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Introduction and Executive Summary: 
 

After learning about the YMCA of the Chesapeake and introducing its Executive Director to the 

County, the Commissioners of St. Mary’s County (CSMC) established a 13-person committee to 

further explore the possibility of a YMCA in St. Mary’s County.  The YMCA Exploratory 

Committee’s (The Committee) role is to: a) investigate community needs; b) learn about YMCA 

programs and services; c) identify potential locations for a facility; d) discuss potential facility 

amenities; and e) gauge fundraising capacity.  The Committee held public meetings six times 

over an eight month period.  

 

Summary Findings and Recommendations to the CSMC: 
 

a) Finding #1: The YMCA’s involvement in St. Mary’s County would greatly enhance the 

welfare and quality of life for a diverse range of citizens in the County, further supporting 

stable families, well-rounded children and teenagers, connected and engaged young 

people, an active aging population, and local employers’ ability to retain talent. 

 

b) Finding #2: The CIP funding currently allocated for a YMCA/community center will be 

sufficient to build a successful YMCA facility.  In addition to the significant research 

already done through community partnerships, the extensive feasibility study process 

proposed by the YMCA of the Chesapeake and its research partner will further define the 

right mix of amenities for the first St. Mary’s County location.   

 

c) Finding #3: With the CSMC providing a site and state-of-the-art building, through 

contributions by individuals and business, as well as proceeds from memberships, the 

YMCA will maintain a sustainable operating budget. Robbie Gill of the YMCA of the 

Chesapeake: “If the County dedicates money to build a Y, the Y will never need to ask 

the Commissioners for any more money”.   

 

d) Recommendation #1: The CSMC should enter into a Memorandum of Understanding 

with the YMCA of the Chesapeake to further specify the business model for our County’s 

YMCA based on the needs and characteristics of the community.  

 

e) Recommendation #2: Based on the Triangle2 study’s findings, St. Mary’s County 

Government (SMCG) should move to break ground on the YMCA building in FY21 

using its current committed amount of $14.5 million. 

 

f) Recommendation #3: Lexington Park should be host to the first YMCA location in St. 

Mary’s County. However, a YMCA would greatly improve the quality of life for young 

people and families in other parts of the county, specifically the northern areas of the 

County.  The County should anticipate and support other YMCA locations in the future. 

 

g) Recommendation #4: The Committee recommends three County-owned sites as being 

appropriate for the YMCA location.  In no particular order:  

 

a. Shangri-La Drive (Tax ID Number: 1908139148) 
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b. Nicolet Park (Tax ID Numbers: 1908069174, 1908122164) 

c. Great Mills Pool (Tax ID Number: 1908047847) 

 

h) Recommendation #5:  SMCG and the YMCA should work together to ensure that all 

families feel comfortable inside the facility and its surrounding area. SMCG should 

explore methods beyond policing to increase public safety, such as well-lit, cleaner 

streets and sidewalks, “placemaking” strategies for Lexington Park, and property 

improvement and other business incentives. The YMCA will, in-turn, make the rest of the 

community feel safer.   
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Research and Analysis in Determining Key Findings and Recommendations: 

 

The Committee conducted a thorough and critical analysis of the concept of a YMCA in St. 

Mary’s County.  This included receiving presentations from Mr. Robbie Gill, Executive Director 

of the YMCA of the Chesapeake, Mr. Arthur Shephard of the Department of Recreation and 

Parks, Ms. Amy Ford of the Lexington Park Library,  Ms. Trisha Post of the Willows Recreation 

Center, the Youth Mappers, the College of Southern Maryland, and others. 

 

Individual members of the Committee engaged in site visits and reported findings back to the full 

committee during public meetings.  Site visits occurred to the Willows Recreation Center, the 

Great Mills Pool, the College of Southern Maryland Leonardtown Campus, the local Sheriff 

substation, the Gymnastics Center, and three YMCA facilities on the Eastern Shore.   

 

The Committee also received community feedback at the end of each meeting as well as via 

email.   

 

The Exploratory Committee, selected by the Commissioners of St. Mary’s County from a pool of 

citizens who had applied, included broad expertise and representation.  Committee members 

included health personnel, a financial expert, a real estate developer, and representatives of 

Naval Air Station Patuxent River, the Department of Aging and Human Services, the 

Department of Recreation and Parks, the County’s Public Schools and the Youth Advisory 

Commission.  It also represented the County geographically with representatives of north, central 

and southern St. Mary’s County.   

 

The findings, followed by the recommendations, are described below. 

Finding #1: The YMCA’s involvement in St. Mary’s County would greatly enhance the 

welfare and quality of life for a diverse range of citizens in the County, further supporting 

stable families, well-rounded children and teenagers, connected and engaged young people, 

an active aging population, and local employers’ ability to retain talent. 

It is in the Committee’s opinion that a YMCA would greatly enhance the welfare and quality of 

life for a diverse range of citizens.  The reasons are as follows: 

There are few to no spaces in St. Mary’s County that can offer the ability to support the needs of 

populations that differ in age, race, ethnicity, income, and education.  There are no organizations 

within the County that have the level of experience, the proper facilities, and the organizational 

flexibility to run a multi-generational, diverse hub of creative learning, athletics, and personal 

enrichment.  The Committee met with the Recreation and Parks Department, the Willows 

Recreation Center, and the College of Southern Maryland – Leonardtown Campus.  Those 

conversations help inform the statement above.  The non-profit status of the YMCA allows it to 

raise its own funds and operate independently of government.  YMCAs are multi-disciplinary, 

with health and wellness often the primary focus area.  They also offer programming centered 

around mentoring, child development, the arts, aging adult activities, and STEM learning.  

Furthermore, the brand recognition of the YMCA is a comfort to many families that are not 

originally from the area.   
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Young people need a place in which to spend time with each other and adults; a place that is 

positive, nurturing, and safe.  The Committee heard and read a lot of community feedback that 

stated that young people needed a safe place to be.  Furthermore, many said and wrote that 

having a place for young people to spend time would enhance safety.  Many different people 

stated they “grew up in a Y”, and explained how it was an essential part of their family’s 

weekend or after-school hours.  

The YMCA turns no one away due to the inability to pay.  The YMCA charges membership fees 

on a sliding scale that is based on household income.  This enables people from different socio-

economic statuses to utilize the state-of-the-art facility, as well as interact, create bonds, and 

strengthen the community.  The membership fees paid at market-rate prices are comparable to 

private health and wellness membership costs.   

Finally, it is expected that the YMCA will hire 6-7 full time staff, plus 150-200 part-time staff. 

90% of the people hired will be St. Mary’s County residents. This estimate is based on the 

workforces of the YMCAs in Wicomico and Cecil Counties, which are most similar to St. 

Mary’s County.   

The YMCA is also a large hirer of first-time employees, providing young people with a strong 

basis for future success and responsibility as the YMCA is built around positive values and 

service. 

 

Finding #2: The CIP funding currently allocated for a YMCA/community center will likely 

be sufficient to build a successful YMCA facility.  In addition to the significant research 

already done through community partnerships, the extensive feasibility study process 

proposed by the YMCA of the Chesapeake and its research partner will further define the 

right mix of amenities for the first St. Mary’s County location.   

 

Here are the construction costs for YMCAs recently or currently being constructed: 

 

Square Feet Cost Opening Date Location 

24,000 $8.1 m June ‘19 St. Michael’s, MD 

40,000 $14 m 2021 Kent County, MD 

41,000 $14 m 2021 Queen Anne’s County, MD 

 *All facilities have indoor pools 

 

Via numerous community presentations, question/answer sessions, letters, and in-person 

community feedback, the Committee determined there are insufficient offerings for the following 

amenities and programs in the county: 

 

- Art rooms and art programming 

- Music rooms and music programming 

- Childwatch, or daycare 

- Open common areas where people can gather: reception area as well as indoor 

meeting/common spaces 
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- Rock-climbing wall 

- Computer area 

- Indoor play area for children 

- Tutoring and mentoring programs for pre-teens and teenagers 

 

The Committee determined that there are amenities and programs that are often inside of 

YMCAs that help anchor its core services.  In St. Mary’s County, the ones that are not offered to 

a sufficient extent are: 

 

- Fitness center with cardio/weight machines 

- Aerobic room(s) for children and adult exercise classes 

- Raquetball/squash courts 

- Tennis courts 

 

All of the amenities and programs above are found in YMCAs across the country. 

 

A wide array of STEM programming exists in our County, but learning around the arts is 

insufficient for a community that has a world-class research facility and a growing higher 

education presence. The St. Mary’s County Arts Council says it well in a letter to our 

Committee: “Through the arts, participants experience activities that foster self-expression, build 

self-esteem, develop imagination, critical thinking, and valuable social skills.  Additionally, 

exposure to  the arts develop diverse skillsets that help youth connect and understand other 

people and to solve problems communally and non-violently.” 

The YMCA of the Chesapeake has a process for determining the needs of a community, as well 

as its ability to support programming and facility costs. Triangle2 will provide data that shows 

the relative interest in major facility features and programs.  This will be important, because the 

Committee found that many YMCAs offer indoor/outdoor aquatics centers as well as multi-use 

gym space.  The County is already home to swimming pools and gymnasiums, and they are 

likely not being used to their full capacity.  Triangle2, through its extensive surveying, can help 

determine which facilities will really drive market demand.   

 

 

Finding #3: With the CSMC providing a site and state-of-the-art building, through 

contributions by individuals and business, as well as proceeds from memberships, the 

YMCA will very likely be self sufficient, using revenue, donations, and the support of the 

YMCA of the Chesapeake. Robbie Gill of the YMCA of the Chesapeake: “If the County 

dedicates money to build a Y, the Y will never need to ask the Commissioners for any more 

money”.   

 

The YMCA in St. Mary’s County would be a part of the YMCA of the Chesapeake.  The YMCA 

of the Chesapeake has the fiduciary responsibility for the financial health of all the YMCAs 

within it.  The YMCA of the Chesapeake will be responsible for the operating funds of the 

facility, not the County.   The financial health of the YMCA is more about the collective 

financial balance of all the YMCAs with the YMCA of the Chesapeake’s purview.  Some 

YMCAs actually lose money for the non-profit, but others are very successful financially.  This 
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allows the YMCA of the Chesapeake to balance its checkbook, if you will, every year.   The 

Cecil County YMCA elected to join the YMCA of the Chesapeake in order to leverage the 

umbrella organization’s resources.  

 

The Committee, based on the numerous letters of support from local businesses, and the support 

shown by industry organizations like the Southern Maryland Navy Alliance, the Patuxent 

Partnership, and the St. Mary’s County Chamber of Commerce, anticipates that there will be 

additional significant business interest.  Furthermore, demographic data and informal 

conversations support there are many potential philanthropic donors in St. Mary’s County who 

will support a YMCA.   

 

The YMCA charges membership fees on a sliding scale based on household income.  As stated 

before, the YMCA turns no one away due to the inability to pay.  The idea is that everyone 

should be able to be a member of the YMCA.  Households that can pay market rate will do so, 

while households that earn less per year will pay a lower amount.  A key aspect of the feasibility 

study will be to determine if the County has the interest and capability to support a YMCA.   

 

 

Recommendation #1: The Commissioners of St. Mary’s County should enter into a 

Memorandum of Understanding with the YMCA of the Chesapeake to further understand 

the possible business model for the YMCA based on the needs and characteristics of the 

community.   

It is the Committee’s opinion that a MOA with the YMCA of the Chesapeake will enable the 

YMCA to begin its process of determining whether or not it would be able to thrive in a 

community.   

 

This process includes a feasibility study.  The YMCA of the Chesapeake works with an 

organization called Triangle2.  Triangle2 has conducted over 200 market feasibility studies since 

2000, combining business and YMCA expertise to help YMCAs make good business decisions.  

The market feasibility study will: 

 

- Project the number of membership units the YMCA can expect 

- Test potential site to determine which is the most acceptable to the market 

- Determine the range of membership fees residents are willing to pay 

- Provide relative interest in major facility features and programs (what will drive demand) 

- Identify potential partnership opportunities 

- Assess the image of the YMCA in the community 

 

Triangle2 will conduct an extensive analysis that includes phone, in-person, and group 

interviews with the public to understand the potential users of the YMCA and the desirable 

amenities.  See the attached proposal from Triangle2 to Mr. Gill for information about the depth 

and breadth of the research and analysis.   

 

The CSMC allocated $75,000 towards a feasibility study. The Triangle2 proposal to Mr. Gill was 

significantly lower than what the Commissioners had allocated.   
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The Committee created a subcommittee to draft the scope of work it would recommend to the 

CSMC and to Mr. Gill.  During that process, the subcommittee also conferred with County staff 

on the best way to partner with the YMCA.  The subcommittee eventually presented to the larger 

committee on its findings.  The MOA route was selected because it is a proven method of the 

County for doing business with non-profit partners.  In this case, it allows the YMCA to have 

autonomy over its process for the market evaluation and business assessment, but shows the St. 

Mary’s County Government’s commitment to the potential of a Y in the community. 

 

Beyond simply being an important step in the process, a MOA also acts as a key signal to the 

YMCA of the Chesapeake that the County is interested, based on community feedback, and 

ready to explore further.   

 

 

 

Recommendation #2: The County should move to break ground on the YMCA building in 

FY21 using its current committed amount of $14.5 million, pending guidance from the 

feasibility study. 

 

The committee’s investigation, as well as numerous letters and in-person statements, 

demonstrates that the need for community space for teenagers, young professionals and young 

families is immediate.  Companies who are hiring now need a state-of-the-art facility to help 

recruit future employees. Children who are developing now need a place learn.  Elderly people 

who are able-bodied and active now need a place to stay fit and socialize.  Pre-teens who are 

coming of age now need a vibrant, safe, and enriching facility to help prepare them for 

adulthood.   

 

The cost to build will be determined by the amenities; some, like pools, are more expensive than 

others.  The feasibility study will determine what amenities will be desirable to the most amount 

of people.  

 

For convenient, the building cost chart that was also on page 3: 

Square Feet Cost Opening Date Location 

24,000 $8.1 m June ‘19 St. Michael’s, MD 

40,000 $14 m 2021 Kent County, MD 

41,000 $14 m 2021 Queen Anne’s County, MD 

 

 

St. Mary’s County Government’s commitment of $14.5 million is a long-term investment in the 

County.  Not only will a YMCA be a positive presence for residence, the economy will benefit 

as well.   
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Renderings of the Kent County YMCA: 
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Recommendation #3: Lexington Park should be host to the first YMCA location in St. 

Mary’s County. However, a YMCA would greatly improve the quality of life for young 

people and families in other parts of the county, specifically the northern areas of the 

County.  The County should anticipate and support other future YMCA initiatives. 

 

The Committee was careful in its thought processes around location.  Multiple committee 

members did bring up the fact that there is a need in the northern end of the county.  A space for 

teens and families is the mostly frequently referenced.  Looking at the population data and 

receiving input from Committee member experienced in real estate development, the Committee 

selected Lexington Park as the area with the highest need, the ability to serve the most people, 

and the most probability of success. 

 

 

 

 

 

Remainder of page intentionally left blank 
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The committee first looked at the County as a whole: 

 
Source: 2018 ACS 5-Year Estimates (ignores Margin of Error for estimate) provided by SMCG staff 

 

The most populated areas and the areas with the highest population overall and the most children 

and teens are California, Lexington Park and the remainder of District 8.  Almost 40% of the the 

County’s total population and the under 18 population live in the California, Lexington Park, 

Great Mills, and Park Hall area (District 8).  Just like any business or service, proximity to your 

customers is important, especially if this is the first location.  The Committee narrowed the 

locations to California and Lexington Park. 

 

MALE FEMALE

Entire District 1 (Ridge area) 6,689 1,048 574 474

Piney Point CDP 838 123 76 47

Tall Timbers CDP 390 43 15 28

Remainder of District 2 5,221 935 451 484

Entire District 2 (Piney Point, Valley 

Lee area)
6,449 1,101 542 559

Town of Leonardtown 3,678 1,122 662 460

Remainder of District 3 14,269 4,106 2,211 1,895

Entire District 3 (Leonardtown, 

California area)
17,947 5,228 2,873 2,355

Entire District 4 (Budd's Creek, Helen 

area)
10,156 2,562 1,364 1,198

Charlotte Hall CDP 2,026 670 310 360

Golden Beach CDP 2,875 492 202 290

Mechanicsville CDP 1,765 531 233 298

Remainder of District 5 6,490 1,682 895 787

Entire District 5 (Charlotte Hall, New 

Market area)
13,156 3,375 1,640 1,735

Entire District 6 (Oakville, 

Hollywood)
12,096 2,508 1,235 1,273

Entire District 7 (Avenue) 2,992 602 329 273

California CDP 14,298 3,817 2,005 1,812

Lexington Park CDP 11,848 2,947 1,045 1,902

Remainder of District 8 15,316 4,041 2,047 1,994

Entire District 8 (California, 

Lexington Park, Great Mills, Park 

Hall area)

41,462 10,805 5,097 5,708

Entire District 9 (St. George Island) 584 222 90 132

TOTAL in County 111,531 27,451 13,744 13,707

ELECTION DISTRICTS (ED)

SubAreas (SA) in RED

Total 

Population*

 all ages

Under 18 

Population*

 by ED and SA

Under 18 Population for EDs and SAs

by Gender
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After careful discussion, the Committee then selected Lexington Park over California for a 

variety of reasons.  These reasons include proximity to a wide array of people, transportation 

access including walkability, and need.  Lexington Park is the business center of the county.  It is 

closest to the County’s largest employer, as well as many private companies.  These companies 

as well as the Navy have a vested interest in an accessible YMCA for to their employees.  

Lexington Park is home to a broad array of incomes.  Within one mile of the selected locations, 

almost 25% of households earn less than $25,000 per year. Within that same radius, almost 25% 

of households earn between $100,000-199,000.  It’s a diverse population with a common need 

for more community amenities.  Finally, walkability.  From a real estate development standpoint, 

Lexington Park offers the greatest chance of development success for a walkable area.  Its dense 

residential and business population and mix of building/facility uses and connected streets offer 

locations where many people can walk or bike, easily drive from their workplace and homes, or 

take public transportation.   

 

Some businesses formerly on Great Mills Road have repositioned themselves on Three Notch 

Road.  However, others have done the opposite.  Two established defense technology firms are 

moving to Lexington Park, within a half-mile of two of the sites recommended below.  Our 

committee believes that if the YMCA facility is well-designed inside and out, and managed 

successfully, it could support the renewed growth and revitalization for the area.  The County 

should play a leadership role in the growth of its economic and population center (see final 

recommendation for more information.   

 

The Committee received notable public comments from youth in the northern end of the County 

that they too would like a safe, vibrant place to spend time and grow.  The YMCA of the 

Chesapeake demonstrated that YMCAs of a comparable size and with relevant amenities can 

thrive in both rural and densely populated communities.  South County residents could very well 

utilize a Lexington Park location.  However, it seems unlikely that North County residents would 

do the same, because they have other centers of commerce available to them.  That is why the 

Committee recommends to the CSMC that after the completion of the first YMCA initial 

planning should begin for a second location in the northern end of the County.   

 

 

 

Recommendation #4: The Committee recommends three sites as being appropriate for the 

YMCA location.  In no particular order:  

 

d. Shangri-La Drive (Tax ID Number: 1908139148) 

e. Nicolet Park (Tax ID Numbers: 1908069174, 1908122164) 

f. Great Mills Pool (Tax ID Number: 1908047847) 

 

The sites adjacent to Nicolet Park and the Great Mills Pool are both county-owned.  The site on 

Shangri-La Drive is owned by the St. Mary’s County Housing Authority, a partner organization 

of St. Mary’s County Government. 
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It should be noted that all three sites are adjacent or very close to other facilities currently 

frequented by the public: for Shangri-La Drive, the Lexington Park Library; for Nicolet Park, the 

Gymnastics Center; and for the Great Mills Road site, the Great Mills Pool. 

 

The following is an overview of strengths and the drawbacks of each site. 

 

Shangri-La Drive 

 Tax ID Number: 1908139148 

Parcel Size: 3.14 acres 

- Benefits 

o Cohesion with the success of, and the potential for partnership with, the 

Lexington Park Library as a popular community destination for a wide array 

of people and families. 

o Synergies with Lexington Park Elementary School (Eastern Shore YMCAs do 

well when they are adjacent to a school) 

o Possible partnerships geared around public service and volunteerism with 

nearby Lexington Park Rescue Squad and Lexington Park Volunteer Fire 

Department  

o Proximity to Lancaster Park and Jarboe Park allows for use of nearby 

amenities 

o Close to numerous well-established churches with partner closely with 

YMCA for family and child-oriented programming 

o Short walk to/from residential neighborhoods; short drive from residential 

neighborhoods on Willows, Hermanville, and Forest Run roads. 

o The County’s Lexington Park Development District designates that area for 

main street development, part of an effort to create a town-center like feel in 

Lexington Park.   

o No large road/infrastructure improvements necessary; site is developable 

o Visible from major streets and public facilities  

- Negatives 

o Smaller site offers less room for expansion; consideration for expansion was a 

recommendation from the YMCA of the Chesapeake 

o Less space for YMCA parking; would probably require trying to partner with 

school, fire department, and library 

o Housing Authority of St. Mary’s County owns the site, so SMCG would need 

to confer with them on usage 

o Close to, but not within, the Naval Air Station’s Air Installation Compatible 

Use Zone (AICUZ) which could hinder future development 

 

 

Great Mills Road;  

 Tax ID Number: 1908047847 

Parcel Size: 16.25 acres 

o Benefits: 

▪ Adequate room for expansion; could build an 80-90K sq. ft. building 

and have space for future expansion 
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▪ Synergies with Great Mills High School (Eastern Shore YMCAs do 

well when they are adjacent to a school) and the Great Mills Pool 

▪ No large road improvements necessary; site is developable 

▪ Just off a major street, so visible to public while in transit 

▪ Further away from the Naval Air Station’s AICUZ 

o Negatives 

▪ Fewer residential neighborhoods and businesses/employers in close 

proximity in comparison to the other sites; less people, employees and 

residents, are close to this site 

▪ This site is less ideal from a mixed-use community development 

standpoint 

 

 

Adjacent to Nicolet Park;  

Tax ID Numbers 1908069174 and 1908122164 

Parcel Size: 11.65 acres and 5.5 acres 

o Benefits: 

▪ Could utilize the park facility in its programming 

▪ In close proximity to residential neighborhoods and businesses 

▪ Ample parking would be available 

▪ Close to neighborhood churches in Patuxent Park neighborhood; 

churches have been known to partner with YMCA for family and 

child-oriented programming 

o Negatives 

▪ Building space is restricted by the topography of the site 

▪ Though this site is near neighborhoods, it would require 

road/infrastructure improvements to allow full 

connectivity/walkability.  This need could make the site more 

expensive 

▪ Close to, but not within, the Naval Air Station’s AICUZ, which could 

hinder future development 

▪ Building would not be directly visible from a major street; people 

would have to go searching for it 

▪ The streets might be too narrow for cars to comfortability travel 

 

 

 

 

Recommendation #5: SMCG and the YMCA should work together to ensure that all 

families feel comfortable inside the facility and its surrounding area.  SMCG should 

explore methods beyond policing to increase public safety, such as well-lit, cleaner streets 

and sidewalks, “placemaking” strategies for Lexington Park, and property improvement 

and other business incentives.  The YMCA will, in-turn, make the rest of the community 

feel safer.   

 

St. Mary’s County Government must play a role in ensuring that everyone feels safe at a YMCA.  
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Lexington Park was chosen because it is within a population center, is in the largest employment 

center of the County, is the area of the greatest need in the  County, and is one of only two 

walkable areas of the County, which would allow children and teenagers to walk, bike, or scooter 

to the YMCA.  Despite these benefits, Lexington Park is perceived as a high crime area. 

 

Families will want to feel safe visiting the YMCA.  The Lexington Park Library is an example of 

a facility that is used by a diverse population in terms of race, age, wealth, and educational level 

that thrives despite the negative perception of safety in Lexington Park.  Much of the success is 

due to the library’s enriching programming, well-maintained facility, and attentive and 

professional staff.  The YMCA, therefore, will bear much of the responsibility for creating an 

atmosphere of safety within the facility.  Site visits show that YMCAs are bright and promote a 

feeling of comfort and safety. 

 

Conversations with local law enforcement by Committee members yielded the assessment that 

other areas of the County and Southern Maryland are home to pockets of crime, just as much as 

Lexington Park, but those areas don’t have a reputation as a high-crime area.  

 

St. Mary’s County Government can help ensure the success of a YMCA in Lexington Park by 

keeping sidewalks and streets in the area clean and well-lit and working to facilitate reinvestment 

in the area.  The County should also work to identify incentives that encourage business activity 

in the vicinity of the future YMCA location, allowing for a more vibrant street-life, as more 

street activity is a recognized method to reduce street crime.  The St. Mary’s County Sheriff’s 

presence on Great Mills Road in the new substation is a step, but only part of the solution.  More 

public safety paired with cleaner, well-lit streets, more business activity, and family friendly 

amenities will ensure that Lexington Park both feels and is a safer, and an enriching place to live, 

work, and play. 

 

In turn, the YMCA will play it’s part in making an area feel safe, further encouraging 

reinvestment in property and investment in the people of St. Mary’s County. 
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APPENDICES 

- MOA draft  

- Triangle2 Feasibility Study Proposal submitted by Triangle2 and Mr. Robbie Gill 

- Letters of interest (letters and a list of organizations/companies) 

- Site analyses provided by Mr. Partlett, Committee Member 

- Kent County building information provided by Mr. Gill 

- Meeting topics/agendas in chronological order 

- Public Comment letters and emails 

 

 

 

Public Comment letters and emails arrived from: 

- AMEWAS 

- AVIAN, Inc. 

- C&M Solutions, LLC 

- Creative Beginnings 

- Historic Sotterley 

- KBR Engineering Business Unit 

- MedStar St. Mary’s Hospital 

- MIL Corporation 

- PerryGo Consulting Group, LLC 

- Primary Residential Mortgage, Inc. 

- RightDirection Technology Solutions, LLC 

- St. Mary’s County Arts Council 

- St. Mary’s County Chamber of Commerce 

- St. Mary’s County Community Development Corporation 

- St. Mary’s County Library 

- Sabre Systems 

- Senator Jack Bailey 

- Summerseat Farm Inc. 

- University of Maryland College Park, TechPort 

- WMS, LLC 

-  

- 8 individuals 

-  
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ST. MARY’S COUNTY 
YMCA TASK FORCE
• Robbie Gill - CEO, YMCA of the Chesapeake

• Brian Rigby - GRO

• BeeJay Dothard - Assistant Principal, Great Mills High School

• Amy Ford - Branch Manager, Lexington Park, St. Mary's County Library

• Sabrina Hecht - Community Planning Liaison Officer, NAS Patuxent River

• Beverly Johnston - Exploratory Committee Member

• John Parlett - Exploratory Committee Member

• Arthur Shepherd - Director, Recreation and Parks, St. Mary's County

• Meddo Swaby - Educator

• David Weiskopf - County Attorney, St. Mary's County

Additional Attendees

• Captain John Brabazon, Commanding Officer, NAS Patuxent River



YMCA |   3

AGENDA / FLOW
Facility Strategy

1. The plan
• project understanding, timeline

2. The place
•Site Plan, Floor Plans, Imagery

3. The scope
• Program, budget

4. Next steps
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YMCA PRE-FUNDING DESIGN PROCESS
TYPICAL SEQUENCE OF PHASES 

Pre-Design Conceptual 
Design

Schematic 
Design

Cost 
Modeling
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GREAT MILLS 
HIGH SCHOOL

EXISTING GREAT 
MILLS POOL

EXISTING 
PARKING

YMCA

Possible nature 
trails and green 

space buffer

OPTIONAL 
INDOOR POOL
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PRIMARY VENUES AS PRICED KENT COUNTY, MD URBANA, MD

TOTAL BUILDING AREA 51,504 SF 55,000 62,500

1
Lobby / Commons 1,500 1,200 2,700

2
Child Watch / Kids’ Adv. 800+800 625+700 950+820

3
Community / MP Rooms 1,300+235 1,200+285 1,200

4
Community Kitchen 300 285 600

5
Teen/ Intergen 940 700 900

6
Gymnasium 7,200 14,000 7,600

7
Track 2,900 3,800 2,600

8
MP Group Ex Studios 2,350+1,225 1,500+1,100 2,200+2,000

9
Cycling Studio 735 1,200 1,200

10
Wellness 7,000 5,000 9,200

11
Adult Lockers 1,140+1,140 900+900 1,000 +1,000

12
Universal Lockers 1,200 740 1,600

13
Youth Lockers - - 400+400

14
Aquatics (Add Alternate) 7,545 7,400 10,800

15
Admin 1,000 700 1,200

16
Partner - 1,300
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PROJECT 
BUDGET

COST ESTIMATE
WITHOUT POOL

COST ESTIMATE
WITH POOL NOTES

1 Area: New Construction 43,777 sf 51,504 sf $265/sf

2 Area: Renovation - sf - sf

3
Hard Costs

$15,079,279 $18,127,736 Cost of work, including 
escalation & contingencies

4 Parking (in Sitework) (in Sitework) 138 new spaces

5
Sitework

($1,165,973) ($1,165,973) Assumes tie in of existing 
utilities

6 Add Alternate (Pool) ($3,368,457) Includes soft costs

7 Demolition tbd tbd

8 Soft Costs $2,530,000 $2,850,000 A/E fees, FF&E, legal, etc.

9 Site Acquisition - -

10
TOTAL (before financing)

$17,609,279 $20,977,736

11 +/- 5% $16.7-18.5M $19.9-22M

12 Inflation Per Year (5%) $881K $1.05M

13 TOTAL (with financing) tbd tbd

TOTAL PROJECT BUDGET



YMCA |   15

NEXT STEPS
St. Mary’s County YMCA

1. Programming

2. Conceptual Design

3. Schematic Design

4. Refined Schematic Design

5. Cost Modeling

6. Pro Forma

7. Funding/Fundraising Collateral

8. Go / No Go

9. Funding

10.Project Team Formation

11.Construction Documents

12.Bidding / Permitting

13.Construction
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YMCA FACILITY DEVELOPMENT PROCESS
TYPICAL SEQUENCE OF PHASES 

Pre-Design
Conceptual 

Design

Schematic 
Design

Cost 
Modeling

YMCA Task 
Force

Market 
Research

Site 
Selection

A/E & CM Team 
Selection

Engage Funding 
Counsel

Refined 
Schematic 

Design

Design 
Development

Interiors, 
Graphics, & 
Furniture

Construction 
Documents

Permitting & 
Approvals

Bidding & 
Negotiation

Occupancy 

Financial / Operating 
Pro Forma

Funding &
Financing

Construction

Pre-Funding
Gro

Gro

3rd Party
Gro / YMCA

YMCA

Gro

Gro / CM

Gro / YMCA

YMCAGro / YMCAYMCA / 3rd

A/E & Gro

A/E 

A/E 

Gro

A/E
CM CM & A/E

YMCA
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LOCKPORT YMCA

LOCKPORT, NY
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PEOPLE

PLACE

PROGRAMS



Sources of Input
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Market 
Research

Community Needs 
Assessment

Visioning 
Sessions

Domain 
Expertise

Operational 
Experience
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MARKET RESEARCH
Key points

1. Community leaders see the Y as a 
community hub for all ages and as an 
asset for attracting/keeping young 
families in the area

2. Limited general awareness about the 
YMCA and services

3. Limited like-service providers in area.  
Only 9% of those interviewed belong to 
a fitness or recreation center.

4. Top responses for benefits of a YMCA in 
the community: Pools, thing for families 
to do, health & fitness, things for 
kids/seniors to do
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MARKET RESEARCH
Key points

5. Top venues: Warm water pool, track, 
sauna, group exercise, lap pool, 
gymnasium

6. Most demand programs: recreation 
swimming, swim lessons, youth sports, 
healthy cooking clubs

7. Most demand for senior programs: 
Walking clubs, day trips, lunch/coffee 
gatherings

8. Both sites studied will perform 
similarly.

9. Anticipated 3,500 units at low-mid 
price point
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POTENTIAL IN CURRENT MARKET

73K People People in Approximate Service Area*

27K HH Households in Approximate Service Area

3,560 units Potential Membership @ 13% Penetration rate

4,050 units Potential Membership @ 15% Penetration rate

42k-48k
TARGET SIZE OF NEW 
FACILITY @ 12 SF/UNIT
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THE PLACE
Site. Context. Precedents.



YMCA |   32 SITE ASSESSMENT: SAMPLE

1

Goodwill & Funding Potential
• The YMCA’s long standing history in service to the community is of significant value in any redevelopment situation
• Conversations are being had with the owners/stakeholders to determine prospect for purchase
• NMTC: Site is located in a NMTC / Opp. Zone census tract
• Public Grants: State Grants to be vetted
• Partnership: Possible with owner’s interest in redevelopment
• Asset Reallocation: Likely marginal resale value of existing center

Land Acquisition, Site Improvement, & Zoning 
• Property is not listed for sale and is currently occupied by multiple operational businesses
• YMCA’s share of due diligence and closing costs to be quantified; Existing facilities on-site would not adapt well to YMCA use
• To accommodate YMCA use wholesale redevelopment of the site would be likely & demolition of existing commercial center
• Parcel zoned Planned Unit Development (PUD) which creates a flexible design & use arrangement on each a case by case basis 
• Additionally, surrounding zoning uses provide additional positive contributory value
• Total potential developable square feet (SF) of site is sufficiently accommodating for YMCA use

Synergies, Visibility, & Access
• Above average proximity to commercial retailers with a mix of goods & services 
• Location is central among existing low-density residential neighborhoods / population density 
• Average contextual proximity (multiple adjacencies) to schools, parks, govt services, health care
• Relative to available daily average traffic counts the site is sustainably positioned (12K AADT)
• Visibility of the site is well positioned with a view corridor that is relatively unobstructed (visible from NY-332)
• The position of this site in relation to surrounding development affords opportunity to maximize access (multiple points)

Opportunity to Serve / Grow
• PMA estimated at 20-minute drive time, containing 45K people and 17.7K HHs; Median income $50K
• 882 total units (sustainable in context). Penetration: current 3.3%
• Average to below average (compared w/ expected) proximity of like-service provider(s): national, boutiques
• Data provided by PB&A estimates an additional 3,500 membership units to be likely 
• Area is largely built out with recent expansion/investment evident
• Expected population growth is average to declining for context 
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1

Goodwill & Funding Potential
• The YMCA’s history nationally, including locations with expanded military presence, contribute to the Y as a known entity, but it’s  

limited history in the local area may pose a challenge to fundraising.
• NMTC: Site is located in a NMTC / Opp. Zone census tract
• Public Grants: State / Federal Grants to be vetted
• Partnership: Great opportunity for Public/Private Partnership.  Many examples of similar partnership available both locally and 

nationally

Land Acquisition, Site Improvement, & Zoning 
• Property is County owned.  Lease terms TBD
• Existing facilities on-site  may be a challenge in public opinion as these amenities are established and well used.
• To accommodate YMCA use reconfiguration of the site would be likely & parking expansion will take up a majority of the 

developable land
• Additionally, surrounding zoning uses provide neutral contributory value
• Total potential developable square feet (SF) of site is sufficiently accommodating for YMCA use, but the existing topography will 

present challenges and limited future expansion opportunities.

Synergies, Visibility, & Access
• Average proximity to commercial retailers with a mix of goods & services 
• Location is central among existing low-density residential neighborhoods / population density 
• Average contextual proximity (multiple adjacencies) to retail, schools, parks, govt services, health care
• Relative to available daily average traffic counts the site is sustainably positioned (34K AADT)
• Visibility of the site is low with limited drive-by visibility of the park from the surrounding thoroughfares
• The position of this site in relation to surrounding base is challenging as it abuts safety zones and limits PMA performance

Market / Opportunities to Serve
• PMA estimated at 30-minute drive time, containing 65K people and 24K HHs; Median income $97K
• Currently no YMCA presence.  Closest YMCAs are parts of DC, Peninsula (VA), and Central Maryland
• Average to below average (compared w/ expected) proximity of like-service provider(s): national, boutiques
• Data provided by T2 estimates  +/-3,500 membership units to be likely 
• Area is largely built out and is undergoing redevelopment at certain sites
• Expected population growth is above average for context 
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1

Goodwill & Funding Potential
• The YMCA’s history nationally, including locations with expanded military presence, contribute to the Y as a known entity, but it’s  

limited history in the local area may pose a challenge to fundraising.
• NMTC: Site is located in a NMTC census tract, but not an opportunity zone
• Public Grants: State / Federal Grants to be vetted
• Partnership: Great opportunity for Public/Private Partnership.  Many examples of similar partnership available both locally and 

nationally

Land Acquisition, Site Improvement, & Zoning 
• Property is County owned.  Lease terms TBD
• Existing facilities on-site provide a great opportunity for public/private partnership including programming opportunities.
• Good opportunity to develop YMCA facility, parking, and additional site/public amenities
• Close proximity to multiple schools provides good programming opportunities 
• Total potential developable square feet (SF) of site is sufficiently accommodating for YMCA use.  Acreage available is more than

sufficient for YMCA development and future expansion

Synergies, Visibility, & Access
• Below average proximity to commercial retailers 
• Location is central among existing low-density residential neighborhoods / population density 
• Below average contextual proximity (multiple adjacencies) to retail, parks, govt services, health care.  Above average proximity

to Schools
• Relative to available daily average traffic counts the site is sustainably positioned (18K AADT)
• Visibility of the site is low with limited drive-by visibility of the park from the surrounding thoroughfares

Market / Opportunities to Serve
• PMA estimated at 30-minute drive time, containing 70K people and 25.6K HHs; Median income $99K
• Currently no YMCA presence.  Closest YMCAs are parts of DC, Peninsula (VA), and Central Maryland
• Below average (compared w/ expected) proximity of like-service provider(s): national, boutiques
• Data provided by T2 estimates  +/-3,500 membership units to be likely 
• Area is largely built out and is undergoing redevelopment at certain sites
• Expected population growth is above average for context 
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ST. MARY’S YMCA
PLANNED CONSTRUCTION AND OPERATION AGREEMENT

THIS ST. MARY’S YMCA PLANNED CONSTRUCTION AND OPERATION
AGREEMENT (“Agreement”) is made this “day of/1g q g, 2022 by and between the
YOUNG MEN’S CHRISTIAN ASSOCIATION OF TIlE CHESAPEAKE, INC., a
Maryland non-stock corporation (the “YMCA”) and the COMMISSIONERS OF ST.
MARY’S COUNTY, MARYLAND, a body politic and corporate (the “County”).

RECITALS:

WHEREAS, the YMCA is a not-for-profit 501 (c)(3) organization which has as its purpose,
inter alia, the strengthening of communities by focusing on youth development, healthy living,

and social responsibility, and which operates a number of facilities on the Eastern Shore of
Maryland and Virginia; and

WHEREAS, the County has determined that a YMCA facility in St. Mary’s County,

Maryland (the “YMCA Facility”) will benefit the citizens of St. Mary’s County, will fill a need
for all citizens of the County, especially the youth and senior citizens of the County, and will

benefit the health, safety, and welfare of the citizens of the County; and

WHEREAS, in order to charter a new YMCA facility under the rules and regulations of
the National Council of Young Men’s Christian Associations of the United States of America

(“YMCA of the USA”), an existing regional organization of the YMCA of the USA must agree to
sponsor the new YMCA facility; and

WHEREAS, the Young Men’s Christian Association of the Chesapeake Inc. has agreed to
act as the sponsor for the YMCA Facility to be located in St. Mary’s County, Maryland in order

to construct and operate the YMCA Facility in accordance with the terms of this Agreement; and

WHEREAS, the County has agreed to lease certain County-owned land (the “County

Land”) to the YMCA for the construction and operation of the YMCA Facility; and

WHEREAS, the YMCA has agreed to design and facilitate construction of the YMCA
Facility, after which the YMCA will operate the YMCA Facility on the County Land under the

lease from the County; and

WHEREAS, the County owns and operates a swimming pool facility known as the Great
Mills Pool (the “Pool”) and located on a portion of the County Land and hereinafter referred to as
the “Pool Land”; and

WHEREAS, as part of the future operation of the YMCA Facility, the YMCA has agreed
to assume responsibility for the operation of the Pool upon the opening of the YMCA Facility; and



WHEREAS, in order to facilitate the construction of the YMCA Facility, the County has
agreed to contribute an initial amount more specifically set forth herein for architectural and design
services, as well as a subsequent amount for construction of the YMCA Facility; and

WHEREAS, upon the satisfaction of certain conditions set forth herein, the YTvICA has
agreed to commence a capital campaign to raise additional funds for the construction of the YMCA
Facility; and

WHEREAS, the County and the YMCA have agreed to work collaboratively to obtain
State and/or Federal grants to further fund the construction of the YMCA Facility.

NOW, THEREFORE, WITNES SETH, that for and in consideration ofthe mutual promises
and covenants contained herein, and other good and valuable consideration, the receipt of which
is hereby acknowledged by each of them, the YMCA and the County hereby agreed as follows:

1. The County Land.

(a) The County is the fee simple owner of the County Land being that certain
tract or parcel of land located at 21100 and 21018 Great Mills Road, Great Mills, Maryland,
consisting of 19.165 acres, more or less, and known as Tax Map 51, Parcel 34, and more
particularly described in a deed dated January 14, 2000, from Cherry Cove Land Development
Co., Inc., a Maryland corporation, and recorded in the Land Records of St. Mary’s County at Liber
EWA 1500, folio 439; and that certain parcel of land located at 21024 Great Mills Road, Great
Mills, Maryland, consisting of 5,662 square feet, more or less, and known as Tax Map 51, Parcel
137, and more particularly described in a deed dated March 25, 2002, from Leon Anderson, and
recorded in the Land Records of St. Mary’s County at Liber EWA 1772, folio 444.

(b) The County Land includes the Pool Land and is free and clear of any liens
and encumbrances.

(c) The County has agreed to lease the County Land and the Pool Land to the
YMCA for a period of fifty (50) years and at a rental rate of One Dollar ($1.00) per year upon the
satisfaction of certain conditions set forth herein and pursuant to a lease agreement substantially
in the form of Exhibit A attached hereto (the “Lease”).

(c) The commencement date of the Lease shall be the date of completion of the
YMCA Facility and the occupancy of the YMCA Facility by the YMCA.

2. Funding of the YMCA Facility. Based upon the current preliminary design
attached hereto as Exhibit B, the County and the YMCA anticipate that the cost of construction
of the YMCA Facility will be approximately Twenty-Two Million One Hundred Six Thousand
Dollars ($22, 106,000.00) (the “Facility Cost”). The County and the YMCA acknowledge and
agree that the Facility Cost is an estimate of the proposed cost based upon information available
to the County and the YMCA as of the date ofthis Agreement. The County and the YMCA further
agree that except for the County’s contributing obligations set forth in subparagraph (a) below, the
obligations of each of them under the Agreement shall be expressly contingent upon the receipt
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and approval by both the County and the YMCA of a firm project cost. Once a firm project cost
amount has been received and approved by the County and the YMCA, the County and the YMCA
have agreed to provide, solicit, and assemble the Facility as follows:

(a) Upon the execution of this Agreement by the County and the YMCA, the
County will allocate the sum of Nine Hundred Eighty-One Thousand Dollars ($981,000.00) in
County funds for the purpose of funding architectural and engineering design services for the
construction of the YMCA Facility in two installments: first, Four Hundred Thousand Dollars

($400,000.00) shall be made immediately available to fund such architectural and engineering

design services; and second, the balance of Five Hundred Eighty-One Thousand Dollars

($581,000.00) allocated by the County for architectural and engineering design services shall be
made available by the County on September 1, 2022.

(b) On or before September 1, 2024, the County will allocate the sum of Fifteen

Million Dollars ($15,000,000.00) toward the construction ofthe YMCA Facility, which funds shall

be available for distribution upon the commencement of construction of the YMCA Facility and

shall be disbursed by the County as payment for construction cost invoices submitted to the County

by the YMCA after approval by the YMCA.

(c) Provided that the County shall have adopted a formal Resolution on or

before December 31, 2022 allocating the Fifteen Million Dollars ($15,000,000.00) amount of
construction funding described in subparagraph (b) above, the YMCA shall initiate a capital

campaign to raise at least Four Million Dollars ($4,000,000.00) from the St. Mary’s County

community and the public at large. All expenses related to the capital campaign shall be paid by

the YMCA which may use funds donated to the capital campaign for the payment of any such

expenses.

(d) The County and the YMCA shall work collaboratively to obtain State

and/or Federal grants in the amount of at least Two Million Dollars ($2,000,000.00) to further fund

the construction of the YMCA Facility.

(e) In the event that the actions outlined in subparagraphs (a) through (d) above

shall result in a surplus of funds in excess of the amount of the Facility Cost, all such surplus funds

shall be applied to the Facility Cost and the County’s Fifteen Million Dollar ($15,000,000.00)

contribution toward the Facility Cost shall be reduced by the amount by which the funding sources

outlined in subparagraphs (a) through (d) above exceed the amount of the Facility Cost.

3. Construction of the YMCA Facility.

(a) The YMCA shall be responsible for the selection of the design professional

team including, but not limited to, a project architectural firm and a project engineering firm.

(b) The YMCA shall be responsible for the construction of the facility, to

include, but not be limited to, obtaining all required permits and approvals for the construction of

the YMCA Facility and shall pay all required permit fees, impact fees, and other fees required in

connection with the construction of the YMCA Facility.
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(c) The YMCA shall be responsible for the design of the YMCA Facility;
provided, however, that the final design of the YMCA Facility shall be subject to the approval of
the County, which approval shall not be unreasonably withheld, conditioned, or delayed.

(d) During the course of construction of the YMCA Facility, the YMCA shall
be responsible for the review, approval of all invoices issued by any contractors, subcontractors,
or materialmen and shall make payment of such invoices in a timely manner (subject to any
contractual retainage rights). Upon approval and payment of any such invoices, the YMCA shall
forward copies to the St. Mary’s County Department of Public Works & Transportation, which
shall reimburse the YMCA for the amount of all such payments made by the YMCA within thirty
(30) days following the receipt and acceptance of the invoice.

(e) In the event that the YMCA shall be unable to raise the Four Million Dollars
($4,000,000.00) described in Paragraph 2(c) above, the YMCA shall assume and pay a portion of
the cost of construction up to a total of Four Million Dollars ($4,000,000.00); provided, however,
that the YMCA shall have no obligation to contribute fmancial resources beyond the Four Million
Dollar ($4,000,000.00) amount.

(f) During the course of construction of the YMCA Facility, the YMCA shall
provide a construction update to the County not less than quarterly until the opening of the YMCA
Facility.

4. Operation of the YMCA Facility and the Pool.

(a) The YMCA Facility. Upon the completion of the YMCA Facility, the
YMCA shall be solely responsible for the following:

(i) Maintenance of the County Land and the maintenance and repair of
the improvements comprising the YMCA Facility, including the interior and exterior ofthe YMCA
Facility, all parking areas located on the County Land, all landscaping, and all other areas and
components of the YMCA Facility;

(ii) All major repairs, replacements, and capital costs related to the
YMCA Facility and the County Land;

(iii) All costs of furnishing and equipping the YMCA Facility for its
intended uses;

(iv) All costs of utilities used or consumed in connection with the
operation of the YMCA Facility;

(v) All taxes, fees, or expenses assessed against the County Land and
the YMCA Facility;
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(vi) All costs of insurance of the YMCA Facility against casualty losses
and damage to real and personal property, as well as public liability insurance, workers’
compensation coverage, vehicular operation insurance, and such other policies of insurance
customarily maintained by the YMCA on other YMCA facilities under its operation and control.
The County agrees that such insurance coverages may be included under “master” or “blanket”
policies maintained by the YMCA; provided, however, that the County shall be named as an
additional insured party under each of the YMCA policies. The YMCA shall provide to the County
certificates of insurance confirming the required coverages not less than annually;

(vii) All staffing and personnel management of the YMCA Facility;

(viii) The establishment of hours of operation for the YMCA Facility and
the scheduling of all onsite and offsite activities associated with the YMCA Facility, all which
shall be subject to change from time to time in the sole discretion of the YMCA; and

(ix) The setting of levels for membership fees, as well as all other
charges generating income form the YMCA Facility, all of which shall be retained by the YMCA.

(b) The Pool.

(i) Until the completion and opening of the YMCA Facility, the County
shall be responsible for all aspects of the operation of the Pool and shall be entitled to receive and
retain all revenues generated by the operation of the Pool; and

(ii) Upon the completion and opening of the YMCA Facility, the
YMCA shall be solely responsible for the Pool in accordance with the terms and conditions
applicable to the YMCA Facility and set forth in subparagraph (a) above.

5. Oversight of the YMCA Facility. Upon completion ofconstruction and the opening
of the YMCA Facility, the YMCA shall establish and create a local Leadership Council for the
YMCA Facility, the governing board of which shall include at least one (1) member who is a
sitting County Commissioner; one (1) member who is the County Administrator or his/her
designee; and the Chairperson of the St. Mary’s County Board of Education or his/her designee.
The YMCA shall continue to be governed by a corporate Board of Directors which shall at all
times consist of individuals providing regionally diverse representation of all communities served
by the YMCA.

6. The Lease. The County shall retain ownership of the County Land and the Pool
Land; subject, however, to the terms of the Lease attached hereto as Exhibit A. The YMCA agrees
that, among other things, the Lease may not be assigned or subleased by the YMCA to any other
party without the prior written approval of the County. The YMCA further agrees that the Lease
shall provide that in the event that the YMCA shall cease to operate the YMCA Facility on a full
time basis for any reason (other than Acts of God or other circumstances beyond the control of the
YMCA), the County shall have the first right to assume full ownership of the YMCA Facility
(excluding all contents such as furnishings and equipment within the YMCA Facility that shall be
retained by the YMCA) at no additional cost to the County, and the right to operate the facility
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under the auspices of the County, but not as a recognized YMCA facility unless approved by the
YMCA of the USA. In the event that the YMCA shall cease to operate the YMCA Facility on a
full time basis and the County shall not elect to assume full ownership and operation of the YMCA
Facility, the County and the YMCA agree that the YMCA Facility shall be sold in a commercially
reasonable fashion and the proceeds of sale shall be distributed to the County and to the YMCA in
proportion to their respective contributions towards the cost of the construction of the YMCA
Facility and all capital improvements thereto.

7. Notice. All notices given by either party to the other shall be in writing and shall
be sent either (i) by United States Postal Service registered or certified mail, postage prepaid, return
receipt requested, (ii) by prepaid nationally recognized overnight courier service for next business
day delivery, addressed to the other party at the following addresses listed below, or (iii) via
electronic transmission to the email addresses listed below; provided, however, that if such
communication is given via electronic transmission, an original counterpart of such
communication shall concurrently be sent in the manner specified in either clause (i) or clause (ii)
above. Addresses and email addresses of the parties are as follows:

YMCA: YMCA of the Chesapeake, Inc.
Attention: Robert Gill, CEO
202 Peachblossom Road
Easton, Maryland 21601
Email: rgillymcachesapeake.org

With a copy to: Bruce C. Armistead
Armistead, Lee, Rust & Wright, P.A.
114 Bay Street, Building C
Easton, Maryland 21601
Email: arrnistead(Ialrwlaw.corn

COUNTY: Commissioners of St. Mary’s County, Maryland
Attention: David A. Weiskopf, County Administrator
41770 Baldridge Street
P.O. Box653
Leonardtown, Maryland 20650
Email: avid./eiskpf(strnarvsmd.corn

With a copy to: Department of Public Works & Transportation
Attention: James Gotsch, Director
44825 St Andrews Church Road
California, Maryland 20619
Email:

Any party hereto may, at any time by giving five (5) days’ written notice to the other party
hereto, designate any other address in substitution of the foregoing address to which such notice
shall be given and other parties to whom copies of all notices hereunder shall be sent.
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8. Miscellaneous Provisions.

(a) Applicable Law. It is the intention of the parties hereof that all questions
with respect to the construction of this Agreement and rights and liabilities of the parties hereunder
shall be determined in accordance with the laws of the State of Maryland.

(b) Entire Agreement. This Agreement embodies and constitutes the entire
understanding among the parties with respect to the transactions contemplated herein, and all prior
or contemporaneous agreements, understandings, representations, and statements, oral or written,
are merged into this Agreement.

(c) Modification. Neither this Agreement nor any provision hereof may be
waived, modified, amended, discharged, or terminated except by an instrument in writing signed
by the party against which the enforcement of such waiver, modification, amendment, discharge,
or termination is sought, and then only to the extent set forth in such instrument.

(d) Headings. Descriptive headings are for convenience only and shall not
control or affect the meaning or construction of any provision of this Agreement.

(e) Binding Effect. The terms of this Agreement shall be binding upon and
shall inure to the benefit of the parties hereto and their successors and assigns.

(f) Counterparts. This Agreement may be executed in any number of
counterpart copies, and each such counterpart hereof shall be deemed to be an original instrument,
but all such counterparts together shall constitute but one Agreement. The parties agree that this
Agreement shall be deemed validly executed and delivered by a party if a party executes this
Agreement and delivers a copy of the executed Agreement, including any signature pages
constituting a part thereof, to the other party by fax, e-mail, or other comparable means of
electronic transmittal.

(g) Interpretation. Whenever the context hereof shall so require the singular
shall include the plural, the male gender shall include the female gender and the neuter, and vice
versa.

(h) It is specifically agreed between the parties executing this Agreement that
it is not intended by any of the provisions of this Agreement to create in the public, or any member
thereof, third-party beneficiary status in connection with the performance of the obligations herein
without the written consent of the County and notwithstanding its concurrence in or approval of
the award of any contract or subcontract or the solicitation thereof in fulfilling the obligations of
this Agreement.

(i) By entering into this Agreement, the County and its “employees”, as defined
in the Local Government Tort Claims Act, § 5-301 et seq. of the Courts and Judicial Proceedings
Article, do not waive sovereign immunity, do not waive any defenses, and do not waive any
limitations of liability as may be provided for by law. No provision of this Agreement modifies or
waives any provision of the Local Government Tort Claims Act.
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(j) Severability. In case any one or more of the provisions contained in this
Agreement shall for any reason be held to be invalid, illegal, or unenforceable in any respect, such
invalidity, illegality, or unenforceability shall not affect any other provision hereof, and this
Agreement shall be construed as if such invalid, illegal, or unenforceable provision had never been
contained herein.

(k) Time of Essence. Time is of the essence of this Agreement.

[SIGNATURE PAGE TO FOLLOW]
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IN WITNESS WHEREOF, the parties hereto have caused this Agreement to be executed
by their proper and duly authorized officers.

ATTEST: YOUNG MEN’S CHRISTIAN
ASSOCIATION OF THE CHESAPEAKE,
INC., a M land non-stock corporation

ByAL)
enny e s Chief Volunteer Officer

Date of xec on:

_____________________

“YMCA”

ATTEST: COMMISSIONERS OF ST. MARY’S
COUNTY, MARYLAND, a body politic and
corporate

By: (SEAL)
1,/James “Randy” ciuy,
“ Commissioner President

Date of execution:_______________________

“County”
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LEASE
(Exhibit A)

THIS LEASE (“Lease”), made this day of /u (5 , 2022, by and
between the COMMISSIONERS OF ST. MARY’S COUNTY MARYLAND, a body politic
and corporate (“County”) and the YOUNG MEN’S CHRISTIAN ASSOCIATION OF THE
CHESAPEAKE, INC., a Maryland non-stock corporation (“YMCA”).

WHEREAS, the County is the fee simple owner of the County Land being that certain tract
or parcel of land located at 21100 and 21018 Great Mills Road. Great Mills, Maryland, consisting
of 19.165 acres, more or less, and known as Tax Map 51, Parcel 34, and more particularly
described in a deed dated January 14, 2000, from Cherry Cove Land Development Co., Inc., a
Maryland corporation, and recorded in the Land Records of St. Mary’s County at Liber EWA
1500, folio 439; and that certain parcel of land located at 21024 Great Mills Road, Great Mills,
Maryland, consisting of 5,662 square feet, more or less, and known as Tax Map 51, Parcel 137,
and more particularly described in a deed dated March 25, 2002, from Leon Anderson, and
recorded in the Land Records of St. Mary’s County at Liber EWA 1772, folio 444.(”Property”);
and

WHEREAS, the Property is improved by a community pool owned and operated by the
County (“Community Pool”); and

WHEREAS, the County proposes to lease the Property to the YMCA; and

WHEREAS, the YMCA proposes to raise funds in order to construct and operate a new
YMCA facility (“YMCA Facility”) on the Property; and

WHEREAS, the County desires to lease the Property to the YMCA for the purpose of
constructing and operating the YMCA Facility; and

WHEREAS, upon completion of the new YMCA Facility, the YMCA intends to operate
the YMCA Facility and the Community Pool pursuant to the terms and conditions set forth in this
Lease.

WITNESSETH:

1. PREMISES

That for and in consideration of the payment of the rent and performance of the covenants
and agreements hereinafter set forth, the County leases to the YMCA, and the YMCA accepts from
the County, the entirety of the Property (the “Leased Premises”).

2. TERM



2.1. The initial term (“Initial Term”) of this Lease shall be for a period of fifty (50) years
commencing on the completion of the YMCA Facility and the occupancy of the YMCA Facility
by the YMCA.

2.2. Provided the YMCA shall not then be in default in the performance of any of the
covenants, conditions, and agreements of this Lease (beyond expiration of all applicable notice,
grace, and cure periods), the term of this Lease shall automatically extend for an additional period
of fifty (50) years (“Renewal Term”) upon the following conditions:

(a) The Renewal Term shall be on the same terms, covenants, conditions,
provisions, and agreements as set forth herein for the Initial Term and shall commence
immediately on the expiration of the Initial Term.

(b) The YMCA shall not have given written notice to the County of its decision
not to extend this Lease for the Renewal Term in accordance with the provisions of Paragraph 21.1
hereof at least twelve (12) months prior to the expiration of the Initial Term.

3. RENT

During the Initial Term of this Lease and during the Renewal Term (if applicable), the
YMCA covenants and agrees to pay rent to the County in the amount of One Dollar ($1.00) per
year.

4. USE OF LEASED PREMISES BY THE YMCA

4.1. The Leased Premises shall be used and occupied by the YMCA for the operation
of the YMCA Facility and the Community Pool and such other lawful purposes related to such
uses.

4.2. The YMCA shall, at all times, use the Leased Premises in a safe, careful, proper,
and prudent manner and shall, at its expense, comply with all Federal, State, and local laws,
ordinances, orders, rules, regulations, all agreements, and covenants of public record pertaining to
the Leased Premises now or hereafter in force, and all reasonable recommendations of the Fire
Underwriters Rating Bureau, with respect to the use, occupancy, maintenance, and repair of the
Leased Premises. Any and all fines, levies, or assessments arising out of failure by the YMCA to
comply with the requirements of this Paragraph 4.2 or the following Paragraph 4.3 shall be paid
by the YMCA.

4.3. The YMCA shall, at its expense, obtain all license and permits that may be required
to use and occupy the Leased Premises for the purposes set forth above.

4.4. The YMCA covenants that no waste or damage shall be committed upon or to the
Leased Premises and that the Leased Premises shall not be used for any unlawful purpose.

5. HAZARDOUS MATERIALS

2



5.1. The YMCA covenants that it shall not generate, use, receive, sell, recycle, reclaim,
treat, store, transport, and/or dispose of any Hazardous Materials (as defined below) in, on, above,
under, about, or at the Leased Premises or any common areas except in compliance with all
Environmental Laws (as defined below). The YMCA shall not engage in any activity at the Leased
Premises involving Hazardous Materials or engage in any activity in, on, above, under, about, or
at the Leased Premises that will result in any Hazardous Materials Contamination (as defined
below) to or from the Leased Premises. The YMCA shall promptly notify the County upon
learning that any of the above-proscribed activities or events have taken place, with a complete
description thereof and shall promptly notify the County upon learning of any Hazardous
Materials Contamination present in, on, under, about, or emanating from the Leased Premises, no
matter when such contamination occurred or may have occurred. The YMCA shall comply with
all laws requiring any removal, treatment, remediation, disposal, or other response action relating
to any Hazardous Materials or any Hazardous Materials Contamination caused, in whole or in part,
by the YMCA from and after the date of the YMCA’s initial entry upon the Leased Premises and
shall provide the County with satisfactory evidence of such compliance. The YMCA agrees to
defend, indemnify, and hold the County harmless from any and all claims, costs, or expenses
(including, without limitation, attorneys’, experts’, and consultants’ fees) arising out of or resulting
from Hazardous Materials used, received, sold, recycled, reclaimed, treated, stored, and/or
disposed of by the YMCA the Leased Premises or Hazardous Materials Contamination caused in
whole or in part by the YMCA.

5.2. The term “Hazardous Materials” means any substance, material, waste, or related
material which is defined as or included in the definition of “hazardous substances,” “hazardous

wastes,” “infectious wastes,” or “hazardous materials,” or is otherwise regulated now or

subsequently, under any Environmental Laws, except in such amount as may be allowed by any
such Environmental Law. The term “Hazardous Materials Contamination” means the
contamination of buildings, equipment, facilities, soil, water, ground water, or air as a result of any
Hazardous Materials at any time present or emanating to or from the Leased Premises. The term
“Environmental Laws” shall mean: (i) the Comprehensive Environment Response Compensation
and Liability Act (42 U.S.C. § 9601 j; (ii) the Solid Waste Disposal Act, as amended by
the resource Conservation and Recovery Act (42 U.S.C. § 6901 q.); (iii) the Emergency
Planning and Community Right to Know Act (42 U.S.C. § 11001 ç .); (iv) the Clean Air Act
(42 U.S.C. § 7401 et j; (v) the Clean Water Act (33 U.S.C. § 1251 (vi) the Toxic
Substances Control Act (15 U.S.C. § 2601 et çq.); (vii) the Hazardous Materials Transportation
Act (49 U.S C. § 5101 et .); (viii) the Federal Insecticide, Fungicide and Rodenticide Act (7
U.S.C. § 136 q.); (ix) the Safe Drinking Water Act (42 U.S.C. § 300f ç.); (x) the
Occupational Safety and Health Act (29 U.S.C. § 651 j çq.); (xi) the Oil Pollution Act (33
U.S.C. § 2701 sq.); (xii) any state, municipal, or local statutes, laws, or ordinances similar or
analogous to the federal statutes listed in items (i)—(xi) ofthis Paragraph 5.2; (xiii) any amendments
to the statutes, laws, or ordinances listed in items (i)—(xii) of this Paragraph 5.2 regardless of
whether in existence on the date hereof; (xiv) any rules, regulations, guidelines, directive, orders,
or the like adopted pursuant to or implementing the statutes, laws, ordinances, and amendments
listed in items (i)—(xiii) of this Paragraph 5.2; and (xv) any other law, statute, ordinance,
amendment, rule, regulation, guideline, directive, order, or the like in effect or in the future relating
to environmental, health, or safety matters.
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6. UTILITIES AND SERVICES

6.1. The YMCA, at its expense, shall furnish and pay for all utility services to the Leased
Premises including, without limitation and whether by meter or sub-meter, heat, air conditioning,
water, gas, electricity, data, cable, internet, and telephone, together with all taxes, levies, or other
charges on such services. The YMCA shall pay the cost of all such utility services directly to the
service provider.

6.2. The YMCA, at its expense, (a) shall maintain all lawn and landscaped areas located
on the Property; (b) shall be responsible for the removal of snow and ice from the sidewalks,
parking areas, and the entry and exit roadways servicing the Leased Premises; and (c) shall provide
adequate trash storage and disposal areas for the Leased Premises; provided, however, that the
YMCA shall be responsible for the removal and disposal of all trash from the Leased Premises.

7. SIGNS

The YMCA, at its expense, shall be permitted to install a sign or signs on the Leased
Premises provided that all such signs shall comply with all limitations and requirements imposed
by law by the County, or any other governmental authority. During the Term of this Lease, the
YMCA agrees to maintain all signage in good condition and repair, and the YMCA further agrees
to remove all such signs prior to the expiration of this Lease.

8. TRADE FIXTURES AND EQUIPMENT

Any trade fixtures and equipment installed by the YMCA shall be of good quality and
maintained by it in good condition, order, and repair. Such trade fixtures and equipment shall be
removable by the YMCA provided there is no uncured default under the terms of this Lease and
also provided that the YMCA repairs at its own cost all damage caused by the removal. Removal
of any trade fixtures and equipment installed by the YMCA must be completed prior to the
termination of this Lease and the YMCA agrees to repair any damage to the Leased Premises
caused by such removal.

9. MAINTENANCE OF LEASED PREMISES

9.1. The YMCA shall, at its expense, maintain the Leased Premises and all
improvements located thereon, shall conduct routine maintenance procedures thereon, and shall
repair any damage to the Leased Premises including, but not limited to, any damage caused by the
negligence or fault of the YMCA or the YMCA’s customers, clients, or guests.

9.2. The YMCA shall provide, at its expense, janitorial services to the Leased Premises
and shall maintain the Leased Premises in a clean, orderly, and sanitary condition, and free of
insects and pests, and will not permit undue accumulations of garbage, trash, rubbish, and other
refuse.
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9.3. The YMCA shall upon the termination of this Lease surrender the Leased Premises
to the County in the good order and condition, reasonable wear and tear and damage by fire or
other casualty excepted.

10. LIENS OR ENCUMBRANCES

The YMCA shall not suffer the Leased Premises or any fixtures or improvements thereon
to become subject to any lien, charge, or encumbrance whatsoever, and shall indemnify the County
against all such liens, charges, and encumbrances arising as a result of actions by the YMCA.
Should any lien, charge, or encumbrance be placed against the Leased Premises or any fixtures or
improvements thereon as a result of actions by the YMCA, the YMCA shall notify the County of
such and promptly discharge the same.

11. CASUALTY INSURANCE

11.1. The YMCA shall maintain an “All Risk” form of insurance on the Leased Premises,
insuring the same against loss or damage by fire, water, wind, and all other causes included under
said form of insurance (“Casualty”).

11.2. The YMCA shall carry insurance on all of its contents and personal property located
on the Leased Premises.

11.3. The YMCA shall cause such insurance policy or policies to be written in such a
manner as to provide that the insurer waives all right of recovery by way of subrogation against
the County in connection with any loss or damage covered thereunder.

12. PUBLIC LIABiLITY INSURANCE

12.1. The YMCA shall maintain in full force and effect insurance with insurance
companies acceptable to the County for the benefit of both the YMCA and the County, as their
respective interests may appear, covering the risks generally included in public liability and
property damage insurance policies, in the sum of not less than Two Million Dollars
($2,000,000.00) on account of bodily injury, death, or property damage as a result of any one
occurrence, to protect the County and the YMCA to that extent from any suits arising out of
accidents or injuries to persons or property that may occur on the Leased Premises.

12.2. The County shall be named as an additional insured on said policies and said
policies shall provide for at least ten (10) days’ written notice to the County before cancellation or
material amendment. Such policies or certificates thereof showing the same to be in force and
effect shall be furnished by the YMCA to the County prior to the commencement of the Initial
Term of this Lease.
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13. INDEMNITY

The YMCA shall indemnify and save harmless the County against and from any and all
losses, costs, damages, fees, or expenses arising out of any accidents or other occurrence, causing
injury to any person or property whomsoever or whatsoever, and due directly or indirectly to the
YMCA’s use or occupancy of the Leased Premises, or any part thereof.

14. CASUALTY

If any or all of the Leased Premises shall be damaged by a casualty, then the YMCA shall
restore the Lease Premises, such restoration shall be completed by the YMCA, at its expense, as
promptly as reasonably possible (due allowance being made for the time taken for the settlement
of insurance claims).

15. CONDEMNATION

15.1. If any or all of the Leased Premises is taken by eminent domain, condemnation, or
public authority (“Condemnation”), then the rights of the County and the YMCA shall be
determined as follows:

(a) If less than the entire Leased Premises is taken by Condemnation, then the
YMCA shall restore the Leased Premises, such restoration shall be completed by the YMCA, at
its expense, as promptly as reasonably possible (due allowance being made for the time taken for
the payment of the condemnation award).

(b) If the entirety of the Leased Premises shall be taken by Condemnation, then
this Lease shall terminate effective as of the date the YMCA shall be required to yield possession
of the Leased Premises or the title to the Leased Premises vests in the condemning authority,
whichever event shall first occur.

15.2. In the event of a Condemnation or taking by a public authority, whether whole or
partial, the YMCA shall not be entitled to any part of the award paid for such Condemnation,
except as hereafter provided, and the County shall be entitled to receive the full amount of such
award, the YMCA hereby expressly waiving any right or claim to any part thereof. The YMCA
shall have the right to claim and recover from the condemning authority, but not from the County,
such compensation as may be separately awarded or recoverable by the YMCA in the YMCA’s
own right on account of any and all damage to the YMCA’s business by reason of the
Condemnation and for or on account of any leasehold improvements installed by the YMCA, at
its expense, on the Leased Premises or any cost or loss which the YMCA might incur in removing
and relocating the YMCA’s equipment and personal property.
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16 ASSIGNMENT AND SUBLETTING

16.1. The YMCA shall not assign this Lease in whole or in part, nor sublet all or any part
of the Leased Premises. Nor shall the YMCA permit others to use the Leased Premises without
the prior written consent of the County (except for any customary use of the Leased Premises under
the operation of any YMCA activity or membership). This prohibition against assigning or
subletting without consent shall apply to any assignment or subletting by operation of law.

16.2. Notwithstanding the provisions of the foregoing Paragraph 16.1, the County hereby
acknowledges and agrees that its consent shall not be required for any sublease or assignment to:
(i) a parent or a subsidiary of the YMCA; or (ii) any successor to the YMCA by merger or
acquisition. In the event of any sublease or assignment by the YMCA as designated in this
Paragraph 16.2, the YMCA shall notify the County promptly of the sublease or assignment and
shall promptly provide the County with any necessary revisions to the addresses or contact
information described in Paragraph 21.1 of this Lease.

17. DEFAULT BY THE YMCA

17.1. The following shall be deemed a default by the YMCA under the terms of this
Lease (each of which shall be referred to individually as an “Event of Default” and collectively as
“Events of Default”):

(a) If a receiver or trustee is appointed for the property of the YMCA, either in
bankruptcy or in equity or in any other court and the Order appointing such receiver or trustee is
not vacated within sixty (60) days of the date of such Order.

(b) The making of an assignment by the YMCA for the benefit of its creditors.

(c) The filing of a petition in bankruptcy by the YMCA.

(d) The filing of a petition by the YMCA for its reorganization under any
bankruptcy law or any other law.

(e) The suspension of business by the YMCA or any act by the YMCA
amounting to a business failure.

17.2. Upon the occurrence of an Event of Default, the County shall, at its election, have
the immediate right of re-entry to the Leased Premises and may remove all persons and property
from the Leased Premises without being guilty of trespass or becoming liable for any loss or
damage which may be occasioned thereby. Any property removed from the Leased Premises and
stored in a public warehouse or elsewhere shall be at the cost of and for the account of the YMCA.
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18. WAIVER

The failure by the County to insist in any one or more instances upon a strict performance
of any covenant of this Lease or the waiver by the County of any breach of any term, covenant, or
condition herein contained shall not be deemed to be a waiver or relinquishment of such term,
covenant, or condition or any subsequent breach of the same or any other term, covenant, or
condition herein contained. The subsequent acceptance of rent hereunder by the County shall not
be deemed to be a waiver of any previous breach by the YMCA of any term, covenant, or condition
of this Lease, other than the failure of the YMCA to pay the particular rent so accepted, whether
or not the County had knowledge of such previous breach at the time of acceptance of such rent.
No covenant, term, or condition of this Lease shall be deemed to have been waived by the County
unless the County waives the same in writing.

19. BROKER

Each of the parties hereto represents and warrants that there are no claims for brokerage
commissions or fmder’s fees in connection with the execution of this Lease, and agrees to
indemnify the other against, and hold it harmless from, all liabilities arising from any such claim
arising out of the actions of that party (including, without limitation, the cost of attorney’s fees and
other costs in connection therewith).

20. REPRESENTATIONS AND WARRANTIES OF THE YMCA

The YMCA represents and warrants to the County as follows:

(a) Good Standing. The YMCA is a non-stock corporation duly organized,
validly existing, and in good standing under the laws of the State of Maryland.

(b) Authority. The YMCA has full power and authority to enter into this Lease
and the YMCA has taken all action necessary to authorize the execution, delivery, and performance
of this Lease.

(c) Binding Agreements. This Lease has been duly and properly executed by a
duly authorized representative of the YMCA, and constitutes the valid and legally binding
obligation of the YMCA.

21. MISCELLANEOUS PROVISIONS

21.1. The YMCA and the County agree that any notice required or permitted by this
Lease to be given by either party to the other may be either personally delivered or sent by national
overnight courier (e.g., FedEx) or by U.S. certified mail, return receipt requested, properly
addressed and prepaid to the following addresses of the parties:
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To the County: Commissioners of St. Mary’s County, Maryland
Attention: David A. Weiskopf County Administrator
41770 Baidridge Street
P.O. Box 653
Leonardtown, Maryland 20650
Email: David.Weiskopf@stmarysmd.com

With a copy to: Department of Public Works & Transportation
Attention: James Gotsch, Director
44825 St. Andrews Church Road
California, Maryland 20619
Email: James.Gotschstmarysmd.com

To the YMCA YMCA of the Chesapeake, Inc.
Attention: Robert Gill, CEO
202 Peachblossom Road
Easton, Maryland 21601
Email: RGill@ymcachesapeake.org

With a copy to: Bruce C. Armistead, Esq.
Armistead, Lee, Rust & Wright, P.A.
114 Bay Street, Building C
Easton, Maryland 21601
Email: Armistead(2alrwlaw.com

unless another address shall have been substituted for such address by notice in writing given by
the County to the YMCA or given by the YMCA to the County. The date of giving of such notice
shall be three (3) business days after the date of depositing the same in the U.S. mail (which may
be evidenced by the postmark), or one (1) business day after delivering with the national overnight
courier, or the date of personal delivery, or the date delivery is refused.

21.2. No change or modification of this Lease shall be valid unless the same is in writing
and signed by the party against whom enforcement is sought. This Lease contains the entire
agreement between the parties, and there are no promises, agreements, conditions, undertakings,
warranties, or representations, oral or written, expressed or implied between them other than herein
set forth in connection with this Lease. This Lease is intended by the parties to be an integration
ofall prior or contemporaneous promises, agreements, conditions, and undertakings between them
in connection with this Lease.

21.3. This Lease and the covenants and conditions herein contained, shall inure to the
benefit of and be binding upon the County, and its successors and assigns, and shall inure to the
benefit of and be binding upon the YMCA, and its successors and such assigns as are permitted in
accordance with Paragraph 16.2 above.
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21.4. The captions and headings throughout this Lease are for convenience only, and the
words contained therein shall, in no way, be held or deemed to define, limit, describe, explain,
modify, amplify, or add to the interpretation, construction, or meaning of any provision of the
scope or intent of this Lease, or in any way affect this Lease.

21.5. Nothing contained in this Lease shall be deemed or construed by the parties hereto,
or by any third party, as creating a relationship of principal and agent, or a partnership or joint
venture between the parties hereto, it being understood and agreed that nothing herein shall be
deemed to create any relationship between the parties hereto other than the relationship of landlord
and tenant.

21.6. By entering into this Lease, the County and its “employees,” as defined in the Local
Government Tort Claims Act, § 5-30 1 et of the Courts and Judicial Proceedings Article of
the Annotated Code of Maryland, do not waive sovereign immunity, do not waive any defenses,
and do not waive any limitations of liability as may be provided for by law. No provision of this
Lease modifies or waives any provision of the Local Government Tort Claims Act.

21.7. If any clause or provision of this Lease shall be ruled to be illegal, invalid, or
unenforceable under present or future laws effective during the term of this Lease, then and in that
event, it is the intention of the parties hereto that the balance of the provisions of this Lease shall
not be affected thereby, and it is also the intention of the parties to this Lease that in lieu of each
clause or provision of this Lease that is illegal, invalid, or unenforceable, there be added as part of
this Lease a clause or provision as similar in terms to such illegal, invalid, or unenforceable clause
or provision as may be possible and be legal, valid, and enforceable. If such invalidity is, in the
sole discretion of the County, essential to the rights of both parties, the County has the right to
terminate this Lease on written notice to the YMCA; and upon such termination, the YMCA shall
surrender possession of the Leased Premises to the County and the rent and other sums payable by
either party hereunder shall be prorated on a per diem basis to the date of such termination and
adjusted between the County and the YMCA and, upon receipt of payment by the part due to be
paid under such adjustment, this Lease shall terminate with no further obligations, rights, or duties
surviving between the parties hereto except as otherwise specifically provided for herein.

21.8. This Lease and the terms and provisions hereof shall be construed and determined
in accordance with the laws of Maryland.

21.9. Whenever herein the singular number is used, the same shall include the plural and
the neuter gender shall include the feminine and masculine genders.

21.10. All references in this Lease to “the term of this Lease,” “Lease Term,” or a phrase
of similar context shall mean the Initial Term, and any Renewal Term.

21.11. This Lease may be executed in any number of counterpart copies, and each such
counterpart hereof shall be deemed to be an original instrument, but all such counterparts together
shall constitute but one Lease. The parties agree that this Lease shall be deemed validly executed
and delivered by a party if a party executes this Lease and delivers a copy of the executed Lease,
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including any signature pages constituting a part thereof, to the other party by fax, e-mail, or other
comparable means of electronic transmittal.

[IPvTENTIONALL Y LEFT BLANK]
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[N WITNESS WHEREOF, the parties hereto have caused this Lease to be executed and
sealed by their authorized representatives as of the day and year first above written.

ATTEST:

ATTEST:

COMMISSIONERS OF ST. MARY’S
COUNTY, MARYLAND, a body politic and
corporate

Commissioner President
Date of execution: i/ 2 2—

YOUNG MEN’S CHRISTIAN
ASSOCIATION OF THE CHESAPEAKE,
INC., a Mtyland non-stock corporation

By:

Chief Volunteer Officer
Date of execution:

_____

“YMCA”

“County”
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P.O. BOX 653  PATUXENT BUILDING  23150 LEONARD HALL DRIVE, LEONARDTOWN, MD 20650 
PHONE (301) 475-4200, EXT. 1500  FAX (301) 475-4635  www.stmaryscountymd.gov 

 

 
 

 COMMISSIONERS OF ST. MARY’S COUNTY: 
James R. Guy, President 

Michael R. Alderson, Jr., Commissioner 
Eric S. Colvin, Commissioner 

Michael L. Hewitt, Commissioner 
Scott R. Ostrow, Commissioner 

 
 
 
 

ST. MARY’S COUNTY GOVERNMENT 
DEPARTMENT OF LAND USE  
AND GROWTH MANAGEMENT 
Jessica S. B. Andritz, Esq., Director 
Courtney Jenkins, AICP, Deputy Director 
 

       
March 19, 2024 

 
LOCAL PLANNING AGENCY APPROVAL 

 
The Program Open Space acquisition project described herein and specified in the attached Acquisition 
Application and Project agreement has been reviewed by the Local Planning Authority listed below and 
was found to be consistent with the County's Comprehensive Plan. 
 
 
 
 
_________________________________________________________ 
Signature 
 
 
__________________________________________________________ 
Date 
 
 
Jessica S.B. Andritz, Esq._______________________________ 
Printed Name 
 
__________________________________________________________ 
Director, Dept. of Land Use & Growth Management 
Print Title 



P.O. BOX 653  CHESAPEAKE BUILDING  41770 BALDRIDGE ST., LEONARDTOWN, MD 20650 
PHONE 301.475.4200 EXT. 1350  FAX 301.475.4935  www.stmarysmd.com  CSMC@STMARYSCOUNTYMD.GOV 

 

 
 

James R. Guy, President 
Michael R. Alderson, Jr., Commissioner 

Eric S. Colvin, Commissioner 
Michael L. Hewitt, Commissioner 

Scott R. Ostrow, Commissioner 
 
 
 
 

ST. MARY’S COUNTY GOVERNMENT 
 

COMMISSIONERS OF 
ST. MARY’S COUNTY 

 
 

LOCAL LAND PRESERVATION AND RECREATION PLAN APPROVAL 
 
The Program Open Space acquisition project described herein and specified in the attached Acquisition 
Application and Project agreement is found to be consistent with the St. Mary’s County Land Preservation and 
Recreation Plan adopted by the Commissioners of St. Mary’s County on June 7, 2022 and approved by the State 
of Maryland on November 22, 2022. 
 
 
 
 
_________________________________________________________ 
Signature 
 
 
__________________________________________________________ 
Date 
 
 
James R. Guy ___________________________________________ 
Printed Name 
 
 
President, Commissioners of St. Mary’s County____ 
Print Title 

 

http://www.stmarysmd.com/
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12/7/23, 10:32 AM SDAT: Real Property Data Search

https://sdat.dat.maryland.gov/RealProperty/Pages/viewdetails.aspx?County=19&SearchType=ACCT&District=08&AccountNumber=047847 1/1

Real Property Data Search ( )
Search Result for ST MARY'S COUNTY

View Map View GroundRent Redemption View GroundRent Registration

Special Tax Recapture: None
Account Identifier: District - 08 Account Number - 047847

Owner Information
Owner Name: BOARD OF COUNTY COMMISSIONERS FOR

ST MARY'S COUNTY
Use:
Principal Residence:

EXEMPT COMMERCIAL
NO

Mailing Address: PO BOX 653
LEONARDTOWN MD 20650-0653

Deed Reference: /01500/ 00439

Location & Structure Information
Premises Address: 21100 GREAT MILLS RD

GREAT MILLS 20634-
Legal Description: 16.246 ACS

E/S RT 246
GREAT MILLS

Map: Grid: Parcel: Neighborhood: Subdivision: Section: Block: Lot: Assessment Year: Plat No:
0051 0013 0034 18000.19 0000 2024 Plat Ref:

Town: None

Primary Structure Built Above Grade Living Area Finished Basement Area Property Land Area County Use
2004 3,910 SF 16.2400 AC

Stories Basement Type Exterior Quality Full/Half Bath Garage Last Notice of Major Improvements
RESTROOM BUILDING / C3

Value Information
Base Value Value Phase-in Assessments

As of
01/01/2021

As of
07/01/2023

As of
07/01/2024

Land: 2,022,400 2,022,400
Improvements 806,200 806,200
Total: 2,828,600 2,828,600 2,828,600
Preferential Land: 0

Transfer Information
Seller: CHERRY COVE LAND DEV CO INC Date: 01/24/2000 Price: $925,000
Type: ARMS LENGTH IMPROVED Deed1: EWA /01500/ 00439 Deed2:

Seller: Date: Price:
Type: Deed1: Deed2:

Seller: Date: Price:
Type: Deed1: Deed2:

Exemption Information
Partial Exempt Assessments:Class 07/01/2023 07/01/2024
County: 420 2,828,600.00
State: 420 2,828,600.00
Municipal: 420 0.00| 0.00|
Special Tax Recapture: None

Homestead Application Information
Homestead Application Status: No Application 

Homeowners' Tax Credit Application Information
Homeowners' Tax Credit Application Status: No Application Date:
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March 13, 2024

Commissioners of St. Mary’s County
P.O. Box 653
Leonardtown, Maryland 20650

Re: The Property Owned by the Board of County Commissioners for St. Mary’s County, containing 5.1152 acres
of land, more or less (which is part of the parent parcel containing 16.246 acres of land, more or less), and
improvements, located at 21100 Great Mills Road, Tax Map 51, Grid 13, Part of Parcel 34, Liber 1500, Folio
439, Liber 1500, Folio 439, Eighth (8th) Election District, St. Mary’s County, Great Mills, Maryland 20634 

Dear Commissioners:

In fulfillment of our agreement, we are pleased to submit herein our appraisal of the above captioned property. 
The following is prepared in compliance with the Uniform Standards of Professional Appraisal Practice and
appropriate federal regulations.  The report sets forth our value conclusions, along with supporting data and
reasoning which form the basis of our opinion.  The valuation reported is qualified by certain definitions, underlying
assumptions and limiting conditions, and certifications which are set forth within the report.  

Extraordinary Assumption:  It is assumed by this appraiser that economic conditions, in terms of overall economic
activity levels, interest rates and trends will remain relatively consistent and similar to those existing for similar type
properties as of the date of this report.  It is noted that interest rates are increasing somewhat at time of valuation,
however, it is assumed by this appraiser that these will not be substantial enough to impact the overall valuation
and continuing use of the subject property as of the date of this report.

Extraordinary Assumption: It is assumed by this appraiser that all structural and mechanical components associated
with the subject property have been well maintained and are functioning properly, unless otherwise noted in this
report.

Extraordinary Assumption: It is assumed by this appraiser that information obtained as to the specifications of the
various improvements located on the subject property is an accurate portrayal of the improvements located on the
property.

Extraordinary Assumption: It is assumed by this appraiser that the subject property will be granted concurrent cross
parking easements to the adjoining parking lot that is concurrently owned by the St. Mary’s County Government.

Extraordinary Assumption: It is assumed by this appraiser that if any of the above referenced extraordinary
assumptions change, then the value within this report may be subject to change.

Extraordinary Assumptions/Hypothetical Conditions: It is assumed by this appraiser that the use of the
extraordinary assumptions and hypothetical conditions might have an affect on the assignment results.  However,
this appraiser is not required to report on the impact of the extraordinary assumptions and hypothetical conditions
on assignment result.

3605 Old Washington Road | Post Office Box 125 | Waldorf, Maryland 20604 
(301) 870-5841 | (301) 932 -9410 | FAX (301) 932 - 9039

email - hooperassociates@verizon.net
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QUALIFICATIONS - James B. Hooper

Maryland License Status: Certified General Status - License No. 04-1128

Virginia License Status:  Certified General Status - License No. 4001-003745

Education: B.S. Degree - Business Management - University of Maryland
Post Graduate Courses - American University
Continuing Education Courses - Charles & Prince George's County
   Community Colleges

Specialized Appraisal Courses: 
AIREA - Course 1A  - Appraisal Theory
AIREA - Course 1B  - Basic Appraisal Tech.
AIREA - Course 2A  - Capitalization Theory & Tech. 1.
AIREA - Course 2B  - Capitalization Theory & Tech. 2.
AIREA - Course 2C  - Capitalization Theory & Tech. 3.
AIREA - Course 3A  - Case Studies in Valuation
AIREA - Course 3B  - Report Writing
AIREA - Course SPPA - Standards of Professional Practice, Part A
AIREA - Course II42D - Standards of Professional Practice, Part B
AIREA - Course I410 - Standards of Professional Practice, Part A
Appraisal Institute - Course 550 - Advanced Valuation Applications
Appraisal Institute - Advanced Applications
Appraisal Institute - Report Writing & Valuation Analysis
Appraisal Institute - Residential Valuation
Appraisal Institute - Advanced Demo Appraisal Workshop
Appraisal Institute - Computer Enhanced Cash Flow Modeling
Appraisal Institute - Using Your Financial Calculator
Appraisal Institute - The Appraiser as an Expert Witness: Preparation & Testimony
Appraisal Institute - Condemnation Appraising: Basic Principles & Applications
Appraisal Institute - Standards of Professional Practice - Part C
Appraisal Institute - Valuation of Conservation Easements
Introduction to Environmental Considerations for the Appraiser
Appraisal Institute - FHA and the Appraisal Process
Appraisal Institute - Course 430 - Standards of Professional Practice, Part C
Appraisal Institute - Business Practices and Ethics
Appraisal Institute - General Appraiser Sales Comparison Approach
Appraisal Institute - Appraising Historic Preservation Easements
Appraisal Institute - Appraising High Value and Historic Homes
Appraisal Institute - Appraising Environmentally Contaminated Properties
Appraisal Institute - Real Estate Fraud: The Appraiser’s Responsibilities & Liabilities
Appraisal Institute - Valuation of Detrimental Conditions
Appraisal Institute - Course 797 - Valuation of Conservation Easements
Appraisal Institute - Analyzing the Effects of Environmental Contamination on Real Property
Appraisal Institute - The Uniform Appraisal Dataset from Fannie Mae and Freddie Mac
Appraisal Institute - Apartment Appraisal, Concepts & Applications
Appraisal Institute - Advanced Concepts & Case Studies
Appraisal Institute - Data Verification Methods
Appraisal Institute - Cool Tools: New Technology for Real Estate Appraisers
VA Appraisal Seminar 
Recent Developments in Real Estate Appraisal Law and the USPAP
Land and Site Valuation
Uniform Appraisal Standards for Federal Land (Yellow Book Seminar)
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QUALIFICATIONS - James B. Hooper

Experience:
President, Hooper & Associates, Waldorf, Maryland (January 1989 to present)
Staff Appraiser, Matthews Realty Corporation, Waldorf, Maryland (1984 to 1988)
Staff Appraiser for Delta Realty, Inc., P.O. Box 35, Waldorf, Maryland (1976 to 1984)

 Maryland Real Estate Salesman (1975 to 1979)
Maryland Real Estate Broker (1979 to present)
Qualified Expert Witness - United State Bankruptcy Court of Appeals; United States Bankruptcy Court;
Maryland Tax Appeals Court; Prince George's and Charles Counties Tax Appeals Boards; and Circuit Court
for Charles County; Circuit Court for St. Mary's County; and District Court of Charles County; Circuit Court for
Calvert County; District Court for St. Mary's County

Partial List of Clients:
M & T Bank
Truist Bank
PNC Bank
Wesbanco
Cedar Point Federal Credit Union
Colonial Farm Credit
Bank of America
Community Bank of the Chesapeake
Prince George's Federal Savings Bank
Navy Federal Credit Union
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Sandy Spring Bank
Severn Savings Bank
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State of Maryland Department of General Services
various law firms/various mortgage lenders
State Highway Administration
various Relocation Services
Southern Maryland Oil Company
Veterans Administration, Panel Appraiser
Charles County Government
Calvert County Government
St. Mary's County Government
University of Maryland
Federal Housing Administration, Panel Appraiser
Developers and private individuals

Organizations:
Southern Maryland Board of Realtors
Institute of Real Estate Management (designated title of CPM)
Associate Member, Appraisal Institute
Member, International Right-of-Way Association

Types of Appraisals:  
Income producing properties such as office buildings, warehouses, other commercial establishments,
condominiums, residential, subdivisions, houses, farms, vacant land, etc.  
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PREFACE

An appraisal is a type of research and analysis into the law of probabilities with respect to real estate
valuation.  Through the appraiser's education, training, experience, and professional philosophy, he/she
is able to render an estimated value of real estate based on the activities of buyers, sellers, and other
property owners.  Because of the unique characteristics of each parcel of real estate, adjustments typically
have to be made for differences between properties.

A value estimate cannot be guaranteed and generally cannot be proved.  However, the final estimate of
value by a professional appraiser should be substantiated and justified by a detailed analysis of both the
physical characteristics of the subject real estate and the social, economic, and governmental forces which
exert pressure on the subject property.

The final estimate of value in a professional appraisal report must not be considered to be absolute but
rather an opinion of value resulting from reliable market data which was collected, analyzed, and adjusted
to reflect the elements of comparison between and comparables and the subject.  The professional
appraiser cannot be an advocate, else he/she belies the principles of the profession.

With the aforementioned in mind, you are encouraged to read this report which sets forth the purpose
for which the appraisal was made and the appraiser's analysis and conclusions.
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EXECUTIVE SUMMARY OF SALIENT FACTS AND CONCLUSIONS

Client: Commissioners of St. Mary’s County

Owner: Board of County Commissioners for St. Mary’s County

Tax Account No.: 08-047847

Property Location: The subject parcel has an official street address of 21100 Great Mills Road,
Great Mills, Maryland 20634.  The subject property is located in the Eighth (8th)
Election District of St. Mary’s County.  The Assessor’s designation is Tax Map
51, Grid 13, Part of Parcel 34.

Property Description: According to the Assessment Records of St. Mary’s County, the parent parcel
in its entirety contains a total of 16.246 acres of land, more or less.   According
to plats herein provided, the subject property of this report with be a part of
this property and the rear portion thereof which contains a total of 5.1152 acres
of land, more or less.  This property is irregularly shaped and has access to
Great Mills Road from the concurrently owned front portion of the parent parcel. 
The subject has a level to slightly rolling topography and for the most part the
subject property is on grade with the surrounding properties.  The subject was
found to be a predominantly cleared tract of land, though there are some trees
located on the western periphery used for shade and decorative purposes. 
Public water and sewer, as supplied by the Metropolitan Commission of St.
Mary’s County (METCOM) are connected the subject property.

Soil types associated with the subject property are predominantly Beltsville silt
loam (B1B2) and  Cut and fill land (Cu).

Improvements: The subject property is improved by an indoor bubble pool facility with attached
pool house and locker rooms as well as a mechanical/ utility building.  According
to the Assessment Records of St. Mary’s County, these improvements were built
in 2004.  The pool house/locker room facility is finished in a combination of
brick and stucco siding, has a composition shingle roofing system and is built
on a reinforced slab foundation.  The interior is divided into a reception area,
small office, staff changing room facility as well as a life guard and first aid
room that then leads through a covered and enclosed vestibule with pressure
sealed doors and turnstile into the enclosed bubble in-ground pool area. 
Directly behind this is the mechanical/utility building that contains a total of
approximately 541 square feet.  This is of block and vinyl sided construction,
has a composition shingle roof and encloses the mechanical systems associated
with the pool chlorination and other pool equipment.   The in-ground pool has
overall dimensions of approximately 75' by 80' and the swimming areas have
overall dimensions of approximately 20' by 66' in the wading pool/handicap
area, with total square footage of approximately 7,320 square feet.    The pool
is of *** or  gunite construction and tile finishes.  The deeper end features a
maximum depth of 5' while the wading/handicap area is approximately 3' (+/-). 
Overall condition of the improvements, which appear to have been well
maintained, should be considered in good condition.
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EXECUTIVE SUMMARY OF SALIENT FACTS AND CONCLUSIONS - Cont.

Site improvement include approximately 650' of chain link fencing, exterior
paved patio area, landscaping in the form of grassed and shrubbed lawn areas
as well as approximately 10,000 square feet of paved parking and access
driveway systems and concrete curbing.  Additional site improvements include
exterior lighting and sidewalks along the front portion of the pool building
facility.    Overall condition of site improvements should be rated as average to
good.

It should be noted that site improvements in terms of parking, based on the
subject property, are deemed to be inadequate to service the facility as
currently designed and it is assumed and expected by this appraiser that
concurrent parking will occur on an adjoining parking lot currently owned by the
St. Mary’s County Government.  

Legal Description: Part of Liber 1500, Folio 439

Market Value "As Is": February 16, 2024

Date of Inspection: February 16, 2024

Property Rights Appraised: fee simple interest

Defined Value: market value

Present Use: community in-door pool facility

Land Size: 16.246 acres/707,676 sf (+/-) - parent parcel
5.1152 acres/218,323 sf (+/-) - subject property

Purpose of Appraisal: To provide the subject's "as is" market value as of February 16, 2024.

Census Tract No.:  8759.04

Zoning:  RH - Residential, High Density District

Flood Map No.:  24037C0326F, Zone X, dated November 19, 2014

Highest and Best Use: continuing use as a community service facility

Exposure/Marketing Time: 1-month to 1-year

Approaches to Value:

Cost Approach: $1,946,000.00
Sales Comparison Approach: $2,100,000.00
Income Approach:      N/S

Final Indicated Market Value: $1,946,000.00
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PURPOSE OF THE APPRAISAL

The purpose of the appraisal is to estimate the market value of the fee simple*1 interest in the subject
property, which is located in Great Mills, St. Mary’s County, Maryland as of February 16, 2024.    The
intended use of the appraisal is to establish the market value of the subject property to be used for
Program Open Space Conversion.  The intended users of the appraisal report are the officers and
representatives of the Commissioners of St. Mary’s County and their appropriate assignees.  

Market Value1

The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in other
precisely revealed terms, for which the specified property rights should sell after reasonable exposure in
a competitive market under all conditions requisite to a fair sale, with the buyer and seller each acting
prudently, knowledgeably, and for self-interest, and assuming that neither is under undue duress.

"The most probable price which a property should bring in a competitive and open market under all
conditions requisite to a fair sale, the buyer and seller each acting prudently, knowledgeably, and
assuming the price is not affected by undue stimulus.  Implicit in this definition is the consummation of
a sale as of a specified date and the passing of title from seller to buyer under conditions whereby:

a. the buyer and seller are typically motivated;
b. both parties are well informed or well advised, and each acting in what they consider their

own best interest;
c.  a reasonable time is allowed for exposure in the open market;
d. payment is made in terms of cash in U.S. dollars or in terms of financial arrangements

comparable thereto; and
e. the price represents the normal consideration for the property sold unaffected by special

or creative financing or sales concessions granted by anyone associated with the sale."

Value As Is2

The value of specific ownership rights to an identified parcel of real estate as of the effective date of the
appraisal; relates to what physically exists and is legally permissible and excludes all assumptions
concerning hypothetical market conditions or possible rezoning.

Fee Simple Estate3

Absolute ownership unencumbered by any other interest or estate, subject only to the limitations imposed
by the governmental powers of taxation, eminent domain, police power, and escheat.

     1Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th ed. (Chicago: Appraisal Institute, 2022), 141.

     2Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th ed. (Chicago: Appraisal Institute, 2022), 13.

     3Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th ed. (Chicago: Appraisal Institute, 2022), 90.

9



UNDERLYING ASSUMPTIONS AND LIMITING CONDITIONS

Identification of the Property:  The legal description given to the appraiser is found in the land
records or tax maps of the appropriate County and  is presumed to be correct or has been confirmed by
a survey performed by a registered land surveyor.  The appraiser assumed no responsibility for such a
survey or for encroachments or overlapping that might be revealed thereby.  

The appraiser renders no opinion of legal nature, such as to ownership of the property or condition of the
title.

The appraiser assumed the title to the property to be marketable, that the property is an unencumbered
fee, and that the property does not exist in violation of any applicable codes, ordinances, statutes, or other
governmental regulations.  

Any other plats, maps or drawings shown in this report may show approximate dimensions and may not
be drawn to scale.  These are included strictly to assist the reviewer of this report in visualizing the
property.  Although I have made a physical inspection of the property, no precise survey was made by
this appraiser.  

Unapparent Conditions:   The appraiser assumed that there are no latent defects or unapparent
conditions of the property, subsoil or structures which would render it more or less valuable than
otherwise comparable property.  The appraiser assumed no responsibility for such conditions, or for
engineering which might be required to reveal such things.  

Information and Data:  Information and data supplied to the appraiser by others, and which have been
considered in the valuation, are from sources believed to be reliable, but no further responsibility is
assumed for its accuracy.  

Use of the Appraisal:  Possession of the appraisal report or a copy thereof does not carry with it the
right of publication.  It should be considered a privileged document.  The appraisal report may not be used
for any purpose except substantiation of the value estimated without written permission from the
appraiser.  All valuations in the report are applicable only under the stated program of Highest and Best
Use, and are not necessarily applicable under other programs of use.  The valuations of a component part
of the property are applicable only as part of the whole property.  

Court Testimony:  Testimony or attendance in Court by reason of this appraisal, with reference to the
property in question, shall not be required without prior agreement.   It is assumed that current economic
conditions will remain reasonably stable into the foreseeable future without major fluctuations both
upward or downward in the overall economy. 

A diligent effort was made to verify each comparable sale used in the evaluation process in this report. 
However, since many of the sellers or purchasers are from areas outside of the immediate locality, or no
agent could be contacted within a reasonable time for the completion of this report, certain sales may not
have been verified through communication with the purchaser or seller.  
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UNDERLYING ASSUMPTIONS AND LIMITING CONDITIONS

Unless otherwise stated in this report, the existence of hazardous substances, including without limitation
asbestos, polychlorinated biphenyl, petroleum leakage, or agricultural chemicals, which may or may not be
present on the subject property, were not called to the attention of, nor did the appraiser become aware of
such during the appraiser's inspection.  The appraiser has no knowledge of the existence of such materials
on or in the property unless otherwise stated.  The appraiser, however, is not qualified to test for such
substances.  The presence of such hazardous substances may affect the value of the property.  The value
estimated herein is predicated on the assumption that no hazardous substances exist on or in the property,
or in such proximity thereto, which would cause a loss in value.  No responsibility is assumed for any such
hazardous substances, nor for any expertise or knowledge required to discover them.

It is assumed by this appraiser, unless otherwise noted in this appraisal report, that there do not exist any tidal
or non-tidal wetlands that will hinder the overall development of the subject parcel.  

The Americans with Disability Act (ADA) became effective January 26, 1992.  The appraiser has not made a
specific compliance survey and analysis of this property to determine whether or not it is in conformity with
the various detailed requirements of the ADA.  It is possible that a compliance survey of the property, together
with a detailed analysis of the requirements of the ADA could reveal that the property is in non-compliance
with one or more of the requirements of the act.  If so, this fact could have a negative effect upon the value
of the property.  Since the appraiser has no direct evidence relating to this issue, possible non-compliance with
the requirements of ADA was not considered in estimating the value of the property.

Extraordinary Assumption:  It is assumed by this appraiser that economic conditions, in terms of overall
economic activity levels, interest rates and trends will remain relatively consistent and similar to those existing
for similar type properties as of the date of this report.  It is noted that interest rates are increasing somewhat
at time of valuation, however, it is assumed by this appraiser that these will not be substantial enough to
impact the overall valuation and continuing use of the subject property as of the date of this report.

Extraordinary Assumption: It is assumed by this appraiser that all structural and mechanical components
associated with the subject property have been well maintained and are functioning properly, unless otherwise
noted in this report.

Extraordinary Assumption: It is assumed by this appraiser that information obtained as to the specifications
of the various improvements located on the subject property is an accurate portrayal of the improvements
located on the property.

Extraordinary Assumption: It is assumed by this appraiser that the subject property will be granted concurrent
cross parking easements to the adjoining parking lot that is concurrently owned by the St. Mary’s County
Government.

Extraordinary Assumption: It is assumed by this appraiser that if any of the above referenced extraordinary
assumptions change, then the value within this report may be subject to change.

Extraordinary Assumptions/Hypothetical Conditions: It is assumed by this appraiser that the use of the
extraordinary assumptions and hypothetical conditions might have an affect on the assignment results. 
However, this appraiser is not required to report on the impact of the extraordinary assumptions and
hypothetical conditions on assignment result.
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SCOPE OF THE APPRAISAL

The purpose of this analysis is to provide an appraisal using the known conventional and accepted
appraisal processes, practices and traditional approaches in existence as of the date of the valuation. 
Additionally, it is intended within the scope of this appraisal to report that the prepared appraisal be in
conformity with the requirements of the Code of Professional Ethics and Standards of Professional
Appraisal Practice of the Appraisal Institute.

This appraiser, within the scope of the appraisal, will endeavor to arrive at a Market Value of the subject
property using the three traditional approaches to value as outlined in the Valuation section of this report. 
Additionally, this appraiser will make a detailed investigation of the subject property and will report any
actual or suspected evidence of environmental hazards or contaminants relative to the subject property. 

Included in the scope of the appraisal will be the overall valuation of the subject property as real property,
as well as any fixed improvements, excluding, unless otherwise mentioned, any and all trade fixtures
located on the property.  

Further included within the scope of the appraisal report, this appraiser will analyze the subject property
in comparison to comparable sales or leases that have been found in the marketplace and have transpired
within the past several years.  Additionally, this appraiser will research the history of the subject property
for the prior three years and report any transfers or transactions involved on the subject property that
may offer any insight as to the overall Market Value of the property.  

In summary, the scope of this appraisal includes, but is not limited to

- an inspection of the subject improvements and site which are the subject of this appraisal
assignment;

- the searching, collection, verification, and analysis of relevant data;

- the Highest and Best Use conclusion;

- the consideration of the Cost, Income Capitalization and Sales Comparison Approaches
to Value and the implementation of the applicable approaches for estimating the market
value of the property as a whole; and

- the reconciliation of the applicable approaches to value and the final estimate of market
value.
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ENVIRONMENTAL STATEMENTS

The market value conclusion in this report is based upon the presumption that there are no conditions of
environmental concern which affect the value of the subject property, including, but not limited to,
hazardous or toxic wastes, wetlands, buried storage tanks, PCB's, and radon gas.

During my physical property inspection on February 16, 2024  I did not observe any signs of potential
problems.  However, as I have no expertise in environmental matters, I strongly recommend that any
related questions or concerns be evaluated by a qualified expert prior to finalizing decisions regarding the
subject property.

SITE IDENTIFICATION

The subject parcel has an official street address of 21100 Great Mills Road, Great Mills, Maryland 20634. 
The subject property is located in the Eighth (8th) Election District of St. Mary’s County.  The Assessor’s
designation is Tax Map 51, Grid 13, Part of Parcel 34.  Also, the census tract assigned to the subject
property is 8759.04.

DATE OF APPRAISAL

The estimated value within this appraisal is as of February 16, 2024,  the date the property was inspected
and photographed.

LEGAL DATA

Ownership to the subject parcel in its entirety is currently vested in the name of the Board of County
Commissioners for St. Mary’s County.  The deed indicating this ownership was duly recorded in the St.
Mary’s County Land Records at Liber 1500, Folio 439 on January 24, 2000.  A copy of this deed is found
in the Addendum of this report.

SALES/RENTAL HISTORY

In accordance with the Appraisal Institute, as well as the Uniform Standards of Professional Appraisal
Practice of the Appraisal Foundation, this appraiser has researched transfers of the subject property for
the prior 3-year period and has noted no transfers during this period of time.  In reviewing the Bright
Multiple Listing Service (Bright MLS), the subject property was not currently listed for sale or lease.  It
should be noted that the most recent transfer of the subject property on the parent parcel, which contains
16.246 acres, occurred on January 24, 2000.  The reported purchase price at that time of $925,000.00.

APPRAISAL SERVICE HISTORY

In accordance with the 2024 Uniform Standards of Professional Appraisal Practice of the Appraisal
Foundation, this appraiser acknowledges that this company has performed no services, as an appraiser
or any other capacity, regarding the property that is the subject of this report within the three year period
immediately preceding acceptance of this assignment.
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ZONING

The subject property is currently zoned RH or Residential, High Density District.  The purposes of this
district is intended to provide opportunities for high-density residential development, accessory uses and
higher intensity residential services.  The base density within the RH zone is 10 units per acre.  

Permitted uses within the RH Zone include, but are not limited to farmer’s markets, road side stands,
single-family attached dwellings, detached dwellings, multi-family dwellings, group homes, daycare
facilities, churches, synagogues, schools, to name but a few.  For a complete list of the permitted uses
within the RH zone, please refer to the Permitted Uses found in the Addendum of this report.

The subject property in its current configuration as community pool facility, which has operated as such
since 2004, should be considered a legal and conforming use under the current zoning.

UTILITIES

The subject property is serviced by both public water and public sewer as supplied by the Metropolitan
Commission of St. Mary’s County (METCOM).  

Electricity is furnished by the Southern Maryland Electric Coop. (SMECO).  Local telephone service is
available through Verizon, with long distance service available through a number of competitively priced
long distance phone companies.
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ZONING MAP - ENTIRE PARCEL
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LAND USE MAP - ENTIRE PARCEL
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WATER/SEWER MAP - ENTIRE PARCEL
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ASSESSMENTS

Current assessments on the parent parcel, which is a part of the subject property of this report, as of the
date of this appraisal report, are as follows:

Tax Account No. 08-047847
Tax Map 51, Grid 13, Parcel 34
Assessed as 16.246 acres of land, more or less, and improvements.

Land $3,433,000.00
Improvements $   826,900.00
Total $4,259,900.00

The subject property is currently assessed in the name of Board of County Commissioners for St. Mary’s
County, P.O. Box 653, Leonardtown, Maryland   20650-0653.

The subject property is currently tax exempt.  However, the current tax rate in the Eighth (8th) Election
District of St. Mary’s County is $1.0568 per $100.00 of assessed value.  This $1.0568 is inclusive of all fire,
County, and State taxes associated with real estate tax revenues.  The real estate property taxes in St.
Mary’s County, as in other portions of Maryland, are based on a tri-annual assessment period with base
values of properties re-assessed every 3 years and increasing during this period of time based on market
rates, which in the past have typically ranged from 6 to 8 percent, but can increase upward to a 10
percent cap.  Tax rates on the subject property are deemed to be typical of other properties located in
the St. Mary’s County region and are not deemed to be excessive.  
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REGIONAL ANALYSIS

The appraised property is located in St. Mary’s  County, part of Southern Maryland which is composed of the state’s
southernmost counties on the Western Shore of the Chesapeake Bay and includes all of Calvert, Charles and St.
Mary’s counties and the southern portions of Anne Arundel and Prince George’s County.

Sub-Regional Analysis

Southern Maryland is an unofficial, three County region consisting of Charles, Calvert and St. Mary’s Counties.  This
area is one of the wealthiest and fastest growing areas of the Country. 

Unemployment rates in this area are as follows:

Area Time Period Unemployment Rate

United Sales of America November 2022 3.7%

Maryland July 2022 3.9%

Calvert County November 2022 2.9%

Charles County November 2022 3.5%

St. Mary’s County November 2022 3.1%

(Bureau of Labor Statistics)

As of the most recent census, the population in the Charles, St. Mary’s and Calvert Counties of Southern Maryland
population was estimated as follows:

Census Data

Area 2022
Population

2027
Population

Charles 170,103 174,838

St. Mary’s 115,234 116,979

Calvert 93,244 94,346

*Esri forecasts for 2022 and 2027
 

Income levels for the three Southern Maryland Counties are summarized below:

County Median Household
 Income

Per Capita Income No. of Housing Units Median Home Value

2022 2027 2022 2027 2022 2027 2022 2027

Calvert $116,849 $127,811 $ 53,229 $ 60,333  36,117  36,700 $395,834 $418,929

Charles $109,741 $118,900 $ 50,198 $ 56,974  63,659  65,763 $345,069 $361,107

St. Mary’s $ 96,481 $109,168 $ 47,460 $ 54,753  46,441  47,445 $346,451 $369,601

*Esri forecasts for 2022 and 2027
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ST. MARY’S COUNTY ANALYSIS

The subject property is located in St. Mary's County, Maryland.  St. Mary's County is located in the extreme south-
central section of Maryland, situated on the western shore of the Chesapeake Bay and the Eastern Shore of the
Potomac River.  This county is a peninsula bounded as follows:

On the north and northeast by the Patuxent River, on the east by the Chesapeake Bay, on the south/southwest
by the Potomac and St. Mary's Rivers, and on the west by the Wicomico River and Charles County.  St. Mary's
contains approximately 365 square miles of land area and has about 400 miles of shoreline on four rivers and the
Chesapeake Bay.  The County is predominantly rural in nature, and a considerable amount of its land is wooded
and undeveloped.  The land in the lower peninsula, south of Lexington Park, is considerably lower in elevation and
is more marshy, in general, than other areas of the County.

The county is situated 53 miles south of Washington, D.C.; 85 miles south of Baltimore and 101 miles northeast
of Richmond.  Distances to other major east coast cities are :

New York, NY 281 miles
Boston, MA 487 miles
Philadelphia, PA 181 miles
Pittsburgh, PA 274 miles

Major roadways in St. Mary's County include, Maryland Routes 235/5, and 2/4; the former are north/south
connectors.  The latter are east/west connectors.  The public road systems throughout the County are maintained
with macadam hard surfaces and are rated from average to good.  Freight transportation to and from the County
is by truck, since there is no major rail service at this time supplying the St. Mary's County area.

20



ST. MARY’S COUNTY ANALYSIS - Continued

There are plans for a rapid rail system to connect St. Mary's County to the major employment centers of
Washington and Baltimore.  The closest railroad service is located in Waldorf, Charles County and the County  is
serviced by 48 freight carriers and 16 local couriers.  The Port of Baltimore is within two hours travel time.  The
general area is served by three major airports being Dulles International, Washington National, and Baltimore-
Washington International.  These three airports are within one to one and one half hours driving time.  There is
a local airport named the St. Mary's County Airport (Captain Walter Francis Duke Regional Airport).  A new Air
Carrier Terminal was completed in 1999 and the County had hoped to establish commuter air service to and from
at least Baltimore-Washington International Airport (BWI).  However, these plans have been delayed because of
difficulty in lengthening existing runways.  This airport is located in the Hollywood area and is centrally located to
service the needs of most of the St. Mary's County region.

Leonardtown, the County Seat, and Lexington Park are the two largest towns in the County.  The population of St.
Mary's County was estimated as of 2022 to be approximately 115,234, increasing to 116,979 by 2027 per Esri
forecasts.

St. Mary's County is divided into nine Election Districts and is governed by a Board of Commissioners (five
members).  Zoning is controlled by the Board and is supervised by an appointed zoning administrator.  Real estate
tax assessment is based on 100 percent of market value.  The current tax rate in the various election districts or
jurisdictions ranges from $1.0168 to $1.0698 per $100.00 of assessed value, depending on the fire taxes associated
with each tax district, which range from a low of $.024 to a high of $.056 per $100.00 of assessed value.  In
addition, these tax rates are somewhat lower than both Charles and Calvert Counties.

Public schools in St. Mary's are considered adequate with there being approximately 17,480 students (estimated
as of 2022) in 18 elementary, 1 public charter, 4 middle, 3 high schools, 1 career & technology center and 1
Fairlead Academy.  There are also numerous private and parochial schools with a co-ed parochial high school.  St.
Mary's County is also the home of St. Mary's College of Maryland, a nationally ranked, four year liberal arts state
honors college.  St. Mary's College has an enrollment of 1,510 students (fall 2020).  The College of Southern
Maryland has a major presence in the County at its Leonardtown campus.  The County and State have recently
established the Southern Maryland Higher Education Center which offers graduate level courses in several fields
including science, business, health and education.  The University of Maryland, Towson State and the College of
Notre Dame (Baltimore, MD) are reported to participate.

The median household income in St. Mary’s County is currently estimated at $96,481 for 2022, projected to
increase to $109,168 by 2027.  The average home value in 2022 was estimated to be $346,451, increasing to
$369,601 by 2027, and the per capita income was estimated to be $47,460 in 2022, and estimated to increase to
$54,753 by 2027.  
 
The Naval Air Station (NAS) Patuxent River was commissioned on April 1, 1943, in an effort to centralize air testing
facilities established during the pre-World War II years.  Patuxent River Naval Aircraft Division is the foundation
of economic stability and primary source for future growth in St. Mary’s County.  In 1992, the Naval Air Warfare
Center in Washington, D.C. chose to consolidate all of the operations and procurement for the U.S. Navy’s aircraft
program at Pax River.  Base Realignment and Closure Plans were completed again in 1993, 1995, and 2005 and
each time the base came through stronger and better positioned.
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ST. MARY’S COUNTY ANALYSIS - Continued

Base management was encouraged to run the operation as a for-profit service company and secure outside
revenue.  The base has created an influx of aviation and technology companies, including contractors, who in turn
are utilizing the resources and services by outsourcing back to Pax River.  Pax River Air Station clients include:

< U.S. Coast Guard
< The Department of Transportation
< U.S. Army
< Lockheed Martin
< Caterpillar
< Boeing

The following Naval Divisions were transitioned to Pax River:

< Naval Air Test Center, West Warminster, PA
< Naval Air Development Center, West Warminster, PA
< Naval Air Engineering Center, Lakehurst, NJ
< Naval Air Propulsion Center, Trenton, NJ
< Naval Avionics Center, Indianapolis, IN
< Acquisition Management, Crystal City, MD

The Patuxent River Naval Air Station is a $2.2 billion facility, with a 8.7 million square feet of facilities and 22,200
personnel.  Since 1992, $600 million has been invested in new infrastructure.  Pax River promises to grow with the
addition of programs to include the Joint Strike Fighter (F-35), the Multi-Mission Marine Aircraft (MMA), Presidential
Helicopter (VXX), and the Unmanned Aerial Vehicle.  Pax River has also been the site for development and testing
of large programs like the F/A-18 Super Hornet, the V-22 Osprey and many others.

Pax River is responsible for providing the following services to the air platforms for the U.S. Navy:

< Research and Development
< Testing and Evaluation
< Engineering
< Fleet Support and Maintenance

The U.S. military involvement in the Middle East has brought attention to the dominant role of the Naval Air
System’s Command in the U.S. defense program.  Many of the weapons features in the Gulf War and Desert Storm,
such as unmanned aircraft, lasers, and Military Defense Shield concepts are developed at Pax River.  Aircraft
launched from carriers are the exclusive domain of the Naval Air Warfare Center, and this has been the lead
military strategy, both in terms of research and development and deployment.

More significant is the potential for creation and development of  successful prototypes that can be marketed to
the Navy, and others.  For example, the Joint Strike Fighter aircraft, which the Navy, Marine Corps, the Air Force,
Britain, Canada, Norway, Netherlands, and Denmark would all use, is being tested at Pax River.  The contract to
produce this aircraft would be the largest defense contract in history and could total $330 billion.  The Marine
Corp’s top two aircraft programs, the V22 Osprey and the Triple A (Advanced Amphibious Assault Vehicle), have
recently been under development at Pax. 
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ST. MARY’S COUNTY ANALYSIS - Continued

Also as a result of the growth of the Patuxent River Naval Air Station there has been significant growth in the “High
Tech” sector of St. Mary’s County.   These high tech firms are predominantly located in the Lexington Park area
in major business parks that include Wildewood, Lexington Park Corporate Center, Exploration, Expedition, Willows
Run and Pine Hill.  

As of 2020-2021, it was reported that the defense contractors supporting base were estimated to be:

• Boeing   450 • General Dynamics  600
• Smartronix 250 • DynCorp International 1,020
• Engility 500 • BAE 645
• Sikorsky 280 • PAE Applied Technologies 500
• Sabre Systems, Inc. 235 • Kbrwyle 700
• CACI  280 • Northrop Grumman/PRB 415
• SAIC 515 • Booz-Allen & Hamilton 400
• J.F. Taylor, Inc. 475 • Lockheed Martin 470
• Precise Systems 250 • MIL 245
• AMEWAS 220

Largely due to these companies, unemployment has remained significantly lower than either U.S. or Maryland
levels, being only 3.1% as of November 2022.

The Patuxent Naval Air Station at Lexington Park is, by far, the largest single employer of the County with over
20,000 employees (2022) with 2,400 active duty, 9,100 federal employees, 9,500 defense contractors, and 420
non-appropriated fund employees. In recent years, a number of civil engineering contractors associated with
military technologies have located in and around the area of the Patuxent Naval Air Station.  This trend is expected
to continue due to closures and realignment of the military expected to take place in the future.  

In response to the need for highly skilled workers, the U.S. Department of Labor awarded the St. Mary’s County
Board of Commissioners a $500,000 grant in 2000 to spearhead a regional employment-training program to
address the shortage of skilled workers in demand by the high tech, health care and business centers now located
in St. Mary’s County. 

This training grant supplements the educational opportunities currently provided by the Southern Maryland Higher
Education Center, which offers 35 masters degree programs in cooperation with Johns Hopkins University,
University of Maryland, George Washington University, and Bowie State and Towson State Universities, and the
nationally-ranked liberal arts education available from St. Mary’s College of Maryland.

Even with its considerable growth, St. Mary's County has retained a significant rural character.  The Chesapeake
Bay and its tributaries offer excellent areas for recreational activity,  particularly for water sports, fishing, sight-
seeing, and extensive park systems.  Point Look-Out is the largest park, and numerous other local and
neighborhood parks are available through the Parks and Recreational facilities of St. Mary's County.

As a result of recent growth, St. Mary's County has changed its overall economic character considerably, changing
from an agricultural and aquacultural orientated  society which dealt to a large extent with farming, commercial
fishing, crabbing and oystering, to a more cosmopolitan type of community with major employment opportunities
now located in the government positions offered by the local and state governments, as well as the federal positions
at the Patuxent Naval Air Stations and its various military support systems and bases.

23



ST. MARY’S COUNTY ANALYSIS - Continued

Additionally, employment opportunities in the private sector have also increased dramatically.  A large number of
employment positions are available in the retail, office and clerical sectors, as well as professional sectors of the
County economy as well.  Industrial growth, itself, in the County has been relatively slow and no major influx of
large industrial users in the County are expected in the near future.  

Commercial growth and office orientated growth has been strong and consistent in the past.  These trends are
expected to continue as every greater commercial requirements are needed to meet the expanding residential basis
of St. Mary's County.

However, because of the somewhat lesser growth patterns in comparison to adjoining counties community, it
appears that St. Mary's County will better be able to plan for the upcoming growth, and not be subject to the 
gridlock of other rapidly developing areas.  The County itself has retained its rural character and has been a
desirable place to live for a number of years.  This trend is expected to continue into the foreseeable future.

Note: For further demographics and other various St. Mary’s County data, refer to the addendum of this report.

24



COUNTY MAP

25



NEIGHBORHOOD ANALYSIS

A neighborhood is a group of complementary land uses.  There are three major topics to be considered
in neighborhood analysis.  They are:

(1) Purpose
(2)  Boundaries
(3)  State of Change

The purpose of neighborhood analysis is to identify an area and the degree to which the economic, social,
governmental and environmental (physical) forces impact the subject property and all other properties
alike.  In other words, once one or more of the four great forces vary in impact from the subject to other
properties in the area, a boundary of the subject neighborhood has been crossed.  consequently, the
boundaries of the neighborhood must be identified so that the appraiser can property select comparable
data for utilization in both highest and best use analysis and the appropriate approaches to value.

Even though the economic, social, and governmental forces can set neighborhood boundaries, physical
boundaries are typically in discussion.  These boundaries may coincide with changes in prevailing land use,
occupant characteristics, or physical characteristics such as structures, street patterns, terrain, vegetation
and lot sizes.  Because changes in natural or physical features often coincide with changes in land use,
transportation arteries (e.g. highways, major streets, and railroads), bodies of water (e.g., rivers, lakes,
and streams), and changes in elevation (e.g., hills, mountains, cliffs, and valleys)  often represent
significant boundaries.

Neighborhoods are always changing even though short-term changes are generally not obvious.  The
cycles which all neighborhood go through are growth, stability, decline, and revitalization.  It is extremely
important for an appraiser to accurately determine the cycle that the subject neighborhood is in as this
is the basis for an estimate of remaining economic life (REL) for use in highest and best use analysis and
application of the appropriate approaches.

The subject property is located off the east side of Great Mills Road, approximately 2 miles south of its
intersection with Maryland Route 235 and 1.15 miles from its intersection with Point Lookout Road, in the
unincorporated town of Great Mills, Maryland. The immediate neighborhood of the subject property is
described as the commercial/office area bordering both sides of Maryland Route 235 running from
Maryland Route 2/4 to the north to Maryland Route 246 to the south, a distance of approximately 5 miles. 
The subject property is located in the northern portion of this area.

The Patuxent Naval Air Test Center, a principal test site for advanced Naval aviation weapons systems,
is the largest economic influence in the County.  Other satellite installations,  in St. Mary's County and the
adjacent counties of Charles and Calvert include the Naval Electronic System Engineering activity in St.
Indigoes, the Naval Research Laboratory in Chesapeake Beach, the Naval Surface Weapons System Center
in Solomons and the Naval Ordnance Station in Indian Head.
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NEIGHBORHOOD ANALYSIS - Continued

Maryland Route 235, which is the fronting road along the subject property, is the main arterial highway
through the County.  Its alternate, Maryland Route 5, leads to U.S. Route 301 in Charles County, and to
Routes 2/4 in Calvert County, via the lower Patuxent River Bridge.  The commercial area between
Lexington Park and the unincorporated community of California, several miles to the north of the
appraised property, has had the greatest amount of new development of any area of St. Mary's County
in recent years.

Great Mills Road (Maryland Route 246) runs from Three Notch Road (Route 235) west to Route 5.  There
is a mixture of commercial and residential property all along Great Mills Road.  Until recently, there were
numerous large parcels of undeveloped land along Great Mills Road between St. Mary's Square and the
intersection with Chancellor's Run Road, about 2 miles to the southwest.  During the past four years,
development of this are has accelerated with the construction of office buildings, a nursing home, mini-
warehouses, a modular home park, apartments, and a major grocery store.  As development activity has
increased, the available land in the prime commercial area has been absorbed.

The older retail commercial development for the Lexington Park area is centered around the entrance to
the Naval Air Station at the intersection of Routes 235 and 246 (Great Mills Road).  There are two major
shopping centers within ½ mile of this intersection with a chain grocery, drug and discount stores. 
Several fast food restaurants, automobile dealers, furniture stores and service stations are among the
other businesses scattered along both Routes 246 and 235.  As a response to the rapid growth in defense
industries in the County, there have been several new office buildings constructed in recent years in the
neighborhood surrounding the Test Center.

The recent developments have accompanied the expansion of the commercial area northward along Route
235 into the California area.    Rapid growth of the defense industry has spawned several office buildings
in this area, as well as two new shopping centers with major tenants, in addition to smaller shops.  The
most recent development in the California area is the First Colony commercial and residential development. 
This development is to consist of 1,034,500 square feet of commercial space, plus 400 residential dwelling
units.  This development is situated on 227.4 acres of land situated near the southwest corner of Maryland
Route 235 and Maryland Route 4.  Major occupants of this PUD are Target, Lowes, Giant and Staples.

A major new apartment development located in the neighborhood of the subject property is located just
north of the subject in the Wildewood community.  New additions to the First Colony PUD include a Best
Buy, a Ross, a PETCO and a BJ’s.

Leonardtown, the center of St. Mary's County Government, is located about 10 miles northwest of the
neighborhood.  Commercial development in this community is limited to apartments, offices and old retail
stores that offer a limited variety of merchandise.  St. Mary's City, the locale of a four-year college, is
about 10 miles to the south and is being rebuilt as an historic tourist center.
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NEIGHBORHOOD ANALYSIS - Continued

Public schools that serve the area include Greenview Knolls Elementary, Esperanza Middle and Great Mills
High School.  There are several private and parochial schools which serve the area, including Little Flower
School, Saint Michaels, and St. Mary's Ryken, the local Catholic High School.

In terms of overall development, the Maryland Route 235 corridor remains the major thrust of most new
retail and office development.  The office market, however, is over improved due to the governmental
cutbacks and vacancy levels are close to 30% in the southern St. Mary’s County area.  In terms of retail,
there is a new center being developed at the Maryland Route 235 and St. Andrews Church Road
intersection and several smaller 2 to 3 unit retail facilities just north of the subject property.

In terms of economic conditions within the neighborhood as of the date of this appraisal,  these have been
relatively good over the past 5 to 6 years due to relatively low interest rates in the marketplace and an
overall improvement in the general economy.  Interest rates over the past 12 to 18 months, however,
have increased substantially due to inflationary pressures which at least in the short term have slowed
demand, particularly in the residential sector.  Pricing, however, appears to have remained relatively
constant due to low inventory of most categories of real estate.  If interest rates decline, as a number of
economists are suggesting through 2024 into 2025, then ultimately interest rates should return to
stabilized market levels in the neighborhood, and demand and pricing should return to historic levels.
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PROPERTY LOCATION

The subject property is located off of the south side of Great Mills Road, approximately ¼ mile west of
its intersection with Chancellor’s Run Road.  Maryland Route 246 (Great Mills Road) is considered the
major east/west bisector of this portion of St. Mary’s County and affords the subject property access to
population and employment centers in southern St. Mary’s County as well as to the Patuxent Naval Air
Station, approximately 2 miles east of the subject property, which is the single largest employer in St.
Mary’s County.  The subject is also within several miles of Maryland Route 235 (Three Notch Road) and
within approximately 1 mile of Maryland Route 5 (Point Lookout Road), both of which are major
north/south arterial systems located in the southern portion of St. Mary’s County.  The subject property
is within relatively easy commuting distance of Leonardtown, the County Seat of St. Mary’s County,
approximately 10 miles to the north, and although a distant commute, is deemed to be within commuting
distance to metropolitan areas to the north of the neighborhood, particularly Annapolis and Washington,
D.C. market areas with average commuting times from 1 hour to 1 hour 30 minutes.
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PROPERTY DESCRIPTION

According to the Assessment Records of St. Mary’s County, the parent parcel in its entirety contains a total
of 16.246 acres of land, more or less.   According to plats herein provided, the subject property of this
report with be a part of this property and the rear portion thereof which contains a total of 5.1152 acres
of land, more or less.  This property is irregularly shaped and has access to Great Mills Road from the
concurrently owned front portion of the parent parcel.  The subject has a level to slightly rolling
topography and for the most part the subject property is on grade with the surrounding properties.  The
subject was found to be a predominantly cleared tract of land, though there are some trees located on
the western periphery used for shade and decorative purposes.  Public water and sewer, as supplied by
the Metropolitan Commission of St. Mary’s County (METCOM) are connected the subject property.

Soil types associated with the subject property are predominantly Beltsville silt loam (B1B2) and  Cut and
fill land (Cu).

No adverse easements or encroachments were observed other than the standard utility easements that
would affect the overall valuation of the subject property.  It should be noted that the subject property
does not lie within a HUD designated flood plain as delineated on FEMA Map No. 24037C0326F, Zone X,
dated November 19, 2014.  It should also be noted that the subject property currently lies in an area
governed by a governmental census tract study.  The census tract assigned to the subject property is
8759.04..

A detailed legal description of the subject property may be found in the St. Mary’s County Land Records
at Part of Liber 1500, Folio 439.  It is further described as being found on the St. Mary’s County Tax Maps
at Map 51, Grid 13, Part of Parcel 34.
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PLAT MAP
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SITE LOCATION MAP
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TOPOGRAPHICAL MAP
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AERIAL MAP
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FLOOD MAP/CENSUS
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SOIL MAP
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IMPROVEMENTS

The subject property is improved by an indoor bubble pool facility with attached pool house and locker
rooms as well as a mechanical/ utility building.  According to the Assessment Records of St. Mary’s
County, these improvements were built in 2004.  The pool house/locker room facility is finished in a
combination of brick and stucco siding, has a composition shingle roofing system and is built on a
reinforced slab foundation.  The interior is divided into a reception area, small office, staff changing room
facility as well as a life guard and first aid room that then leads through a covered and enclosed vestibule
with pressure sealed doors and turnstile into the enclosed bubble in-ground pool area.  Directly behind
this is the mechanical/utility building that contains a total of approximately 541 square feet.  This is of
block and vinyl sided construction, has a composition shingle roof and encloses the mechanical systems
associated with the pool chlorination and other pool equipment.   The in-ground pool has overall
dimensions of approximately 75' by 80' and the swimming areas have overall dimensions of approximately
20' by 66' in the wading pool/handicap area, with total square footage of approximately 7,320 square feet. 
  The pool is of *** or  gunite construction and tile finishes.  The deeper end features a maximum depth
of 5' while the wading/handicap area is approximately 3' (+/-).  Overall condition of the improvements,
which appear to have been well maintained, should be considered in good condition.

Site improvement include approximately 650' of chain link fencing, exterior paved patio area, landscaping
in the form of grassed and shrubbed lawn areas as well as approximately 10,000 square feet of paved
parking and access driveway systems and concrete curbing.  Additional site improvements include exterior
lighting and sidewalks along the front portion of the pool building facility.    Overall condition of site
improvements should be rated as average to good.

It should be noted that site improvements in terms of parking, based on the subject property, are deemed
to be inadequate to service the facility as currently designed and it is assumed and expected by this
appraiser that concurrent parking will occur on an adjoining parking lot currently owned by the St. Mary’s
County Government.  
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PHOTOGRAPHS OF THE SUBJECT PROPERTY
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PHOTOGRAPHS OF THE SUBJECT PROPERTY
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PHOTOGRAPHS OF THE SUBJECT PROPERTY
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HIGHEST AND BEST USE

Highest and Best Use is defined as:

"The reasonably probable and legal use of vacant land or an improved property, which is
physically possible, appropriately supported, financially feasible and that results in the highest
value.  The four criteria that highest and best use must meet are legally permissible, physically
possible, financially feasible, and maximally productivity".4

The highest and best use of a property is concluded after each potential use has been tested using the
four criteria.  The use that fulfills the four criteria and maximizes value is the highest and best use.  A
distinction is made between the highest and best use of the land or site as though vacant and the highest
and best use of the property as improved.  Highest and best use of the land or site as though vacant may
be the existing use, a projected development, a subdivision, an assemblage, or speculative holding.  The
highest and best use of a property as improved may be continued maintenance, renovation, rehabilitation,
expansion, adaptation or conversions to another use, partial or total demolition, or some combination of
these alternatives.

Implied within these definitions is recognition of the contribution of a specific use to the community
environment or to community development goals, in addition to the maximization of profit to individual
owners.

In the practice of appraisal, the concept of Highest and Best Use represents the foundation from which
value is based.  In its most strict interpretation, the most probable sales price (market value), another
appropriate term to reflect Highest and Best Use would be its most likely and probable use.  However, in
regard to investment value, an additional alternative term for Highest and Best Use would be that use
which would generate the most profitable returns.  The Highest and Best Use of a property is that use
which will generate in terms of dollars the highest net return to the owner while producing the highest
present worth amongst many flexible usages that are either legally permissible, feasible or capable of
occurring within a reasonable period of time.

In determining the Highest and Best Use of the subject site, it is necessary to study four factors; these
are, the legality of use, the physical adaptability of the site to particular usages, as well as the
marketability and feasibility of the development.  In the final analysis of Highest and Best Use and at the
ultimate conclusion arrived at via the study, the Highest and Best Use will reflect, in this appraiser's
opinion, the optimum combination of the aforementioned factors.

The subject property is currently part of a larger parent parcel containing 16.246 acres, more or less.  The
parent parcel in its entirety is currently zoned RH or Residential, High Density.  The subject property of
this appraisal contains 5.1152 acres of land, more or less, and is currently being used as an indoor
swimming pool facility as previously described for community use and should be considered a conforming
use under the current zoning and would meet the minimum criteria in terms of legality under highest and
best use.

     4Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th ed. (Chicago: Appraisal Institute, 2022), 109.
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HIGHEST AND BEST USE - Continued

Were the property vacant, the subject property, based on current access, would be developed in
conjunction with the parent parcel as a whole which is currently zoned RH or Residential High Density
zone.  The base density without the purchase of additional TDRs for enhanced density allows for a base
development envelope of 10 units per acre.  As such, the parent parcel as a whole would have the
availability for development into potentially 162 residential units and the subject property of this report,
which contains 5.1152 acres, would have the availability for development into potentially 51 units of
residential development density.

In terms of overall access, the current access to the subject property would be via concurrently owned
residual portions of the parent parcel or potentially an access leading from the Great Mills High School
property which is also owned by the St. Mary’s County Government.  However, the most feasible and
developable access would be from Great Mills Road through the residual portions of the property. 

As such, it is this appraiser’s opinion that the highest and best use of the property in terms of the base
zoning would be its ultimate development for residential high density purposes for either single-family or
single-family attached dwelling units incorporating the development with the entire parent parcels.  Also, 
as noted previously in the Zoning section of this report, uses that enhance livability such as community
services, recreational facilities, etc. and which are permitted under the current zoning would also be
deemed a concurrent highest and best use in this appraiser’s opinion.

Therefore, the highest and best use of the subject property as vacant would be the use of the subject
property would be the use of the subject property for community facilities as it now exists or potentially
for residential high density development in the future at owner’s discretion.

As improved, that portion of the parent parcel deemed the subject of this appraisal report is currently
improved by an indoor community swimming facility.  The highest and best use of this portion of the
property would be its continuing use as development as a community recreational pool facility, with
possible expansion of the facilities if needed in the future.
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VALUATION

The three traditional approaches to value have been considered in the final valuation of the subject
property.  These approaches are as follows:

(l) the Cost Approach, where the land is considered as if vacant, plus the cost of improve-
ments, less depreciation;

(2) the Sales Comparison Approach, which is otherwise known as the direct sales approach,
where the appraiser compares the subject property to that of comparable sales; and

(3) the Income Capitalization Approach, where the appraiser capitalizes the potential income
stream of the subject property.  

In the Cost Approach, this appraiser has sought out sales of both residential orientated properties to
establish a value based on the current base densities associated with the subject property if developed
for residential high density purposes as well as for properties that have been purchased for community
service type facilities including churches, fraternal organizations, etc.
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COST APPROACH - RESIDENTIAL LAND VALUATION

In the Cost Approach, the value of the land is considered as if vacant, and the depreciated value of the buildings
and other improvements is estimated separately, then added to provide an indication of the value of the entire
property.  The most recent land transfers are a reasonable indicator of the value of similarly zoned land that has
sold in the neighborhood of the subject property in the past few years and should be considered as reliable
indicators of the market value of the appraised site.

COMPARABLE UNIT SALE NO. 1

Location          off of Willows Road, Lexington Park
Submarket      St. Mary’s County, Maryland 20653

Grantor: Pembrooke, LLC
Grantee: H.R. Horton Homes, Inc.
Date of Contract: December 14, 2023
Identification: 08-148690 - Tax Map 51, Grid 17, Parcel 618

Residue Out Parcel 5000-E, Pembrooke Subdivision
Recordation: contract purchase (Old Liber 1112, Folio 172)
Site Size: 28.01 acres (+/-)
No. of Units:  140 townhouse units in raw form
Zoning: RM - Residential Medium Density
Utilities: all public utilities are available
Price: $1,960,000.00
Price per unit: $14,000.00

Comments: This is the contract purchase of a tract of developable acreage located off of Willows Road south of the subject
property.  General location in a less commercially orientated neighborhood is rated superior.  This particular sale has direct road
access, which is rated superior to the subject.  Public utility access is equal to the subject.  Economic conditions with this sale
currently under contract and pending settlement is deemed similar to those existing as of the date of this report.

Adjustments for comparison:
Location - 10%
Access - 10%
Total adjustment - 20%
$14,000.00 x .80 = $11,200.00 per unit
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COST APPROACH - RESIDENTIAL LAND VALUATION - Continued

COMPARABLE UNIT SALE NO. 2

Location          off of Bradley Boulevard, Lexington Park 
Submarket      St. Mary’s County, Maryland 20653

Grantor: Pembrooke Bradley, LLC
Grantee: K. Hovnanian Homes
Date of Contract: proposed settlement spring of 2024
Identification: 08-124485 - Tax Map 51, Grid 11, Parcel 618

Out Parcel C, Pembrooke Subdivision
Recordation: contract purchase (Old Liber 5573, Folio 238)
Site Size: 76.66 acres (+/-)
No. of Units: 240 single-family & townhouse units
Zoning: RL - Residential Low Density
Utilities: all public utilities are available
Price: $4,000,000.00
Price per unit: $16,667.00

Comments: This is the pending sale of a tract of land proposed to settle in the next several months that has a base unit density
of 240 units (+/-) of which $20,000.00 per raw lot for single-family and $15,000.00 per townhouse lot.  This particular sale has
direct street access, which is rated superior to the subject.  Public utilities are available to this site which is similar to the subject. 
Economic conditions with this sale currently under contract and pending settlement is deemed similar to those existing as of the
date of this report.  General location in a less commercially orientated neighborhood is rated superior.

Adjustments for comparison:
Location - 10%
Access - 10%
Total adjustment - 20%
$16,667.00 x .80 = $13,334.00 per unit
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COST APPROACH - RESIDENTIAL LAND VALUATION - Continued

COMPARABLE UNIT SALE NO. 3

Location           20499 Hermanville Road, Lexington Park
Submarket       St. Mary’s County, Maryland 20653

Grantor: CMI Group, LLC
Grantee: H.R. Horton Homes, Inc.
Date of Sale: proposed settlement - spring of 2024
Identification: 08-076049 - Tax Map 51, Grid 23, Parcel 411
Recordation: contract purchase (Old Liber 2628, Folio 229)
Site Size: 6.2009 acres (+/-)
No. of Units:  20 townhouse units
Zoning: RL - Residential Low Density
Utilities: telephone, electric, well & septic
Price: $200,000.00
Price per unit: $10,000.00

Comments: This is a tract of land that is currently under contract with a number of contingencies, one of which is to purchase
the adjoining tract of land to offset development costs which will include the upgrading of a sewer pump station.  Access is rated
superior to the subject property.  This sale does not have access to public utilities, which is rated inferior to the subject.  General
location in a less commercially orientated neighborhood is rated superior.

Adjustments for comparison:
Location - 10%
Utilities +10%
Access - 10%
Total adjustment - 10%
$10,000.00 x .90 = $9,000.00 per unit
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COST APPROACH - RESIDENTIAL LAND VALUATION - Continued

COMPARABLE UNIT SALE NO. 4

Location           off Old Stagecoach Road & Dolly Drive, La Plata
Submarket        Charles County, Maryland 20646

Grantor: Carl R. Baldus, Jr.
Grantee: EDAW, LLC
Date of Sale: October 28, 2020
Identification: 01-009702 - Tax Map 43, Grid 12, Parcel 47

01-045032 - Tax Map 44, Grid 13, Parcel 262, Lot 7
Spring Hill Acres Subdivision

Recordation: Liber 11401, Folio 457
Site Size: 92.3 acres
No. of Units: 480 units
Zoning: R-5 - Residential
Utilities: telephone, electric, well & septic
Price: $2,400,000.00
Price per unit:  $5,000.00

Comments: This is a much larger tract of land than that of the subject property located in La Plata.  General location in a less
commercially orientated neighborhood is rated superior.  Project size requires a considerable upward adjustment due to carrying
costs during the sell-out period of the subdivision.  Off-site development costs in terms of bringing public sewer to the site is
projected to be considerably more than that of the subject property as well.  Topography is somewhat rolling is rated similar
to the subject.   Access is rated superior to the subject property.

Adjustments for comparison:
Economic Conditions + 9%
Net adjustment + 9% $5,450.00 per unit

Location - 10%
Project Size +50%
Access - 10%
Utilities +10%
Total adjustment +40%
$5,450.00 x 1.40 = $7,630.00 per unit
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COST APPROACH - RESIDENTIAL LAND VALUATION - Continued

COMPARABLE UNIT SALE NO. 5

Location          off the s/e side of Strickland Road, Great Mills
Submarket       St. Mary’s County, Maryland 20634

Grantor: Elizabeth L. Bozes, et al.
Grantee: DC Buck Properties, LLC
Date of Sale: October 8, 2020
Identification: 08-022178 - Tax Map 43, Grid 13, Parcel 86
Recordation: Liber 5494, Folio 131
Site Size: 59.55 acres (+/-)
No. of Units: 148 units
Zoning: RL - Residential Low Density (at time of sale)

 (currently zoned MXH)
Utilities: telephone, electric, well & septic
Price: $600,000.00
Price per unit: $4,054.00

Comments: This is the sale of a larger tract of land proposed for residential development.  Based on the average density of RL
zoning at time of sale, the price per unit reflects $4,054.00 per unit.  This particular sale had a relatively long access road to 
Strickland Road that would be required to upgrade d.  Additionally, on-site development in terms of extending public sewer to
the site is deemed somewhat similar to the subject property.  Development costs are rated to be similar to that proposed for
the subject property.  An upward adjustment is required for project size that would require more time for full sell-out of the
units.  An upward adjustment for economic conditions at time of sale is warranted.  General location in a less commercially
orientated neighborhood is rated superior.

Adjustments for comparison:
Economic Conditions +12%
Net  adjustment +12% $4,540.00 per unit

Utilities +10%
Location - 10%
Total adjustment - 0 -
$4,540.00 x 1.00 = $4,540.00 per unit
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COST APPROACH - RESIDENTIAL LAND VALUATION - Continued

COMPARABLE SUMMARY GRID

Comp $/Unit Econ
Cond

Adj.
$/Unit

Access Utilities Project
Size

Location Total
Adj.

Adj.
$/Unit

#1 $ 14,000 $ 14,000  - 10%  - 10%  - 20% $11,200

#2 $ 16,667 $ 16,667  - 10%  - 10%  - 20% $13,334

#3 $ 10,000 $ 10,000  - 10%  +10%  - 10%  - 20% $ 9,000

#4 $ 5,000  + 9% $ 5,450  - 10%  +10%  +50%  - 10%  +40% $ 7,630

#5 $ 4,054  +12% $ 4,540  +10%  - 10%  - 0 - $ 4,540

Based on the aforesaid comparable sales, which range from an adjusted low of $4,540.00 per unit to an adjusted
high of $13,334.00 per unit with a mean of $9,141.00 per unit and weighing all comparable sales equally, it is this
appraiser’s opinion that market value of the subject property is best estimated to be approximately $9,000.00 per
raw unit.  Therefore, 51 units at $9,000.00 per unit, equals $459,000.00.

The following comparable sales have been analyzed to arrive at a market value for quasi-commercial use or
community facility type properties and are presented on the following pages.
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COST APPROACH - COMMUNITY SERVICE USE PROPERTIES

COMPARABLE LAND SALE NO. 1

Location          off of Steeple Chase Drive, Prince Frederick
Submarket      Calvert County, Maryland 20678

Grantor: Fox Run Professional Center, LLC
Grantee: Board of Commissioners Calvert County
Date of Sale: October 24, 2022
Identification: 02-135914 - Tax Map 24, Grid 3, Parcel 769 (Parcel A)

Fox Run Professional Center
Recordation: Liber 6361, Folio 364
Site Size: 0.755 acres/32,876 sf (+/-)
Improvements: none
Zoning: TC - Town Center 
Topography: level to moderately rolling
Utilities: all public utilities are available
Price: $225,761.00
Price per sf of land: $6.87

Comments: This is the sale of a smaller tract of land with 155' of frontage o Armory Road.  This sale is located to the east of
Maryland Route 2/4 in Prince Frederick.  This property is triangular in shape, but developability is rated about equal to that of
the subject property.  General location is deemed superior to the subject.  Topography and utility availability are deemed equal
to the subject.  Access, however, is rated superior.  An upward adjustment for economic conditions at time of sale is warranted.

Adjustments for comparison:
Economic Conditions + 3%
Net adjustment + 3%
$6.87 x 1.03 = $7.08 per sf of land

Location - 20%
Access - 30%
Size - 20%
Total adjustment - 70%
$7.08 x .30 = $2.12 per sf of land
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COST APPROACH - COMMUNITY SERVICE USE PROPERTIES - Continued

COMPARABLE LAND SALE NO. 2

Location           5701 Marlboro Pike, District Heights
Submarket        Prince George’s County, Maryland 20747

Grantor: Shilph Abundant Life Center, Inc.
Grantee: Suitland Penn APTS2, LLC
Date of Sale: May 5, 2022
Identification: 06-0480541

Tax Map 81, Grid A2, Parcel 117
Recordation: Liber 47707, Folio 460
Site Size: 4.9065 acres/213,728 sf (gross per deed)
Zoning: RMF-20 - Residential, Multi-Family
Improvements: none
Utilities: all public utilities are available
Price: $570,000.00
Price per sf of land: $2.67 
Verification: Public Records/MLS

Comments: This is the sale of a tract of multi-family developable acreage that was purchased for ultimate development as a
church location.  General location in the more highly populated District Heights area is rated superior to that of the subject
property.  Topography, however, is rated inferior with only approximately 3.2 acres of usable acreage.  Size is deemed similar
to that of the subject property.  Configuration is also similar.  This  sale was entirely wooded and rated inferior to the mostly
cleared land associated with the subject property.  Topography, however is rated inferior.  Zoning is superior in comparison to
the subject.  An upward adjustment is warranted for economic conditions at time of sale.  Access via a public road is rated
superior to the subject as well. 

Adjustments for comparison:
Economic Conditions + 6%
Net adjustment + 6%
$2.67 x 1.06 = $2.83 per sf of land

Access - 20%
Physical +10%
Location - 20%
Zoning - 10%
Topography +20%
Total adjustment - 20%
$2.83 x .80 = $2.26 per sf of land
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COST APPROACH - COMMUNITY SERVICE USE PROPERTIES - Continued

COMPARABLE SUMMARY GRID

Comp $/SF Econ
Cond.

Adj.
$/SF

Loc Access Size Physical Zoning Topo Total
Adj.

Adj.
$/SF

#1 $ 6.87  + 3% $ 7.08  - 30%  - 30%  - 20%  - 70% $ 2.12

#2 $ 2.67  + 6% $ 2.83  - 20%  - 20%  +10%  - 10%  +20%  - 20% $ 2.26

Based on the aforesaid comparable land sales, which range from an adjusted low of $2.12 per square foot to an
adjusted high of $2.26 per square foot with a mean of $2.19 per square foot and weighing both comparable sales
equally, it is this appraiser’s opinion that the market value of the subject property’s land if used for community
service type use is best estimated to be $2.20 per square foot.  Therefore, 5.1152 acres or 218,323 square feet
at $2.20 per square foot, equals $480,311.00, rounded to $480,000.00.

In reconciling both types of comparable land sales, both reflect a somewhat similar value.  The residential valuation
is slightly less than that of the community service orientated technique.  Due to the fact that the residual portions
of the parent parcel, for the most part, are residentially zoned, but could be used for community service or quasi-
governmental use as noted in the Zoning section of this report, this appraiser has weighted each approach equally
and as such, the overall indicated market value of the subject property’s land is best estimated to be $470,000.00.
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COST APPROACH - IMPROVEMENT COMPONENT

The replacement costs of the building and site improvements is based on published data from the Marshall
Valuation Services and from reported costs of construction in the market area of the subject property.  Typical
current replacement costs, as taken from the Marshall Valuation Services, are summarized as follows:

Average Class C - Clubhouse
(Marshall Valuation Services, Section 11, Page 30, dated November 2022)

- brick, block or concrete panels, some trim
- plaster or drywall interior, acoustical tile ceilings
- concrete slab, vinyl composition flooring, adequate lighting & plumbing
- adequate restrooms, kitchen, forced warm air heat
- $142.00 per sf

2,951 sf @ $142.00 per sf $   419,042.00
x regional cost multiplier of .99;
x local cost multiplier of 1.00; .99 total  (     4,190.00)
Total Replacement Cost $   414,852.00

In-Ground Swimming Pool
(Marshall Valuation Services, Section 66, Page 7, dated December 2023)

- poured concrete pools (6,000 to 8,000 sf)
- typical range of $93.50 to $116.00 per sf, say $105.00 per sf
- add for tile surfaces ($105.00 + 19.75 = $124.75)

7,320 sf @ $124.75 per sf $   913,170.00

Air Supported Bubble - Pool Enclosure
(Marshall Valuation Services, Section 66, Page 7, dated December 2023)

- light translucent material with minimal lighting & plumbing
- $14.50 to 25.00 per sf, say $20.00 per sf

HVAC Upgrade
(Marshall Valuation Services, Section 53, Page 6, dated June 2023)

- in terms of medium upgrades, this reflects a difference of 11%

- $20.00 x 1.11 = $22.20 per sf

12,730 sf @ $22.20 per sf $   282,606.00
Subtotal $1,195,776.00
x regional cost multiplier of .98;
x local cost multiplier of 1.00; .98 total  (   23,916.00)
Total Replacement Cost $1,171,860.00

Site Improvements
10,000 sf paving @ $2.75 per sf $   27,500.00
concrete curbing & sidewalks, lump sum $   10,000.00
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COST APPROACH - IMPROVEMENT COMPONENT - Continued

landscaping, lump sum $   10,000.00
650 lf of fencing @ $24.40 per lf $   15,860.00
exterior lighting, lump sum $     5,000.00
1,320 sf patio area @ $4.25 per sf $     5,610.00
site preparation & permits, lump sum $ 250,000.00
Total Replacement Cost $ 323,970.00

The Marshall and Swift Valuation Services provides an indication of value of the subject property if new.  It should
be noted that the Marshall and Swift Valuation Services does not take into consideration depreciation from all
sources.  The three possible sources of accrued depreciation are as follows:

(l) physical depreciation - wear and tear on improvements;
(2) functional depreciation - created by deficiencies or excesses in such items as energy

efficiency, space usability, etc.; and
(3) economic depreciation - the effect of high interest rates and other economic variables on

the real estate market.  

Given a typical life expectancy of approximately 35 years average and an overall effective age of approximately 15
years, accrued physical depreciation is estimated at 26% for the structural improvements.

In terms of site improvements, these have a somewhat less life expectancy, but a similar effective age of 15 years,
accrued physical depreciation is estimated at 35% for those site components that are deemed depreciable assets.

Functionally, the subject property is well laid out for its intended use and no functional obsolescence has accrued.

Economically, the subject property benefits from historical property appreciation in the market area of the subject
property as well as from manageable interest rates in the marketplace, though they have increased somewhat over
the past few years.

Therefore, the final indication of market value for the subject property, via the Cost Approach,  is computed as
follows:

Land $   470,000.00

Clubhouse $   414,852.00
(less 26% physical depreciation)  ( 107,862.00)
Depreciated Value $  306,990.00

In-Ground Pool w/Pool Enclosure $1,171,860.00
(less 26% physical depreciation)  (   304,684.00)
Depreciated Value $   867,176.00

Site Improvements $   323,970.00
(less 35% physical depreciation)  (    22,390.00)
Depreciated Value $   301,580.00

Total Indicated Market Value $1,945,746.00
Rounded to $1,946,000.00
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SALES COMPARISON APPROACH

The Sales Comparison Approach is an approach to value wherein the appraiser seeks out sales of similar properties
that have occurred recently.  These sales are then adjusted for dissimilarities between sale properties and the
subject property to arrive at an indication of value.  Theoretically, the Sales Comparison Approach reflects the
actions of buyers and sellers in the marketplace.  

COMPARABLE IMPROVED SALE NO. 1

Location          16601 Roundabout Drive, Gaithersburg 
Submarket      Montgomery County, Maryland   20878

Grantor: Quince Orchard, LLC
Grantee: CCACC Sports, LLC
Date of Sale: May 31, 2022
Identification: 06-01751180

Tax Map ES63, Parcel A, Quince Orchard Manor
Recordation: Liber 65826, Folio 438
Site Size: 4.05 acres (+/-)
Zoning: R-200 - Residential
Improvements: 24,579 sf bubble swim & tennis club
Utilities: all public utilities are available
Price: $4,000,000.00
Price per sf: $162.74
Verification: Public Records/Bright MLS/CoStar

Comments: This is the sale of a similar quality facility located in Montgomery County.  Age & condition and quality of construction
are deemed similar to the subject property.  Overall location is rated superior to the subject.  A slight upward adjustment for
economic conditions at time of sale is warranted. 

Adjustments for comparison:
Economic Conditions + 3%
Net adjustment + 3%
$162.74 x 1.03 = $167.62 per sf of impr.

Location - 20%
Total adjustment - 20%
$167.62 x .80 = $134.10 per sf of impr.
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SALES COMPARISON APPROACH - Continued

Aerial View w/Bubble

COMPARABLE SUMMARY GRID

Comp $/SF Economic
Conditions

Adj.
$/SF

Location Total
Adj.

Adj.
$/SF

#1 $ 162.74  + 3% $ 167.62  - 20%  - 20% $ 134.10

In reviewing the aforesaid sale that has been adjusted for dissimilarities, the final indication of market value via
the Sales Comparison Approach is best estimated to be $134.00 per square foot.  Therefore, 15,681 square feet
at $134.00 per square foot, equals $2,101,254.00, rounded to $2,100,000.00.  
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EXPOSURE/MARKETING TIME

In accordance with the Appraisal Institute, as well as the Uniform Standards of Professional Appraisal
Practice (USPAP), this appraiser has estimated the normal marketing time that similar properties have
been required to sell.  

A marketing time has been estimated within this appraisal report.  Since it appears in this appraiser's
opinion that the overall economic conditions as of the date of this valuation and for the perspective near
future are somewhat similar to those existing during the time frame of the comparable sales marketing
period (unless otherwise discussed), it is estimated by this appraiser that the marketing time for the
subject property were it to be placed on the market, and assuming that the property was placed in a
competitive stance and marketed at market values estimated in this report, that the overall marketing time
will be 1-month to 1-year.
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CORRELATION AND CONCLUSION

Cost Approach $1,946,000.00

Sales Comparison Approach $2,100,000.00

Income Capitalization Approach      N/A

The subject property was found to be a community indoor “bubble” swimming pool facility located in the
southern portion of St. Mary’s County.  According to the Assessment Records of St. Mary’s County, the
subject was reportedly built in 2004 and was found to be in good condition at time of inspection.

Both the Cost Approach and Sales Comparison Approach have been incorporated in the final valuation. 
However, the Sales Comparison Approach is somewhat limited in terms of the number of similar type
properties found for valuation purposes. The Cost Approach has been incorporating using land sales of
properties that have a similar highest and best use as that of the subject, both on a residential basis as
well as a community service or quasi-government type use as discussed within this report.

Due to the limited number of sales of similar type properties, this appraiser has selected the Cost
Approach as being the most appropriate indicator of value of the subject property.

Based on the aforesaid information, it is this appraiser’s opinion that the market value of the subject
property, as of February 16, 2024, is best estimated to be:

The Property Owned by the Board of County Commissioners for St. Mary’s County
containing 5.1152 acres of land, more or less (which is part of the parent parcel containing 16.246

acres of land, more or less), and improvements

ONE MILLION NINE HUNDRED FORTY-SIX THOUSAND DOLLARS
($1,946,000.00)
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The Property Owned by the St. Mary’s County Commissioners
46955 Bradley Boulevard
46961 Bradley Boulevard
Lexington Park, Maryland 20653

 Appraisal Report
as of March 1, 2024

 

Prepared for:

Commissioners of St. Mary’s County
P.O. Box 653
Leonardtown, Maryland 20653

3605 Old Washington Road | Post Office Box 125 | Waldorf, Maryland 20604 
(301) 870-5841 | (301) 932 -9410 | FAX (301) 932 - 9039

email - hooperassociates@verizon.net

mailto:hooperassociates@verizon.net


      

March 13, 2024

Commissioners of St. Mary’s County
P.O. Box 653
Leonardtown, Maryland 20650

Re: The Property Owned by the St. Mary’s County Commissioners, designated as Tract #1 containing 3.508 acres
of land, more or less, located at 46955 Bradley Boulevard, Tax Map 51, Grid 11, Parcel 577, Part of Out Parcel
B, Flower of the Forest Subdivision, Liber 6427, Folio 116; and Tract #2 containing 3.926 acres of land, more
or less, and improvements, located at 46961 Bradley Boulevard, Tax Map 51, Grid 11, Parcel 577, Lot 3, Flower
of the Forest Subdivision, Liber 6367, Folio 425, both of which are located in the Eighth (8th) Election District,
St. Mary’s County, Lexington Park, Maryland 20653

Dear Commissioners:

In fulfillment of our agreement, we are pleased to submit herein our appraisal of the above captioned property. 
The following is prepared in compliance with the Uniform Standards of Professional Appraisal Practice and
appropriate federal regulations.  The report sets forth our value conclusions, along with supporting data and
reasoning which form the basis of our opinion.  The valuation reported is qualified by certain definitions, underlying
assumptions and limiting conditions, and certifications which are set forth within the report.  

Extraordinary Assumption:  It is assumed by this appraiser that economic conditions, in terms of overall economic
activity levels, interest rates and trends will remain relatively consistent and similar to those existing for similar type
properties as of the date of this report.  It is noted that interest rates are increasing somewhat at time of valuation,
however, it is assumed by this appraiser that these will not be substantial enough to impact the overall valuation
and continuing use of the subject property as of the date of this report.

Extraordinary Assumption: It is assumed by this appraiser that all structural and mechanical components associated
with Tract #2 of the subject property have been well maintained and are functioning properly, unless otherwise
noted in this report.

Extraordinary Assumption: In terms of Tract #1, it is assumed by this appraiser that the subject property has direct
access to both public water and sewer and that capacities are available for immediate development of the property
if warranted.

Extraordinary Assumption: It is assumed by this appraiser that if any of the above referenced extraordinary
assumptions change, then the value within this report may be subject to change.

Extraordinary Assumptions/Hypothetical Conditions: It is assumed by this appraiser that the use of the
extraordinary assumptions and hypothetical conditions might have an affect on the assignment results.  However,
this appraiser is not required to report on the impact of the extraordinary assumptions and hypothetical conditions
on assignment result.

3605 Old Washington Road | Post Office Box 125 | Waldorf, Maryland 20604 
(301) 870-5841 | (301) 932 -9410 | FAX (301) 932 - 9039

email - hooperassociates@verizon.net
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Appraisal Institute - Business Practices and Ethics
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Appraisal Institute - Appraising High Value and Historic Homes
Appraisal Institute - Appraising Environmentally Contaminated Properties
Appraisal Institute - Real Estate Fraud: The Appraiser’s Responsibilities & Liabilities
Appraisal Institute - Valuation of Detrimental Conditions
Appraisal Institute - Course 797 - Valuation of Conservation Easements
Appraisal Institute - Analyzing the Effects of Environmental Contamination on Real Property
Appraisal Institute - The Uniform Appraisal Dataset from Fannie Mae and Freddie Mac
Appraisal Institute - Apartment Appraisal, Concepts & Applications
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Appraisal Institute - Cool Tools: New Technology for Real Estate Appraisers
VA Appraisal Seminar 
Recent Developments in Real Estate Appraisal Law and the USPAP
Land and Site Valuation
Uniform Appraisal Standards for Federal Land (Yellow Book Seminar)
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QUALIFICATIONS - James B. Hooper

Experience:
President, Hooper & Associates, Waldorf, Maryland (January 1989 to present)
Staff Appraiser, Matthews Realty Corporation, Waldorf, Maryland (1984 to 1988)
Staff Appraiser for Delta Realty, Inc., P.O. Box 35, Waldorf, Maryland (1976 to 1984)

 Maryland Real Estate Salesman (1975 to 1979)
Maryland Real Estate Broker (1979 to present)
Qualified Expert Witness - United State Bankruptcy Court of Appeals; United States Bankruptcy Court;
Maryland Tax Appeals Court; Prince George's and Charles Counties Tax Appeals Boards; and Circuit Court
for Charles County; Circuit Court for St. Mary's County; and District Court of Charles County; Circuit Court for
Calvert County; District Court for St. Mary's County
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M & T Bank
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Member, International Right-of-Way Association

Types of Appraisals:  
Income producing properties such as office buildings, warehouses, other commercial establishments,
condominiums, residential, subdivisions, houses, farms, vacant land, etc.  
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PREFACE

An appraisal is a type of research and analysis into the law of probabilities with respect to real estate
valuation.  Through the appraiser's education, training, experience, and professional philosophy, he/she
is able to render an estimated value of real estate based on the activities of buyers, sellers, and other
property owners.  Because of the unique characteristics of each parcel of real estate, adjustments typically
have to be made for differences between properties.

A value estimate cannot be guaranteed and generally cannot be proved.  However, the final estimate of
value by a professional appraiser should be substantiated and justified by a detailed analysis of both the
physical characteristics of the subject real estate and the social, economic, and governmental forces which
exert pressure on the subject property.

The final estimate of value in a professional appraisal report must not be considered to be absolute but
rather an opinion of value resulting from reliable market data which was collected, analyzed, and adjusted
to reflect the elements of comparison between and comparables and the subject.  The professional
appraiser cannot be an advocate, else he/she belies the principles of the profession.

With the aforementioned in mind, you are encouraged to read this report which sets forth the purpose
for which the appraisal was made and the appraiser's analysis and conclusions.
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EXECUTIVE SUMMARY OF SALIENT FACTS AND CONCLUSIONS

Client: Commissioners of St. Mary’s County

Owner: County Commissioners of St. Mary’s County

Tax Account No.: Tract #1: 08-107270
Tract #2: 08-172803

Property Location: Tract #1 has an official street address of 46955 Bradley Boulevard, Lexington
Park, Maryland 20653.  The subject is located in the Eighth (8th) Election District
of St. Mary’s County.  The Assessor’s designation is Tax Map 51, Grid 11, Parcel
577, Part of Out Parcel B, Flower of the Forest Subdivision.

Tract #2 has an official street address of 46961 Bradley Boulevard, Lexington
Park, Maryland 20653.  The subject is located in the Eighth (8th) Election District
of St. Mary’s County.  The Assessor’s designation is Tax Map 51, Grid 11, Parcel
577, Lot 3, Flower of the Forest Subdivision.

Property Description: Tract #1: According to a plat as prepared by Nokleby Surveying, Registered
Land Surveyors & Engineers, 46925-B Shangri-La Drive, S., Lexington Park,
Maryland, the subject property contains a total of 3.508 acres of land, more or
less. This parcel has approximately 375' of frontage on Bradley Boulevard and
is a corner configured parcel with an additional 375' of frontage on Willows
Road.  The property is trapezoidal in shape and was found to be a
predominantly cleared tract of land.  The subject has a rolling topography which
is at or close to the fronting street system of Bradley Boulevard, but varies and
is somewhat below or above grade to Willows Road.  The subject has a tiered
topography that slopes somewhat upward towards the central plateau and then
downward towards the southern boundary lines associated with a drainage
easement that lies between the subject and Lot 3 (Tract #2).  It also appears
that the subject property has usable access to the storm water management
facilities adjoining the property that are a part of Tract #2.  Public utilities in
terms of both water and sewer are at the property line of the subject property
and available for connection, to the best of this appraiser’s knowledge.   

Tract #2: According to a plat as prepared by Nokleby Surveying, Inc., as noted
above, the subject property contains a total of 3.926 acres of land, more or
less. This parcel is also designated as Lot 3 of the Flower of the Forest
Subdivision.  This is a trapezoidal shaped tract of land that has approximately
359' of frontage on Bradley Boulevard with an overall depth on its northern
boundary line of approximately 441', on its southern boundary line
approximately 513', and on th rear boundary line approximately 366'.  The
subject property, for the most part, is level to slightly sloping and generally
slopes slightly downward from the fronting street system towards the rear
boundary line.  It should also be noted that the property is predominantly
cleared and usable land, except for the rear and northern portions of the
property that have some woodlands or buffer zone associated with a drainage
easement on the northern boundary line as well as a storm water management
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EXECUTIVE SUMMARY OF SALIENT FACTS AND CONCLUSIONS - Cont.

facility with pondage associated with the rear portion of the property.  This
property is connected to both public water and sewer.  Access to the subject
property is via Bradley Boulevard, which is a publicly maintained street system
leading to Willows Road.

Soil types associated with both tracts of land are predominantly Evesboro loamy
sand (EvB), Evesboro-Westphalia complex (EwD2), Kempsville fine sandy loam
(KeC2), Klej loamy sand (Kz), Rumford loamy sand (RuB) and Woodstown
sandy loam (WdaB).

Improvements: Tract #1 was found to be unimproved at time of inspection.

Tract #2 is improved by a two-story community services gym building that was
originally constructed in 2019.  The subject structure, according to physical
measurements, contains a total of 18,757 square feet on the first level and
4,230 square feet on the second level, for a total of 22,987 square feet.  The
subject structure is built with what appears to be a metal roofing system and
the entire structure is built on a reinforced concrete slab foundation.  The
exterior elevations feature split-faced masonry block and stucco walls and the
subject structure is accessed via double commercial grade entranceway system
on the southeast quadrant of the subject property as well as several
entranceways on the southern portion of the property with additional entrances
in the gym area with an overhead dock type doorway system and double metal
entranceways on the northern elevation of the gym portion of the property. 
The first level of the eastern portion of the property features a lobby area,
reception area, meeting or conference room, viewing areas, mechanical room,
small office area, men’s and women’s restrooms as well as a large gymnasium
area.  Above the eastern quadrant of the subject structure is a second floor that
is current access via a stairwell as well as elevator service that is currently being
used as an indoor pickle ball court and exercise area.  HVAC requirements are
met by a forced warm air heating system and central air conditioning.  Interior
finishes are predominantly drywall partitions and laminate  flooring (in the
eastern portion of the property) and the gym area has predominantly unfinished
walls and laminate flooring.  Overall conditions of the structural improvements
should be rated as average to good.

Site improvements include approximately 20,000 square feet of paved parking
areas and access driveways in which are delineated approximately 86 parking
spaces, 5 of which are designated for handicap parking.  Additional site
improvements include concrete sidewalks along the front and southern
elevations of the building, exterior parking lot lighting and average quality
landscaping predominantly in the form of grassed or shrubbed lawn areas as
well as intrinsic site preparation & permits and utility connections.  Overall
condition of site improvements should be rated as average to good.
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EXECUTIVE SUMMARY OF SALIENT FACTS AND CONCLUSIONS - Cont.

Legal Description: Tract #1: Liber 6427, Folio 116
Tract #2: Liber 6376, Folio 425

Market Value "As Is": February 16, 2024

Date of Inspection: February 16, 2024

Property Rights Appraised: fee simple interest

Defined Value: market value

Present Use: Tract #1: vacant land
Tract #2: improved by a community gym/fitness center

Land Size: Tract #1: 3.508 acres (+/-)
Tract #2: 3.926 acres (+/-)

Purpose of Appraisal: To provide the subject's "as is" market value as of February 16, 2024.

Census Tract No.:  8759.06

Zoning:  OBP - Office and Business Park District

Flood Map No.:  24037C0327E, Zone X, dated October 19, 2004

Highest and Best Use: Tract #1: more intense commercial, office or community service related
development

Tract #2: continuing use as a community gym/fitness center as currently
developed

Exposure/Marketing Time: 1-month to 1-year

Approaches to Value: Tract #1 Tract #2

Cost Approach:      N/A $4,291,000.00
Sales Comparison Approach: $ 688,000.00 $4,253,000.00
Income Approach:      N/A $2,938,000.00

Final Indicated Market Value: $ 688,000.00 $4,253,000.00
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PURPOSE OF THE APPRAISAL

The purpose of the appraisal is to estimate the market value of the fee simple*1 interest in the subject
property, which is located in Lexington Park, St. Mary’s County, Maryland as of February 16, 2024.   The
intended use of the appraisal is to establish the market value of the subject property to be used for
Program Open Space Conversion.  The intended users of the appraisal report are the officers and
representatives of the Commissioners of St. Mary’s County and their appropriate assignees.  

Market Value1

The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in other
precisely revealed terms, for which the specified property rights should sell after reasonable exposure in
a competitive market under all conditions requisite to a fair sale, with the buyer and seller each acting
prudently, knowledgeably, and for self-interest, and assuming that neither is under undue duress.

"The most probable price which a property should bring in a competitive and open market under all
conditions requisite to a fair sale, the buyer and seller each acting prudently, knowledgeably, and
assuming the price is not affected by undue stimulus.  Implicit in this definition is the consummation of
a sale as of a specified date and the passing of title from seller to buyer under conditions whereby:

a. the buyer and seller are typically motivated;
b. both parties are well informed or well advised, and each acting in what they consider their

own best interest;
c.  a reasonable time is allowed for exposure in the open market;
d. payment is made in terms of cash in U.S. dollars or in terms of financial arrangements

comparable thereto; and
e. the price represents the normal consideration for the property sold unaffected by special

or creative financing or sales concessions granted by anyone associated with the sale."

Value As Is2

The value of specific ownership rights to an identified parcel of real estate as of the effective date of the
appraisal; relates to what physically exists and is legally permissible and excludes all assumptions
concerning hypothetical market conditions or possible rezoning.

Fee Simple Estate3

Absolute ownership unencumbered by any other interest or estate, subject only to the limitations imposed
by the governmental powers of taxation, eminent domain, police power, and escheat.

     1Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th ed. (Chicago: Appraisal Institute, 2022), 141.

     2Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th ed. (Chicago: Appraisal Institute, 2022), 13.

     3Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th ed. (Chicago: Appraisal Institute, 2022), 90.
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UNDERLYING ASSUMPTIONS AND LIMITING CONDITIONS

Identification of the Property:  The legal description given to the appraiser is found in the land
records or tax maps of the appropriate County and  is presumed to be correct or has been confirmed by
a survey performed by a registered land surveyor.  The appraiser assumed no responsibility for such a
survey or for encroachments or overlapping that might be revealed thereby.  

The appraiser renders no opinion of legal nature, such as to ownership of the property or condition of the
title.

The appraiser assumed the title to the property to be marketable, that the property is an unencumbered
fee, and that the property does not exist in violation of any applicable codes, ordinances, statutes, or other
governmental regulations.  

Any other plats, maps or drawings shown in this report may show approximate dimensions and may not
be drawn to scale.  These are included strictly to assist the reviewer of this report in visualizing the
property.  Although I have made a physical inspection of the property, no precise survey was made by
this appraiser.  

Unapparent Conditions:   The appraiser assumed that there are no latent defects or unapparent
conditions of the property, subsoil or structures which would render it more or less valuable than
otherwise comparable property.  The appraiser assumed no responsibility for such conditions, or for
engineering which might be required to reveal such things.  

Information and Data:  Information and data supplied to the appraiser by others, and which have been
considered in the valuation, are from sources believed to be reliable, but no further responsibility is
assumed for its accuracy.  

Use of the Appraisal:  Possession of the appraisal report or a copy thereof does not carry with it the
right of publication.  It should be considered a privileged document.  The appraisal report may not be used
for any purpose except substantiation of the value estimated without written permission from the
appraiser.  All valuations in the report are applicable only under the stated program of Highest and Best
Use, and are not necessarily applicable under other programs of use.  The valuations of a component part
of the property are applicable only as part of the whole property.  

Court Testimony:  Testimony or attendance in Court by reason of this appraisal, with reference to the
property in question, shall not be required without prior agreement.   It is assumed that current economic
conditions will remain reasonably stable into the foreseeable future without major fluctuations both
upward or downward in the overall economy. 

A diligent effort was made to verify each comparable sale used in the evaluation process in this report. 
However, since many of the sellers or purchasers are from areas outside of the immediate locality, or no
agent could be contacted within a reasonable time for the completion of this report, certain sales may not
have been verified through communication with the purchaser or seller.  
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UNDERLYING ASSUMPTIONS AND LIMITING CONDITIONS

Unless otherwise stated in this report, the existence of hazardous substances, including without limitation
asbestos, polychlorinated biphenyl, petroleum leakage, or agricultural chemicals, which may or may not
be present on the subject property, were not called to the attention of, nor did the appraiser become
aware of such during the appraiser's inspection.  The appraiser has no knowledge of the existence of such
materials on or in the property unless otherwise stated.  The appraiser, however, is not qualified to test
for such substances.  The presence of such hazardous substances may affect the value of the property. 
The value estimated herein is predicated on the assumption that no hazardous substances exist on or in
the property, or in such proximity thereto, which would cause a loss in value.  No responsibility is assumed
for any such hazardous substances, nor for any expertise or knowledge required to discover them.

It is assumed by this appraiser, unless otherwise noted in this appraisal report, that there do not exist any
tidal or non-tidal wetlands that will hinder the overall development of the subject parcel.  

The Americans with Disability Act (ADA) became effective January 26, 1992.  The appraiser has not made
a specific compliance survey and analysis of this property to determine whether or not it is in conformity
with the various detailed requirements of the ADA.  It is possible that a compliance survey of the property,
together with a detailed analysis of the requirements of the ADA could reveal that the property is in non-
compliance with one or more of the requirements of the act.  If so, this fact could have a negative effect
upon the value of the property.  Since the appraiser has no direct evidence relating to this issue, possible
non-compliance with the requirements of ADA was not considered in estimating the value of the property.

Extraordinary Assumption:  It is assumed by this appraiser that economic conditions, in terms of overall
economic activity levels, interest rates and trends will remain relatively consistent and similar to those
existing for similar type properties as of the date of this report.  It is noted that interest rates are
increasing somewhat at time of valuation, however, it is assumed by this appraiser that these will not be
substantial enough to impact the overall valuation and continuing use of the subject property as of the
date of this report.

Extraordinary Assumption: It is assumed by this appraiser that all structural and mechanical components
associated with Tract #2 of the subject property have been well maintained and are functioning properly,
unless otherwise noted in this report.

Extraordinary Assumption: In terms of Tract #1, it is assumed by this appraiser that the subject property
has direct access to both public water and sewer and that capacities are available for immediate
development of the property if warranted.

Extraordinary Assumption: It is assumed by this appraiser that if any of the above referenced
extraordinary assumptions change, then the value within this report may be subject to change.

Extraordinary Assumptions/Hypothetical Conditions: It is assumed by this appraiser that the use of the
extraordinary assumptions and hypothetical conditions might have an affect on the assignment results. 
However, this appraiser is not required to report on the impact of the extraordinary assumptions and
hypothetical conditions on assignment result.
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SCOPE OF THE APPRAISAL

The purpose of this analysis is to provide an appraisal using the known conventional and accepted
appraisal processes, practices and traditional approaches in existence as of the date of the valuation. 
Additionally, it is intended within the scope of this appraisal to report that the prepared appraisal be in 
conformity with the requirements of the Code of Professional Ethics and Standards of Professional
Appraisal Practice of the Appraisal Institute.

This appraiser, within the scope of the appraisal, will endeavor to arrive at a Market Value of the subject
property using the three traditional approaches to value as outlined in the Valuation section of this report. 
Additionally, this appraiser will make a detailed investigation of the subject property and will report any
actual or suspected evidence of environmental hazards or contaminants relative to the subject property. 

Included in the scope of the appraisal will be the overall valuation of the subject property as real property,
as well as any fixed improvements, excluding, unless otherwise mentioned, any and all trade fixtures
located on the property.  

Further included within the scope of the appraisal report, this appraiser will analyze the subject property
in comparison to comparable sales or leases that have been found in the marketplace and have transpired
within the past several years.  Additionally, this appraiser will research the history of the subject property
for the prior three years and report any transfers or transactions involved on the subject property that
may offer any insight as to the overall Market Value of the property.  

In summary, the scope of this appraisal includes, but is not limited to

- an inspection of the subject improvements and site which are the subject of this appraisal
assignment;

- the searching, collection, verification, and analysis of relevant data;

- the Highest and Best Use conclusion;

- the consideration of the Cost, Income Capitalization and Sales Comparison Approaches
to Value and the implementation of the applicable approaches for estimating the market
value of the property as a whole; and

- the reconciliation of the applicable approaches to value and the final estimate of market
value.
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ENVIRONMENTAL STATEMENTS

The market value conclusion in this report is based upon the presumption that there are no conditions of
environmental concern which affect the value of the subject property, including, but not limited to, hazardous or
toxic wastes, wetlands, buried storage tanks, PCB's, and radon gas.

During my physical property inspection on February 16, 2024  I did not observe any signs of potential problems. 
However, as I have no expertise in environmental matters, I strongly recommend that any related questions or
concerns be evaluated by a qualified expert prior to finalizing decisions regarding the subject property.

SITE IDENTIFICATION

Tract #1 has an official street address of 46955 Bradley Boulevard, Lexington Park, Maryland 20653.  The subject
is located in the Eighth (8th) Election District of St. Mary’s County.  The Assessor’s designation is Tax Map 51, Grid
11, Parcel 577, Part of Out Parcel B, Flower of the Forest Subdivision.

Tract #2 has an official street address of 46961 Bradley Boulevard, Lexington Park, Maryland 20653.  The subject
is located in the Eighth (8th) Election District of St. Mary’s County.  The Assessor’s designation is Tax Map 51, Grid
11, Parcel 577, Lot 3, Flower of the Forest Subdivision.

The census tract assigned to both tracts of land is 8759.06.

DATE OF APPRAISAL

The estimated value within this appraisal is as of February 16, 2024,  the date the property was inspected and
photographed.

LEGAL DATA

Ownership to the subject property is currently vested in the name of St. Mary’s County Commissioners.  The deeds
indicating this ownership were duly recorded in the St. Mary’ s County Land Records at Liber 6427, Folio 116 on
November 13, 2023 (Tract #1) and Liber 6367, Folio 425 on July 14, 2023 (Tract #2).  A copy of these deeds are
found in the Addendum of this report.

SALES/RENTAL HISTORY

In accordance with the Appraisal Institute, as well as the Uniform Standards of Professional Appraisal Practice of
the Appraisal Foundation, this appraiser has researched transfers of the subject property for the prior 3-year period
and has noted the following transfers: Tract #1 transferred on November 13, 2023 when the property was
purchased by the St. Mary’s County Commissioners from Willows Run, LLP for a reported purchase price of
$350,000.00.  This transaction was duly recorded in the St. Mary’s County Land Records at Liber 6427, Folio 116. 
Tract #2 transferred on July 14, 2023 when the property was purchased by the St. Mary’s County Commissioners
from Willows Run, LLP for a reported purchase price of $4,250,000.00.  This transaction was duly recorded in the
St. Mary’s County Land Records at Liber 6367, Folio 425.  In reviewing the Bright Multiple Listing Service (Bright
MLS), the subject property was not currently listed for sale or lease.
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APPRAISAL SERVICE HISTORY

In accordance with the 2024 Uniform Standards of Professional Appraisal Practice of the Appraisal Foundation, this
appraiser acknowledges that this company has performed no services, as an appraiser or any other capacity,
regarding the property that is the subject of this report within the three year period immediately preceding
acceptance of this assignment.

ZONING

The subject property is currently zoned OBP or Office and Business Park District.  The OBP district is intended to
provide sites for offices, research & development facilities, limited industrial facilities and supporting commercial
uses in a campus setting.  The OBP zoning requires a base floor area ratio of 40% to a maximum floor area ratio
of 50%.  The minimum width is 100 feet per unit.  The minimum depth is 200 feet.  Front footage on a minor
collector street is 25 feet, on a major collector 35 feet and side yards of 25 feet.  Rear setbacks are 25 feet.  The
maximum footprint of a commercial structure by right is 50,000 square feet.  The maximum height is 100 feet. 
Minimum landscaped area or open space is 20%.  Some permitted uses include, but are not limited to:
governmental office facilities; financial institutions; lodging, hotel and motels; laboratories; warehouse; and public
recreational facilities.  For further details concerning the OBP zone and permitted uses, please refer to the
Addendum of this report.

Tract #1 in its current configuration as vacant land should be considered a legal and conforming use under the
current zoning.

Tract #2 in its current configuration as gym/fitness center,  which has operated as such since 2019, should be
considered a legal and conforming use.

UTILITIES

The subject property is serviced by both public water and sewer as supplied by the Metropolitan Commission of
St. Mary’s County (METCOM).

Electricity is furnished by the Southern Maryland Electric Coop. (SMECO).  Local telephone service is available
through Verizon, with long distance service available through a number of competitively priced long distance phone
companies.

15



ZONING MAP
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LAND USE MAP
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WATER/SEWER MAP
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ASSESSMENTS

Current assessments on the subject property, as of the date of this appraisal report, are as follows:

Tract #1
Tax Account No. 08-107270
Tax Map 51, Grid 11, Parcel 577, Part of Out Parcel B, Flower of the Forest Subdivision
Assessed as 3.5608 acres of land, more or less.

Land $ 280,600.00
Improvements $           0.00
Total $ 280,600.00

The subject property is currently assessed in the name of St. Mary’s County Commissioners, P.O. Box 653,
Leonardtown, Maryland 20650.

Tract #2
Tax Account No. 08-172803
Tax Map 51, Grid 11, Parcel 577, Lot 3, Flower of the Forest Subdivision
Assessed as 3.926 acres of land, more or less, and improvements.

Land $1,030,600.00
Improvements $3,767,100.00
Total $4,797,700.00

The subject property is currently tax exempt.  However, the current tax rate in the Eighth (8th) Election District of
St. Mary’s County is $1.0568 per $100.00 of assessed value.  This $1.0568 is inclusive of all fire, County, and State
taxes associated with real estate tax revenues.  The real estate property taxes in St. Mary’s County, as in other
portions of Maryland, are based on a tri-annual assessment period with base values of properties re-assessed every
3 years and increasing during this period of time based on market rates, which in the past have typically ranged
from 6 to 8 percent, but can increase upward to a 10 percent cap.  Tax rates on the subject property are deemed
to be typical of other properties located in the St. Mary’s County region and are not deemed to be excessive.  
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REGIONAL ANALYSIS

The appraised property is located in St. Mary’s  County, part of Southern Maryland which is composed of the state’s
southernmost counties on the Western Shore of the Chesapeake Bay and includes all of Calvert, Charles and St.
Mary’s counties and the southern portions of Anne Arundel and Prince George’s County.

Sub-Regional Analysis

Southern Maryland is an unofficial, three County region consisting of Charles, Calvert and St. Mary’s Counties.  This
area is one of the wealthiest and fastest growing areas of the Country. 

Unemployment rates in this area are as follows:

Area Time Period Unemployment Rate

United Sales of America November 2022 3.7%

Maryland July 2022 3.9%

Calvert County November 2022 2.9%

Charles County November 2022 3.5%

St. Mary’s County November 2022 3.1%

(Bureau of Labor Statistics)

As of the most recent census, the population in the Charles, St. Mary’s and Calvert Counties of Southern Maryland
population was estimated as follows:

Census Data

Area 2022
Population

2027
Population

Charles 170,103 174,838

St. Mary’s 115,234 116,979

Calvert 93,244 94,346

*Esri forecasts for 2022 and 2027
 

Income levels for the three Southern Maryland Counties are summarized below:

County Median Household
 Income

Per Capita Income No. of Housing Units Median Home Value

2022 2027 2022 2027 2022 2027 2022 2027

Calvert $116,849 $127,811 $ 53,229 $ 60,333  36,117  36,700 $395,834 $418,929

Charles $109,741 $118,900 $ 50,198 $ 56,974  63,659  65,763 $345,069 $361,107

St. Mary’s $ 96,481 $109,168 $ 47,460 $ 54,753  46,441  47,445 $346,451 $369,601

*Esri forecasts for 2022 and 2027
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ST. MARY’S COUNTY ANALYSIS

The subject property is located in St. Mary's County, Maryland.  St. Mary's County is located in the extreme south-
central section of Maryland, situated on the western shore of the Chesapeake Bay and the Eastern Shore of the
Potomac River.  This county is a peninsula bounded as follows:

On the north and northeast by the Patuxent River, on the east by the Chesapeake Bay, on the south/southwest
by the Potomac and St. Mary's Rivers, and on the west by the Wicomico River and Charles County.  St. Mary's
contains approximately 365 square miles of land area and has about 400 miles of shoreline on four rivers and the
Chesapeake Bay.  The County is predominantly rural in nature, and a considerable amount of its land is wooded
and undeveloped.  The land in the lower peninsula, south of Lexington Park, is considerably lower in elevation and
is more marshy, in general, than other areas of the County.

The county is situated 53 miles south of Washington, D.C.; 85 miles south of Baltimore and 101 miles northeast
of Richmond.  Distances to other major east coast cities are :

New York, NY 281 miles
Boston, MA 487 miles
Philadelphia, PA 181 miles
Pittsburgh, PA 274 miles

Major roadways in St. Mary's County include, Maryland Routes 235/5, and 2/4; the former are north/south
connectors.  The latter are east/west connectors.  The public road systems throughout the County are maintained
with macadam hard surfaces and are rated from average to good.  Freight transportation to and from the County
is by truck, since there is no major rail service at this time supplying the St. Mary's County area.
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ST. MARY’S COUNTY ANALYSIS - Continued

There are plans for a rapid rail system to connect St. Mary's County to the major employment centers of
Washington and Baltimore.  The closest railroad service is located in Waldorf, Charles County and the County  is
serviced by 48 freight carriers and 16 local couriers.  The Port of Baltimore is within two hours travel time.  The
general area is served by three major airports being Dulles International, Washington National, and Baltimore-
Washington International.  These three airports are within one to one and one half hours driving time.  There is
a local airport named the St. Mary's County Airport (Captain Walter Francis Duke Regional Airport).  A new Air
Carrier Terminal was completed in 1999 and the County had hoped to establish commuter air service to and from
at least Baltimore-Washington International Airport (BWI).  However, these plans have been delayed because of
difficulty in lengthening existing runways.  This airport is located in the Hollywood area and is centrally located to
service the needs of most of the St. Mary's County region.

Leonardtown, the County Seat, and Lexington Park are the two largest towns in the County.  The population of St.
Mary's County was estimated as of 2022 to be approximately 115,234, increasing to 116,979 by 2027 per Esri
forecasts.

St. Mary's County is divided into nine Election Districts and is governed by a Board of Commissioners (five
members).  Zoning is controlled by the Board and is supervised by an appointed zoning administrator.  Real estate
tax assessment is based on 100 percent of market value.  The current tax rate in the various election districts or
jurisdictions ranges from $1.0168 to $1.0698 per $100.00 of assessed value, depending on the fire taxes associated
with each tax district, which range from a low of $.024 to a high of $.056 per $100.00 of assessed value.  In
addition, these tax rates are somewhat lower than both Charles and Calvert Counties.

Public schools in St. Mary's are considered adequate with there being approximately 17,480 students (estimated
as of 2022) in 18 elementary, 1 public charter, 4 middle, 3 high schools, 1 career & technology center and 1
Fairlead Academy.  There are also numerous private and parochial schools with a co-ed parochial high school.  St.
Mary's County is also the home of St. Mary's College of Maryland, a nationally ranked, four year liberal arts state
honors college.  St. Mary's College has an enrollment of 1,510 students (fall 2020).  The College of Southern
Maryland has a major presence in the County at its Leonardtown campus.  The County and State have recently
established the Southern Maryland Higher Education Center which offers graduate level courses in several fields
including science, business, health and education.  The University of Maryland, Towson State and the College of
Notre Dame (Baltimore, MD) are reported to participate.

The median household income in St. Mary’s County is currently estimated at $96,481 for 2022, projected to
increase to $109,168 by 2027.  The average home value in 2022 was estimated to be $346,451, increasing to
$369,601 by 2027, and the per capita income was estimated to be $47,460 in 2022, and estimated to increase to
$54,753 by 2027.  
 
The Naval Air Station (NAS) Patuxent River was commissioned on April 1, 1943, in an effort to centralize air testing
facilities established during the pre-World War II years.  Patuxent River Naval Aircraft Division is the foundation
of economic stability and primary source for future growth in St. Mary’s County.  In 1992, the Naval Air Warfare
Center in Washington, D.C. chose to consolidate all of the operations and procurement for the U.S. Navy’s aircraft
program at Pax River.  Base Realignment and Closure Plans were completed again in 1993, 1995, and 2005 and
each time the base came through stronger and better positioned.
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ST. MARY’S COUNTY ANALYSIS - Continued

Base management was encouraged to run the operation as a for-profit service company and secure outside
revenue.  The base has created an influx of aviation and technology companies, including contractors, who in turn
are utilizing the resources and services by outsourcing back to Pax River.  Pax River Air Station clients include:

< U.S. Coast Guard
< The Department of Transportation
< U.S. Army
< Lockheed Martin
< Caterpillar
< Boeing

The following Naval Divisions were transitioned to Pax River:

< Naval Air Test Center, West Warminster, PA
< Naval Air Development Center, West Warminster, PA
< Naval Air Engineering Center, Lakehurst, NJ
< Naval Air Propulsion Center, Trenton, NJ
< Naval Avionics Center, Indianapolis, IN
< Acquisition Management, Crystal City, MD

The Patuxent River Naval Air Station is a $2.2 billion facility, with a 8.7 million square feet of facilities and 22,200
personnel.  Since 1992, $600 million has been invested in new infrastructure.  Pax River promises to grow with the
addition of programs to include the Joint Strike Fighter (F-35), the Multi-Mission Marine Aircraft (MMA), Presidential
Helicopter (VXX), and the Unmanned Aerial Vehicle.  Pax River has also been the site for development and testing
of large programs like the F/A-18 Super Hornet, the V-22 Osprey and many others.

Pax River is responsible for providing the following services to the air platforms for the U.S. Navy:

< Research and Development
< Testing and Evaluation
< Engineering
< Fleet Support and Maintenance

The U.S. military involvement in the Middle East has brought attention to the dominant role of the Naval Air
System’s Command in the U.S. defense program.  Many of the weapons features in the Gulf War and Desert Storm,
such as unmanned aircraft, lasers, and Military Defense Shield concepts are developed at Pax River.  Aircraft
launched from carriers are the exclusive domain of the Naval Air Warfare Center, and this has been the lead
military strategy, both in terms of research and development and deployment.

More significant is the potential for creation and development of  successful prototypes that can be marketed to
the Navy, and others.  For example, the Joint Strike Fighter aircraft, which the Navy, Marine Corps, the Air Force,
Britain, Canada, Norway, Netherlands, and Denmark would all use, is being tested at Pax River.  The contract to
produce this aircraft would be the largest defense contract in history and could total $330 billion.  The Marine
Corp’s top two aircraft programs, the V22 Osprey and the Triple A (Advanced Amphibious Assault Vehicle), have
recently been under development at Pax. 
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ST. MARY’S COUNTY ANALYSIS - Continued

Also as a result of the growth of the Patuxent River Naval Air Station there has been significant growth in the “High
Tech” sector of St. Mary’s County.   These high tech firms are predominantly located in the Lexington Park area
in major business parks that include Wildewood, Lexington Park Corporate Center, Exploration, Expedition, Willows
Run and Pine Hill.  

As of 2020-2021, it was reported that the defense contractors supporting base were estimated to be:

• Boeing   450 • General Dynamics  600
• Smartronix 250 • DynCorp International 1,020
• Engility 500 • BAE 645
• Sikorsky 280 • PAE Applied Technologies 500
• Sabre Systems, Inc. 235 • Kbrwyle 700
• CACI  280 • Northrop Grumman/PRB 415
• SAIC 515 • Booz-Allen & Hamilton 400
• J.F. Taylor, Inc. 475 • Lockheed Martin 470
• Precise Systems 250 • MIL 245
• AMEWAS 220

Largely due to these companies, unemployment has remained significantly lower than either U.S. or Maryland
levels, being only 3.1% as of November 2022.

The Patuxent Naval Air Station at Lexington Park is, by far, the largest single employer of the County with over
20,000 employees (2022) with 2,400 active duty, 9,100 federal employees, 9,500 defense contractors, and 420
non-appropriated fund employees. In recent years, a number of civil engineering contractors associated with
military technologies have located in and around the area of the Patuxent Naval Air Station.  This trend is expected
to continue due to closures and realignment of the military expected to take place in the future.  

In response to the need for highly skilled workers, the U.S. Department of Labor awarded the St. Mary’s County
Board of Commissioners a $500,000 grant in 2000 to spearhead a regional employment-training program to
address the shortage of skilled workers in demand by the high tech, health care and business centers now located
in St. Mary’s County. 

This training grant supplements the educational opportunities currently provided by the Southern Maryland Higher
Education Center, which offers 35 masters degree programs in cooperation with Johns Hopkins University,
University of Maryland, George Washington University, and Bowie State and Towson State Universities, and the
nationally-ranked liberal arts education available from St. Mary’s College of Maryland.

Even with its considerable growth, St. Mary's County has retained a significant rural character.  The Chesapeake
Bay and its tributaries offer excellent areas for recreational activity,  particularly for water sports, fishing, sight-
seeing, and extensive park systems.  Point Look-Out is the largest park, and numerous other local and
neighborhood parks are available through the Parks and Recreational facilities of St. Mary's County.

As a result of recent growth, St. Mary's County has changed its overall economic character considerably, changing
from an agricultural and aquacultural orientated  society which dealt to a large extent with farming, commercial
fishing, crabbing and oystering, to a more cosmopolitan type of community with major employment opportunities
now located in the government positions offered by the local and state governments, as well as the federal positions
at the Patuxent Naval Air Stations and its various military support systems and bases.
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ST. MARY’S COUNTY ANALYSIS - Continued

Additionally, employment opportunities in the private sector have also increased dramatically.  A large number of
employment positions are available in the retail, office and clerical sectors, as well as professional sectors of the
County economy as well.  Industrial growth, itself, in the County has been relatively slow and no major influx of
large industrial users in the County are expected in the near future.  

Commercial growth and office orientated growth has been strong and consistent in the past.  These trends are
expected to continue as every greater commercial requirements are needed to meet the expanding residential basis
of St. Mary's County.

However, because of the somewhat lesser growth patterns in comparison to adjoining counties community, it
appears that St. Mary's County will better be able to plan for the upcoming growth, and not be subject to the 
gridlock of other rapidly developing areas.  The County itself has retained its rural character and has been a
desirable place to live for a number of years.  This trend is expected to continue into the foreseeable future.

Note: For further demographics and other various St. Mary’s County data, refer to the addendum of this report.
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NEIGHBORHOOD ANALYSIS

A neighborhood is a group of complementary land uses.  There are three major topics to be considered in
neighborhood analysis.  They are:

1) Purpose
2) Boundaries
3) State of Change

The purpose of neighborhood analysis is to identify an area and the degree to which the economic, social,
governmental and environmental (physical) forces impact the subject property and all other properties alike.  In
other words, once one or more of the four great forces vary in impact from the subject to other properties in the
area, a boundary of the subject neighborhood has been crossed.  Consequently, the boundaries of the
neighborhood must be identified so that the appraiser can properly select comparable data for utilization in both
highest and best use analysis and the appropriate approaches to value.

Even though the economic, social, and governmental forces can set neighborhood boundaries, physical boundaries
are typically in discussion.  These boundaries may coincide with changes in prevailing land use, occupant
characteristics, or physical characteristics such as structures, street patterns, terrain, vegetation and lot sizes. 
Because changes in natural or physical features often coincide with changes in land use, transportation arteries
(e.g., highways, major streets, and railroads), bodies of water (e.g., rivers, lakes, and streams), and changes in
elevation (e.g., hills, mountains, cliffs, and valleys) often represent significant boundaries.

Neighborhoods are always changing even though short-term changes are generally not obvious.  The cycles which
all neighborhood go through are growth, stability, decline, and revitalization.  It is extremely important for an
appraiser to accurately determine the cycle that the subject neighborhood is in as this is the basis for an estimate
of remaining economic life (REL) for use in highest and best use analysis and application of the appropriate
approaches.

The subject property is located in the unincorporated town of Lexington Park, Maryland.  The immediate
neighborhood can be described as the commercial/office strip bordering both sides of Maryland Route 235; running
from Maryland Route 4 to Maryland Route 246, a distance of approximately 5 miles.  This location is the center of
most recent commercial development in St. Mary's County.

Lexington Park, along with its sister communities of California and Great Mills, comprise one of the three major
employment centers of St. Mary's County.  The three centers being the aforementioned areas, the Leonardtown
area and the Mechanicsville/Charlotte Hall area.

The Lexington Park/California/Great Mills neighborhood area comprises the Eighth (8th) Election District of St.
Mary's County.  This area is the largest of the three employment centers of St. Mary's County, and has the largest
population concentration of any portion of the County.  Additionally, the Naval Air Test Center (Patuxent River Naval
Air Station) is the major source of non-agricultural employment in this region.

The Patuxent Naval Air Test Center, a principal test site for advanced Naval aviation weapons systems, is the largest
economic influence in the County.  Other satellite installations,  in St. Mary's County and the adjacent counties of
Charles and Calvert include the Naval Electronic System Engineering activity in St. Indigoes, the Naval Research
Laboratory in Chesapeake Beach, the Naval Surface Weapons System Center in Solomons and the Naval Ordnance
Station in Indian Head.
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NEIGHBORHOOD ANALYSIS - Continued

Maryland Route 235, which is the fronting road along the subject property, is the main arterial highway through
the County.  Its alternate, Maryland Route 5, leads to U.S. Route 301 in Charles County, and to Routes 2/4 in
Calvert County, via the lower Patuxent River Bridge.  The commercial area between Lexington Park and the
unincorporated community of California, several miles to the north of the appraised property, has had the greatest
amount of new development of any area of St. Mary's County in recent years.

Great Mills Road (Maryland Route 246) runs from Three Notch Road (Route 235) south to Route 5.  There is a
mixture of commercial and residential property all along Great Mills Road.  Until recently, there were numerous
large parcels of undeveloped land along Great Mills Road between St. Mary's Square and the intersection with
Chancellor's Run Road, about 2 miles to the southwest.  During the past four years, development of this are has
accelerated with the construction of office buildings, a nursing home, mini-warehouses, a modular home park,
apartments, and a major grocery store.  As development activity has increased, the available land in the prime
commercial area has been absorbed.

The older retail commercial development for the Lexington Park area is centered around the entrance to the Naval
Air Station at the intersection of Routes 235 and 246 (Great Mills Road).  There are two major shopping centers
within ½ mile of this intersection with a chain grocery, drug and discount stores.  Several fast food restaurants,
automobile dealers, furniture stores and service stations are among the other businesses scattered along both
Routes 246 and 235.  As a response to the rapid growth in defense industries in the County, there have been
several new office buildings constructed in recent years in the neighborhood surrounding the Test Center.

The recent developments have accompanied the expansion of the commercial area northward along Route 235 into
the California area.    Rapid growth of the defense industry has spawned several office buildings in this area, as
well as two new shopping centers with major tenants, in addition to smaller shops.  The most recent development
in the California area is the First Colony commercial and residential development.  This development is to consist
of 1,034,500 square feet of commercial space, plus 400 residential dwelling units.  This development is situated
on 227.4 acres of land situated near the southwest corner of Maryland Route 235 and Maryland Route 4.  Major
occupants of this PUD are Target, Lowes, Giant and Staples.  A major new apartment development located in the
neighborhood of the subject property is located just north of the subject in the Wildewood community.  New
additions to the First Colony PUD include a Best Buy, a Ross, a PETCO and a BJ’s.

Leonardtown, the center of St. Mary's County Government, is located about 10 miles northwest of the
neighborhood.  Commercial development in this community is limited to apartments, offices and old retail stores
that offer a limited variety of merchandise.  St. Mary's City, the locale of a four-year college, is about 10 miles to
the south and is being rebuilt as an historic tourist center.

Public schools that serve the area include Greenview Knolls Elementary, Esperanza Middle and Great Mills High
School.  There are several private and parochial schools which serve the area, including Little Flower School, Saint
Michaels, and St. Mary's Ryken, the local Catholic High School.

In terms of economic conditions within the neighborhood as of the date of this appraisal,  these have been relatively
good over the past 5 to 6 years due to relatively low interest rates in the marketplace and an overall improvement
in the general economy.  Interest rates over the past 12 to 18 months, however, have increased substantially due
to inflationary pressures which at least in the short term have slowed demand, particularly in the residential sector. 
Pricing, however, appears to have remained relatively constant due to low inventory of most categories of real
estate.  If interest rates decline, as a number of economists are suggesting through 2024 into 2025, then ultimately
interest rates should return to stabilized market levels in the neighborhood, and demand and pricing should return
to historic levels.
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PROPERTY LOCATION

The subject property, in terms of both Tract #1 and Tract #2, are located on the west side of Bradley
Boulevard, just south of its intersection with Willows Road in the Flower of the Forest Commercial
Subdivision.  Bradley Boulevard and Willows Road are both publicly maintained street systems located in
the Eighth (8th) Election District of St. Mary’s County, Lexington Park, Maryland.  Via Willows Road, the
subject property is within approximately ½ mile of Maryland Route 246 (Great Mills Road).  Maryland
Route 246 is the major east/west bisector of this portion of the County and connects the subject property
to Maryland Route 235 (Three Notch Road) to the east or Maryland Route 5 (Point Lookout Road) to the
west, both of which are major north/south arterial systems leading through this portion of St. Mary’s
County.  The subject property should be considered within relatively easy commuting distance of most
population and employment centers of St. Mary’s County as well as a distant commute to metropolitan
Washington, D.C. and Annapolis market areas with average commuting times from 1 hour to 1 hour 30
minutes.
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PROPERTY DESCRIPTION

Tract #1: According to a plat as prepared by Nokleby Surveying, Registered Land Surveyors & Engineers,
46925-B Shangri-La Drive, S., Lexington Park, Maryland, the subject property contains a total of 3.508
acres of land, more or less. This parcel has approximately 375' of frontage on Bradley Boulevard and is
a corner configured parcel with an additional 375' of frontage on Willows Road.  The property is
trapezoidal in shape and was found to be a predominantly cleared tract of land.  The subject has a rolling
topography which is at or close to the fronting street system of Bradley Boulevard, but varies and is
somewhat below or above grade to Willows Road.  The subject has a tiered topography that slopes
somewhat upward towards the central plateau and then downward towards the southern boundary lines
associated with a drainage easement that lies between the subject and Lot 3 (Tract #2).  It also appears
that the subject property has usable access to the storm water management facilities adjoining the
property that are a part of Tract #2.  Public utilities in terms of both water and sewer are at the property
line of the subject property and available for connection, to the best of this appraiser’s knowledge.   

Tract #2: According to a plat as prepared by Nokleby Surveying, Inc., as noted above, the subject
property contains a total of 3.926 acres of land, more or less. This parcel is also designated as Lot 3 of
the Flower of the Forest Subdivision.  This is a trapezoidal shaped tract of land that has approximately
359' of frontage on Bradley Boulevard with an overall depth on its northern boundary line of approximately
441', on its southern boundary line approximately 513', and on th rear boundary line approximately 366'. 
The subject property, for the most part, is level to slightly sloping and generally slopes slightly downward
from the fronting street system towards the rear boundary line.  It should also be noted that the property
is predominantly cleared and usable land, except for the rear and northern portions of the property that
have some woodlands or buffer zone associated with a drainage easement on the northern boundary line
as well as a storm water management facility with pondage associated with the rear portion of the
property.  This property is connected to both public water and sewer.  Access to the subject property is
via Bradley Boulevard, which is a publicly maintained street system leading to Willows Road.

Soil types associated with both tracts of land are predominantly Evesboro loamy sand (EvB), Evesboro-
Westphalia complex (EwD2), Kempsville fine sandy loam (KeC2), Klej loamy sand (Kz), Rumford loamy
sand (RuB) and Woodstown sandy loam (WdaB).

No adverse easements or encroachments were observed other than the standard utility easements that
would affect the overall valuation of the subject property.  It should be noted that the subject property
does not lie within a HUD designated flood plain as delineated on FEMA Map No. 24037C0327E, Zone X,
dated October 19, 2004.  It should also be noted that the subject property currently lies in an area
governed by a governmental census tract study.  The census tract assigned to the subject property is
8759.06.

A detailed legal description of the subject property may be found in the St. Mary’s County Land Records
at Liber 6427, Folio 116 (Tract #1) and Liber 6367, Folio 425 (Tract #2). It is further described as being
found on the St. Mary’s County Tax Maps at Map 51, Grid 11, Parcel 577, Part of Out Parcel B (Tract #1)
and Lot 3 (Tract #2), Flower of the Forest Subdivision.
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PLAT MAP
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PLAT MAP
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SITE LOCATION MAP
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TOPOGRAPHICAL MAP
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AERIAL MAP
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FLOOD MAP/CENSUS
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SOIL MAP
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IMPROVEMENTS

Tract #1 was found to be unimproved at time of inspection.

Tract #2 is improved by a two-story community services gym building that was originally constructed in
2019.  The subject structure, according to physical measurements, contains a total of 18,757 square feet
on the first level and 4,230 square feet on the second level, for a total of 22,987 square feet.  The subject
structure is built with what appears to be a metal roofing system and the entire structure is built on a
reinforced concrete slab foundation.  The exterior elevations feature split-faced masonry block and stucco
walls and the subject structure is accessed via double commercial grade entranceway system on the
southeast quadrant of the subject property as well as several entranceways on the southern portion of
the property with additional entrances in the gym area with an overhead dock type doorway system and
double metal entranceways on the northern elevation of the gym portion of the property.  The first level
of the eastern portion of the property features a lobby area, reception area, meeting or conference room,
viewing areas, mechanical room, small office area, men’s and women’s restrooms as well as a large
gymnasium area.  Above the eastern quadrant of the subject structure is a second floor that is current
access via a stairwell as well as elevator service that is currently being used as an indoor pickle ball court
and exercise area.  HVAC requirements are met by a forced warm air heating system and central air
conditioning.  Interior finishes are predominantly drywall partitions and laminate  flooring (in the eastern
portion of the property) and the gym area has predominantly unfinished walls and laminate flooring. 
Overall conditions of the structural improvements should be rated as average to good.

Site improvements include approximately 20,000 square feet of paved parking areas and access driveways
in which are delineated approximately 86 parking spaces, 5 of which are designated for handicap parking. 
Additional site improvements include concrete sidewalks along the front and southern elevations of the
building, exterior parking lot lighting and average quality landscaping predominantly in the form of
grassed or shrubbed lawn areas as well as intrinsic site preparation & permits and utility connections. 
Overall condition of site improvements should be rated as average to good.
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BUILDING SKETCH
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PHOTOGRAPHS OF THE SUBJECT PROPERTY - 46961 Bradley Blvd.
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PHOTOGRAPHS OF THE SUBJECT PROPERTY - 46961 Bradley Blvd.

43



PHOTOGRAPHS OF THE SUBJECT PROPERTY - 46955 Bradley Blvd.
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HIGHEST AND BEST USE

Highest and Best Use is defined as:

"The reasonably probable and legal use of vacant land or an improved property, which is physically
possible, appropriately supported, financially feasible and that results in the highest value.  The
four criteria that highest and best use must meet are legally permissible, physically possible,
financially feasible, and maximally productivity".4

The highest and best use of a property is concluded after each potential use has been tested using the four
criteria.  The use that fulfills the four criteria and maximizes value is the highest and best use.  A distinction
is made between the highest and best use of the land or site as though vacant and the highest and best
use of the property as improved.  Highest and best use of the land or site as though vacant may be the
existing use, a projected development, a subdivision, an assemblage, or speculative holding.  The highest
and best use of a property as improved may be continued maintenance, renovation, rehabilitation,
expansion, adaptation or conversions to another use, partial or total demolition, or some combination of
these alternatives.

Implied within these definitions is recognition of the contribution of a specific use to the community
environment or to community development goals, in addition to the maximization of profit to individual
owners.

In the practice of appraisal, the concept of Highest and Best Use represents the foundation from which
value is based.  In its most strict interpretation, the most probable sales price (market value), another
appropriate term to reflect Highest and Best Use would be its most likely and probable use.  However, in
regard to investment value, an additional alternative term for Highest and Best Use would be that use
which would generate the most profitable returns.  The Highest and Best Use of a property is that use
which will generate in terms of dollars the highest net return to the owner while producing the highest
present worth amongst many flexible usages that are either legally permissible, feasible or capable of
occurring within a reasonable period of time.

In determining the Highest and Best Use of the subject site, it is necessary to study four factors; these are,
the legality of use, the physical adaptability of the site to particular usages, as well as the marketability and
feasibility of the development.  In the final analysis of Highest and Best Use and at the ultimate conclusion
arrived at via the study, the Highest and Best Use will reflect, in this appraiser's opinion, the optimum
combination of the aforementioned factors.

The subject property is currently two tracts of land containing 3.508 acres and 3.926 acres, respectively. 
The subject property is currently zoned OBP or Office and Business Park District.  The subject property in
its current configuration as vacant land in terms of Tract #1 and as a community gym/fitness center, which
has operated as such for a number of years, should both be considered a conforming use under the current
zoning and would meet the minimum criteria in terms of legality under highest and best use.

     4Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th ed. (Chicago: Appraisal Institute, 2022), 109.
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HIGHEST AND BEST USE - Continued

As vacant, both Tract #1 and Tract #2 are both zoned OBP or Office Business Park zoning which allows
for development of predominantly office or commercial/flex type orientated space. The subject property
is located in a business park, which is improved by several additional buildings that are all of similar flex
type office use consistent with the zoning.

The subject property has availability to both public water and sewer as supplied by the METCOM
Commission of St. Mary’s County.  The overall topography of both tracts of land are conducive for
commercial/office development as allowable under the current zoning.  The subject has easy access not
only to the Patuxent Naval Air Station, but also to population and employment centers in the St. Mary’s
County and southern Calvert County region and as such, would be well suited for commercial or office uses
servicing not only the Patuxent Naval Air Station, but population and employment centers of St. Mary’s and
southern Calvert Counties.

Therefore, it is this appraiser’s opinion that the highest and best use of Tract #1 which is vacant and Tract
#2 were it vacant would be their ultimate development for more intense office, commercial or flex type
development, benefitting from the close proximity to the Patuxent Naval Air Station and the high population
associated with the Lexington Park/California/Great Mills development districts of St. Mary’s County as well
as the population in the southern portion of Calvert County.

As improved, Tract #2 is improved by a fitness/gym facility that was originally constructed in 2019.  The
subject was found to be in average to good condition and the facilities are currently being used as an
ongoing gym/fitness facility.  The subject structure is well laid for its intended use with not only a large
gym area, a pickle ball court area as well as a fitness areas and viewing rooms and restrooms facilities with
appropriate management office areas.

Therefore, it is this appraiser’s opinion that the highest and best use of Tract #1 would be its continuing
use as a community service facility specializing as a gym/fitness center.
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VALUATION

The three traditional approaches to value have been considered in the final valuation of the subject
property.  These approaches are as follows:

(l) the Cost Approach, where the land is considered as if vacant, plus the cost of improve-
ments, less depreciation;

(2) the Sales Comparison Approach, which is otherwise known as the direct sales approach,
where the appraiser compares the subject property to that of comparable sales; and

(3) the Income Capitalization Approach, where the appraiser capitalizes the potential income
stream of the subject property.  

The Sales Comparison Approach will be used exclusively in the valuation of Tract #1 to arrive at a market
value for the land associated with this tract.

All three approaches to value will be used in the valuation of Tract #2.
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VALUATION

OF

TRACT #1

(containing 3.508 acres of land, more or less)
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SALES COMPARISON APPROACH - LAND VALUATION

The Sales Comparison Approach is an approach to value wherein the appraiser seeks out sales of similar properties
that have occurred recently.  These sales are then adjusted for dissimilarities between sale properties and the
subject property to arrive at an indication of value.  Theoretically, the Sales Comparison Approach reflects the actions
of buyers and sellers in the marketplace.  

COMPARABLE LAND SALE NO. 1

Location         43970 Airport View Drive, Hollywood
Submarket      St. Mary’s County, Maryland 20636

Grantor: D R & F, LLC
Grantee: Skywater-Hollywood, LLC
Date of Sale: June 3, 2019
Identification: 06-041175 & 06-018254

Tax Map 34, Grid 1, Parcel 550, Out Lot & Lot 9
St. Mary’s Industrial Park

Recordation: Liber 5087, Folio 35
Site Size: 0.51 acre (+/-)

2.78 acre (+/-)
3.29 acres/143,312 sf (+/-)

Zoning: I - Industrial
Shape: irregular
Topography: level to slightly rolling
Utilities: all public utilities are available
Price: $640,000.00
Price per sf of land: $4.47

Comments: This is the sale of a somewhat older tract of land located in the St. Mary’s Industrial Park.  Utility availability and
topography are deemed somewhat similar to the subject property.  General location is also rated about equal to that of the
subject property as well.  Usage within the Industrial zoning allows for office, flex and some light industrial is deemed somewhat
similar to the subject.  Size is deemed similar to the subject.   An upward adjustment for economic conditions at time of sale is
warranted.

Adjustments for comparison:
Economic Conditions +12%
Total adjustment +12%
$4.47 x 1.12 = $5.01 per sf of land
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SALES COMPARISON APPROACH - LAND VALUATION - Continued

COMPARABLE LAND SALE NO. 2

Location         43877 Airport View Drive, Hollywood
Submarket      St. Mary’s County, Maryland 20636

Grantor: Southern Maryland Property Management
  Associates, LLP

Grantee: 43877 Airport View Drive, LLC
Date of Sale: March 6, 2018
Identification: 06-018394

Tax Map 34, Grid 7, Parcel 548, Lot 5000-22
St. Mary’s Industrial Park

Recordation: Liber 4826, Folio 455
Site Size: 1.99 acres/86,684 sf (+/-)
Zoning: I - Industrial
Shape: irregular
Topography: level to slightly rolling
Utilities: all public utilities are available
Price: $375,000.00
Price per sf of land: $4.33

Comments: This is the sale of a somewhat older tract of land located in the St. Mary’s Industrial Park.  Utility availability and
topography are deemed somewhat similar to the subject property.  General location is also rated about equal to that of the
subject property as well.  Usage within the Industrial zoning allows for office, flex and some light industrial is deemed somewhat
similar to the subject.  Size is deemed similar to the subject.   An upward adjustment for economic conditions at time of sale is
warranted.

Adjustments for comparison:
Economic Conditions +15%
Net adjustment +15%
$4.33 x 1.15 = $4.98 per sf
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SALES COMPARISON APPROACH - LAND VALUATION - Continued

COMPARABLE LAND SALE NO. 3

Location         37321 Carpenter Lane, Charlotte Hall
Submarket      St. Mary’s County, Maryland 20622

Grantor: Gold Leaf Properties, LLC
Grantee: Lodymawa, LLC
Date of Sale: February 6, 2023
Identification: 05-067820, 05-067812, & 05-067804

Tax Map 4, Grid 10, Parcel 491, Lots 1, 2, & 3
Charlotte Hall Industrial

Recordation: Liber 6293, Folio 34
Site Size: 8.04 acres/350,222 sf (+/-)
Zoning: I - Industrial
Shape: irregular
Topography: level to slightly sloping
Utilities: telephone, electric, well & septic
Price: $750,000.00
Price per sf of land: $2.14

Comments: This is the sale of three lots ranging in size from 2.41 acre to 3.0 acre.  These lots are located off of Leonardtown
Road in the Mechanicsville/Charlotte Hall area of St. Mary’s County.  General location in this more rural area is rated inferior. 
Also, this particular sale was serviced by individual septic systems, which is rated inferior to the public sewer associated with the
subject.  Street accessibility via a private road with limited visibility is rated inferior.  An upward adjustment is warranted for
economic conditions at time of sale.

Adjustments for comparison:
Economic Conditions + 3%
Net adjustment + 3%
$2.14 x 1.03 = $2.20 per sf of land

Size +30%
Location +20%
Utilities +10%
Access +20%
Total adjustment +80%
$2.20 x 1.80 = $3.96 per sf of land
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SALES COMPARISON APPROACH - LAND VALUATION - Continued

COMPARABLE LAND SALE NO. 4

Location          5340 Ketch Road, Prince Frederick
Submarket      Calvert County, Maryland 20678

Grantor: Burch Oil Company, Inc.
Grantee: Calvert C & D Recycling Center, LLC
Date of Sale: July 21, 2023
Identification: 02-076217

Tax Map 26, Grid 11, Parcel 279, Lot 38, Section 2
Calvert County Industrial Park

Recordation: Liber 6460, Folio 384
Site Size: 2.49 acres/108,464 sf (+/-)
Zoning: I - Industrial
Shape: rectangular
Topography: level to slightly sloping
Utilities: all public utilities are available
Price: $525,000.00
Price per sf of land: $4.84

Comments: This is the sale of a slightly smaller tract of land located in the Calvert County Industrial Park off of Maryland Route
231 in the eastern portion of Prince Frederick.  General location, utility availability and zoning are deemed similar to the subject
property.

Adjustments for comparison:
- 0 -

Total adjustment - 0 -
$4.84 x 1.00 = $4.84 per sf of land
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SALES COMPARISON APPROACH - LAND VALUATION - Continued

COMPARABLE LAND SALE NO. 5

Location          65 Jibsail Drive, Prince Frederick
Submarket      Calvert County, Maryland 20678

Grantor: Glenn A. Walker Estate
Grantee: Lynco Properties, LLC
Date of Sale: September 13, 2021
Identification: 02-252512

Tax Map 26, Grid 11, Parcel 313, Lot 45C, Section 2
Calvert County Industrial Park

Recordation: Liber 6079, Folio 65
Site Size: 2.07 acres/90,169 sf (+/-)
Zoning: I - Industrial
Shape: irregular
Topography: level to slightly sloping
Utilities: all public utilities are available
Price: $330,000.00
Price per sf of land: $3.66

Comments: This is the sale of a slightly smaller tract of land located in the Calvert County Industrial Park, similar to the previous
comparable sale.  General location, utility availability and topography are all deemed similar to the subject property.  An upward
adjustment is warranted for economic conditions at time of sale.

Adjustments for comparison:
Economic Conditions + 6%
Total adjustment + 6%
$3.66 x 1.06 = $3.88 per sf of land
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SALES COMPARISON APPROACH - LAND VALUATION - Continued

COMPARABLE LAND SALE NO. 6

Location          75 Jibsail Drive, Prince Frederick
Submarket      Calvert County, Maryland 20678

Grantor: C W Enterprises, LLC
Grantee: FF&B, LLC
Date of Sale: January 29, 2021
Identification: 02-252511

Tax Map 26, Grid 11, Parcel 313, Lot 45B, Section 2
Calvert County Industrial Park

Recordation: Liber 5840, Folio 252
Site Size: 2.03 acres/88,427 sf (+/-)
Zoning: I - Industrial
Shape: irregular
Topography: level to slightly sloping
Utilities: all public utilities are available
Price: $350,000.00
Price per sf of land: $3.96

Comments: This is the sale of a slightly smaller tract of land located in the Calvert County Industrial Park similar to the two
previous sales.  General location, zoning, utility availability and physical characteristics are deemed similar to the subject.  An
upward adjustment is warranted for economic conditions at time of sale.

Adjustments for comparison:
Economic Conditions + 9%
Total adjustment + 9%
$3.96 x 1.09 = $4.32 per sf of land
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SALES COMPARISON APPROACH - LAND VALUATION - Continued

COMPARABLE SUMMARY GRID

Comp $/SF Econ
Cond.

Adj.
$/SF

Size Loc Util Access Total
Adj.

Adj.
$/SF

#1 $ 4.47  +12% $ 5.01  - 0 - $ 5.01

#2 $ 4.33  +15% $ 4.98  - 0 - $ 4.98

#3 $ 2.14  + 3% $ 2.20  +30%  +20%  +10%  +20%  +80% $ 3.96

#4 $ 4.84 $ 4.84  - 0 - $ 4.84

#5 $ 3.66  + 6% $ 3.88  - 0 - $ 3.88

#6 $ 3.96  + 9% $ 4.32  - 0 - $ 4.32

Based on the aforesaid comparable sales, which range from an adjusted low of $3.88 per square foot to an adjusted
high of $5.01 per square foot with a mean of $4.50 per square foot and weighing all comparable sales equally, it
is this appraiser’s opinion that the market value of the land associated with Tract #1 is best estimated to be $4.50
per square foot.  Therefore, 3.508 acres or 152,808 square feet at $4.50 per square foot, equals $687,636.00,
rounded to $688,000.00.

All of the comparable sales used are predominantly industrial orientated zoned properties which in terms of usage
is very similar to the OBP zoning associated with the subject property. 
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VALUATION

OF

TRACT #2

(containing 3.926 acres of land, more or less, and improvements)
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COST APPROACH

In the Cost Approach, the value of the land is considered as if vacant, and the depreciated value of the buildings
and other improvements is estimated separately, then added to provide an indication of the value of the entire
property.  

The most recent land transfers are a reasonable indicator of the value of similarly zoned land that has sold in the
neighborhood of the subject property in the past few years and should be considered as reliable indicators of the
market value of the appraised site.

COMPARABLE LAND SALE NO. 1

Location         43970 Airport View Drive, Hollywood
Submarket      St. Mary’s County, Maryland 20636

Grantor: D R & F, LLC
Grantee: Skywater-Hollywood, LLC
Date of Sale: June 3, 2019
Identification: 06-041175 & 06-018254

Tax Map 34, Grid 1, Parcel 550, Out Lot & Lot 9
St. Mary’s Industrial Park

Recordation: Liber 5087, Folio 35
Site Size: 0.51 acre (+/-)

2.78 acre (+/-)
3.29 acres/143,312 sf (+/-)

Zoning: I - Industrial
Shape: irregular
Topography: level to slightly rolling
Utilities: all public utilities are available
Price: $640,000.00
Price per sf of land: $4.47

Comments: This is the sale of a somewhat older tract of land located in the St. Mary’s Industrial Park.  Utility availability and
topography are deemed somewhat similar to the subject property.  General location is also rated about equal to that of the
subject property as well.  Usage within the Industrial zoning allows for office, flex and some light industrial is deemed somewhat
similar to the subject.  Size is deemed similar to the subject.   An upward adjustment for economic conditions at time of sale is
warranted.

Adjustments for comparison:
Economic Conditions +12%
Total adjustment +12%
$4.47 x 1.12 = $5.01 per sf of land

57



COST APPROACH - Continued

COMPARABLE LAND SALE NO. 2

Location         43877 Airport View Drive, Hollywood
Submarket      St. Mary’s County, Maryland 20636

Grantor: Southern Maryland Property Management
  Associates, LLP

Grantee: 43877 Airport View Drive, LLC
Date of Sale: March 6, 2018
Identification: 06-018394

Tax Map 34, Grid 7, Parcel 548, Lot 5000-22
St. Mary’s Industrial Park

Recordation: Liber 4826, Folio 455
Site Size: 1.99 acres/86,684 sf (+/-)
Zoning: I - Industrial
Shape: irregular
Topography: level to slightly rolling
Utilities: all public utilities are available
Price: $375,000.00
Price per sf of land: $4.33

Comments: This is the sale of a somewhat older tract of land located in the St. Mary’s Industrial Park.  Utility availability and
topography are deemed somewhat similar to the subject property.  General location is also rated about equal to that of the
subject property as well.  Usage within the Industrial zoning allows for office, flex and some light industrial is deemed somewhat
similar to the subject.  Size is deemed similar to the subject.   An upward adjustment for economic conditions at time of sale is
warranted.

Adjustments for comparison:
Economic Conditions +15%
Net adjustment +15%
$4.33 x 1.15 = $4.98 per sf
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COST APPROACH - Continued

COMPARABLE LAND SALE NO. 3

Location         37321 Carpenter Lane, Charlotte Hall
Submarket      St. Mary’s County, Maryland 20622

Grantor: Gold Leaf Properties, LLC
Grantee: Lodymawa, LLC
Date of Sale: February 6, 2023
Identification: 05-067820, 05-067812, & 05-067804

Tax Map 4, Grid 10, Parcel 491, Lots 1, 2, & 3
Charlotte Hall Industrial

Recordation: Liber 6293, Folio 34
Site Size: 8.04 acres/350,222 sf (+/-)
Zoning: I - Industrial
Shape: irregular
Topography: level to slightly sloping
Utilities: telephone, electric, well & septic
Price: $750,000.00
Price per sf of land: $2.14

Comments: This is the sale of three lots ranging in size from 2.41 acre to 3.0 acre.  These lots are located off of Leonardtown
Road in the Mechanicsville/Charlotte Hall area of St. Mary’s County.  General location in this more rural area is rated inferior. 
Also, this particular sale was serviced by individual septic systems, which is rated inferior to the public sewer associated with the
subject.  Street accessibility via a private road with limited visibility is rated inferior.  An upward adjustment is warranted for
economic conditions at time of sale.

Adjustments for comparison:
Economic Conditions + 3%
Net adjustment + 3%
$2.14 x 1.03 = $2.20 per sf of land

Size +30%
Location +20%
Utilities +10%
Access +20%
Total adjustment +80%
$2.20 x 1.80 = $3.96 per sf of land
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COST APPROACH - Continued

COMPARABLE LAND SALE NO. 4

Location          5340 Ketch Road, Prince Frederick
Submarket      Calvert County, Maryland 20678

Grantor: Burch Oil Company, Inc.
Grantee: Calvert C & D Recycling Center, LLC
Date of Sale: July 21, 2023
Identification: 02-076217

Tax Map 26, Grid 11, Parcel 279, Lot 38, Section 2
Calvert County Industrial Park

Recordation: Liber 6460, Folio 384
Site Size: 2.49 acres/108,464 sf (+/-)
Zoning: I - Industrial
Shape: rectangular
Topography: level to slightly sloping
Utilities: all public utilities are available
Price: $525,000.00
Price per sf of land: $4.84

Comments: This is the sale of a slightly smaller tract of land located in the Calvert County Industrial Park off of Maryland Route
231 in the eastern portion of Prince Frederick.  General location, utility availability and zoning are deemed similar to the subject
property.

Adjustments for comparison:
- 0 -

Total adjustment - 0 -
$4.84 x 1.00 = $4.84 per sf of land

60



COST APPROACH - Continued

COMPARABLE LAND SALE NO. 5

Location          65 Jibsail Drive, Prince Frederick
Submarket      Calvert County, Maryland 20678

Grantor: Glenn A. Walker Estate
Grantee: Lynco Properties, LLC
Date of Sale: September 13, 2021
Identification: 02-252512

Tax Map 26, Grid 11, Parcel 313, Lot 45C, Section 2
Calvert County Industrial Park

Recordation: Liber 6079, Folio 65
Site Size: 2.07 acres/90,169 sf (+/-)
Zoning: I - Industrial
Shape: irregular
Topography: level to slightly sloping
Utilities: all public utilities are available
Price: $330,000.00
Price per sf of land: $3.66

Comments: This is the sale of a slightly smaller tract of land located in the Calvert County Industrial Park, similar to the previous
comparable sale.  General location, utility availability and topography are all deemed similar to the subject property.  An upward
adjustment is warranted for economic conditions at time of sale.

Adjustments for comparison:
Economic Conditions + 6%
Total adjustment + 6%
$3.66 x 1.06 = $3.88 per sf of land
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COST APPROACH - Continued

COMPARABLE LAND SALE NO. 6

Location          75 Jibsail Drive, Prince Frederick
Submarket      Calvert County, Maryland 20678

Grantor: C W Enterprises, LLC
Grantee: FF&B, LLC
Date of Sale: January 29, 2021
Identification: 02-252511

Tax Map 26, Grid 11, Parcel 313, Lot 45B, Section 2
Calvert County Industrial Park

Recordation: Liber 5840, Folio 252
Site Size: 2.03 acres/88,427 sf (+/-)
Zoning: I - Industrial
Shape: irregular
Topography: level to slightly sloping
Utilities: all public utilities are available
Price: $350,000.00
Price per sf of land: $3.96

Comments: This is the sale of a slightly smaller tract of land located in the Calvert County Industrial Park similar to the two
previous sales.  General location, zoning, utility availability and physical characteristics are deemed similar to the subject.  An
upward adjustment is warranted for economic conditions at time of sale.

Adjustments for comparison:
Economic Conditions + 9%
Total adjustment + 9%
$3.96 x 1.09 = $4.32 per sf of land
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COST APPROACH - Continued

COMPARABLE SUMMARY GRID

Comp $/SF Econ
Cond.

Adj.
$/SF

Size Loc Util Access Total
Adj.

Adj.
$/SF

#1 $ 4.47  +12% $ 5.01  - 0 - $ 5.01

#2 $ 4.33  +15% $ 4.98  - 0 - $ 4.98

#3 $ 2.14  + 3% $ 2.20  +30%  +20%  +10%  +20%  +80% $ 3.96

#4 $ 4.84 $ 4.84  - 0 - $ 4.84

#5 $ 3.66  + 6% $ 3.88  - 0 - $ 3.88

#6 $ 3.96  + 9% $ 4.32  - 0 - $ 4.32

Based on the aforesaid comparable sales, which range from an adjusted low of $3.88 per square foot to an adjusted
high of $5.01 per square foot with a mean of $4.50 per square foot and weighing all comparable sales equally, it
is this appraiser’s opinion that the market value of the land associated with Tract #2 is best estimated to be $4.50
per square foot.  Therefore, 3.926 acres or 171,017 square feet at $4.50 per square foot, equals $769,577.00,
rounded to $770,000.00.

All of the comparable sales used are predominantly industrial orientated zoned properties which in terms of usage
is very similar to the OBP zoning associated with the subject property. 

The replacement costs of the building and site improvements is based on published data from the Marshall Valuation
Services and from reported costs of construction in the market area of the subject property.  Typical current
replacement costs, as taken from the Marshall Valuation Services, are summarized as follows:

Average Class C - Gymnasium
(Marshall Valuation Services, Section 18, Page 25, dated February 2023)

- steel frame trusses, brick, block or tilt-up finish
- typical basket floor type gymnasium, showers, vinyl composition
- some interior finish, adequate lighting & plumbing
- package air conditioning
- $152.00 per sf

18,757 sf @ $152.00 per sf $2,851,064.00

Average Class C - Gymnasium Mezzanine
(Marshall Valuation Services, Section 18, Page 25, dated February 2023)

- classroom or office type finish
- adequate lighting & plumbing
- $93.50 per sf

4,230 sf @ $93.50 per sf $   395,505.00
Subtotal $3,246,569.00
x regional cost multiplier of .99;
x local cost multiplier of 1.00; .99 total  ( 32,466.00)
Total Replacement Cost $3,214,103.00
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COST APPROACH - Continued

Site Improvements

40,000 sf paved parking area @ $2.75 per sf $   110,000.00
exterior parking lighting $     10,000.00
concrete sidewalks & curbing, lump sum $     20,000.00
landscaping, lump sum $     20,000.00
storm water management, lump sum $    100,000.00
site preparation & permits, lump sum $    150,000.00
Total Replacement Costs $ 410,000.00

The Marshall and Swift Valuation Services provides an indication of value of the subject property if new.  It should
be noted that the Marshall and Swift Valuation Services does not take into consideration depreciation from all
sources.  The three possible sources of accrued depreciation are as follows:

(l) physical depreciation - wear and tear on improvements;
(2) functional depreciation - created by deficiencies or excesses in such items as energy

efficiency, space usability, etc.; and
(3) economic depreciation - the effect of high interest rates and other economic variables on

the real estate market. 

In terms of physical depreciation, the subject structure was reportedly originally construction in 2019 and has an
actual age of approximately 5 years.  Based on observed condition, it is this appraiser’s opinion that the effective
age of the subject structure should be estimated at 3 to 4 years.  Given a life expectancy of 45 years for an Average
Class C Gymnasium, accrued physical depreciation is estimated at 3%.

Site improvements have a somewhat lesser life expectancy of 30 years, but a similar effective age as that of the
gymnasium and accrued physical depreciation is estimated at 5% for those components that are deemed to be
depreciable assets.

Functionally, the subject structure is well laid out for its intended use as a gymnasium/fitness center with little loss
space and as such, no functional obsolescence has accrued.

Economically, the subject property benefits from historical property appreciation in the neighborhood as well as from
manageable interest rates and as such, no economic depreciation has occurred.

Therefore, the final indication of market value for Tract #2 via the Cost Approach is summarized as follows:

Land $   770,000.00

Building $3,214,103.00
(less 3% physical depreciation)  (   96,423.00)
Depreciated Value $3,117,680.00

Site Improvements $   410,000.00
(less 5% physical Depreciation)  (     7,000.00)
Depreciated Value $   403,000.00
Total Indicated Market Value $4,290,680.00
Rounded to $4,291,000.00
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SALES COMPARISON APPROACH

The Sales Comparison Approach is an approach to value wherein the appraiser seeks out sales of similar properties
that have occurred recently.  These sales are then adjusted for dissimilarities between sale properties and the
subject property to arrive at an indication of value.  Theoretically, the Sales Comparison Approach reflects the actions
of buyers and sellers in the marketplace.  

COMPARABLE IMPROVED SALE NO. 1

Location         46961 Bradley Boulevard, Lexington Park
Submarket     St. Mary’s County, Maryland 20653

Grantor: Willows Run, LLP
Grantee: County Commissioners of St. Mary’s County
Date of Sale: July 14, 2023
Identification: 08-172803 - Tax Map 51, Grid 11, Parcel 577, Lot 3

Flower of the Forest Commercial Subdivision
Recordation: Liber 6367, Folio 425
Site Size: 3.926 acres/171,017 sf (+/-)
Improvements: 22,987 sf gymnasium/fitness center (built in 2019)
Zoning: OBP - Office Business Park
Utilities: all public utilities are available
Price: $4,250,000.00
Price per sf of impr.: $184.89

Comments: This is the recent sale of the subject property by the County Commissioners of St. Mary’s County and no adjustments
are required.

Adjustments for comparison:
- 0 -

Total adjustment - 0 -
$184.89 x 1.00 = $184.89 per sf of impr.
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SALES COMPARISON APPROACH - Continued

COMPARABLE IMPROVED SALE NO. 2

Location         9890 Brewers Court, Laurel
Submarket     Howard County, Maryland 20723

Grantor: Wheel A While, Inc.
Grantee: A Marshal, LLC
Date of Sale: September 8, 2020
Identification: 06-434428 - Tax Map 50, Grid 4, Parcel 480

(Parcel A), Whiskey Bottom Industrial Park
Recordation: Liber 19689, Folio 120
Site Size: 2.052 acres/89,385 sf (+/-)
Improvements: 20,000 sf skating rink & recreation facility (built in 1975)
Zoning: CE-CLI - Corridor Employment District - Continuing Light

Industrial District
Utilities: all public utilities are available
Price: $3,000,000.00
Price per sf of impr.: $150.00

Comments: This is the sale of an older building that is inferior in comparison to the subject property. General location is rated 
slightly superior to the subject.  Amenities in terms of interior finish are deemed somewhat similar to the facilities associated with
the subject property including the large open areas associated with the gym.  Quality of construction is deemed similar.  An
upward adjustment is required for economic conditions at time of sale.

Adjustments for comparison:
Economic Conditions + 9%
Net adjustment + 9%
$150.00 x 1.09 = $163.50 per sf of impr.

Location - 10%
Age & Condition +25%
Total adjustment +15%
$163.50 x 1.15 = $188.03 per sf of impr.
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SALES COMPARISON APPROACH - Continued

COMPARABLE IMPROVED SALE NO. 3

Location         4324 Fitch Avenue, Baltimore
Submarket     Baltimore County, Maryland 21236-3930

Grantor: Next Level Athlete, LLC
Grantee: Bovino, LLC
Date of Sale: February 21, 2024
Identification: 14-2300007610 - Tax Map 81, Grid 11, Parcel 89

Rossville Plaza
Recordation: Liber 48797, Folio 115
Site Size: 1.580 acres/68,825 sf (+/-)
Improvements: 17,850 sf sports facility w/indoor tennis (built in 2007)
Zoning: BR - Business Roadside

MLR - Manufacturing, Light, Restricted
Utilities: all public utilities are available
Price: $2,450,000.00
Price per sf of impr.: $137.25

Comments: This is the sale of an indoor sports facility.  Interior finishes are rated somewhat inferior to the subject being
predominantly tennis courts.  General location is rated about equal to the subject.  Age & condition and quality of construction
require upward adjustment in comparison to the subject.

Adjustments for comparison:
Quality of Construction +10%
Age & Condition +10%
Interior Finish +10%
Total adjustment +30%
$137.25 x 1.30 = $178.43 per sf of impr. 
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SALES COMPARISON APPROACH - Continued

COMPARABLE SUMMARY GRID

Comp $/SF Econ
Cond.

Adj.
$/SF

Loc Age &
Cond

Qlty of
Constr.

Interior
Finish

Total
Adj.

Adj.
$/SF

#1 $ 184.89 $ 184.89  - 0 - $ 184.89

#2 $ 150.00  + 9% $ 163.50  - 10%  +25%  +15% $ 188.03

#3 $ 137.25 $ 137.24  +10%  +10%  +10%  +30% $ 178.43

Based on the aforesaid comparable sales, which range from an adjusted low of $178.43 per square foot to an
adjusted high of $188.03 per square foot with a mean of $183.78 per square foot and weighing the recent sale of
the subject property most heavily in the final valuation, it is this appraiser’s opinion that the market value of the
subject property is best estimated to be $185.00 per square foot.  Therefore, 22,987 square feet at $185.00 per
square foot, equals $4,252,595.00, rounded to $4,253,000.00.
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INCOME CAPITALIZATION APPROACH

In this approach, the projected rent rolls and expenses for the property are compared with other available data,
including comparable leases of similar space in the market area and reported expenses from other retail commercial
space.  From this analysis, a stabilized income and expense projection for the property is developed, and the
individual potential income stream is capitalized to provide a value indicator.

The subject property is currently owner occupied and as such, the following comparable leases are offered to arrive
at market rent for the subject property.  

COMPARABLE  RENTAL NO. 1

Location           15201 Marlboro Pike, Upper Marlboro
Submarket       Prince George’s County, Maryland 20772

Lessor: GLH Ford Lumber Properties
Lessee: Fitness Factory
Date of Lease: January 21, 2002
Lease Term: month-to-month
Leased Premises: 6,375 sf (+/-) fitness gym
Rent: $5,362.00 per month/64,344 per year/$10.09 per sf
Expenses: net

Comments: This is the lease of former warehouse space for gymnasium purposes.  Interior finishes are rated inferior as well as
overall condition of building.  General location is rated superior to the subject.   A downward adjustment is required for size.

Adjustments for comparison:
Age & Condition +20%
Location - 10%
Size - 10%
Interior Finish +10%
Total adjustment +10%
$10.09 x 1.10 = $11.10 per sf
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INCOME CAPITALIZATION APPROACH - Continued

COMPARABLE  RENTAL NO. 2

Location           3307 Crain Highway, Waldorf
Submarket       Charles County, Maryland 20603

Lessor: W.R. Blair, Inc.
Lessee: Kids First Swim School, Inc.
Date of Lease: June 1, 2012
Lease Term: 10-years with (2) 5-year renewal options
Leased Premises: 8,800 sf (+/-) swimming pool & fitness center
Rent: $17.30 per sf with 3% annual escalations
Expenses: triple net

Comments: Interior tenant improvements included $132,000 which were paid for by landlord at time of initial lease.  Age &
condition of this facility is similar to that of the subject property.  A downward adjustment is warranted for interior tenant
improvements, location and size, as well as for the inground pool facilities and size.

Adjustments for comparison:
Size - 10%
Location - 10%
Tenant Improvements - 10%
Total adjustment - 30%
$17.30 x .70 = $12.11 per sf
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INCOME CAPITALIZATION APPROACH - Continued

COMPARABLE  RENTAL NO. 3

Location          3307 Crain Highway, Waldorf
Submarket      Charles County, Maryland 20603

Lessor: W.R. Blair, Inc.
Lessee: Waldorf Fitness Center (formerly Gold’s Gym & changing to

Media Fitness Center
Date of Lease: March 1, 2024
Lease Term: 10-years & 7-months
Leased Premises: 13,130 sf two-story gymnasium w/elevator service & second

floor mezzanine
Rent: $15.00 with 3% annual escalations
Expenses: triple net

Comments: This is the lease of a two-story gymnasium facility located in Waldorf, similar to the previous comparable rental.  Age
& condition is rated slightly inferior to the subject.  Quality of improvements and type of improvements are deemed similar to
the subject. Existing FF&E was included in the base rent.  A downward adjustment is also required for size and location.

Adjustments for comparison:
FF&E - 10%
Size - 10%
Age & Condition +10%
Location - 10%
Total adjustment - 20%
$15.00 x .80 = $12.00 per sf
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INCOME CAPITALIZATION APPROACH - Continued

COMPARABLE  RENTAL NO. 4

Location           7904 Rossville Boulevard (4324 Fitch Avenue), Nottingham
Submarket       Baltimore County, Maryland 21236

Lessor: Next Level Athletics, LLC
Lessee: (asking rent)
Date of Lease: N/A
Lease Term: negotiatable
Leased Premises: 17,850 sf sports & athletic facility
Rent: $17.00 per sf (asking)
Expenses: triple net

Comments: This is the asking rent for a sports facility that was purchased instead of leased (Comparable Improved Sale No. 3). 
Base rent was asking rent, which requires a downward adjustment for market conditions since this lease was not negotiated, but
reflects the high end of potential leasing for similar type spaces as that of the subject.

Adjustments for comparison:
Market Conditions - 20%
Net  adjustment - 20%
$17.00 x .80 = $13.60 per sf

Location - 10%
Total adjustment - 10%
$13.60 x .90 = $12.24 per sf
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INCOME CAPITALIZATION APPROACH - Continued

COMPARABLE SUMMARY GRID

Comp Rent/SF Market
Cond.

Adj.
Rent/SF

Age &
Cond.

Interior
Finish

Tenant
Imprv.

Size Loc FF&E Total
Adj.

Adj.
Rent/SF

#1 $ 10.09 $ 10.09  +20%  +10%  - 10%  - 10%  +10% $ 11.10  

#2 $ 17.30 $ 17.30  - 10%  - 10%  - 10%  - 30% $ 12.11

#3 $ 1500 $ 15.00  +10%  - 10%  - 10%  - 10%  - 20% $ 12.00

#4 $ 17.00  - 20% $ 13.60  - 10%  - 10% $ 12.24

Based on the aforesaid comparable leases which range from an adjusted low of $11.10 to an adjusted high of
$12.50 per square foot with a mean of $11.86 per square foot and weighing all comparable sales equally, it is this
appraiser’s opinion that the market rent for the subject property is best estimated to be $12.00 per square foot. 
Therefore, 22,987 square feet at $12.00 per square foot, equals a gross potential income of $275,844.00.

In terms of vacancy, in reviewing CoStar’s most recent survey of flex/warehouse type space in the St. Mary’s County
region, which is deemed most similar to that of the subject property, current inventories are approximately 1.7
million square feet with absorptions of approximately 62,100 square feet per year and an overall average absorption
rate of approximately 7.7%.  

Based on the aforesaid information and noting that the subject property is fully occupied in what is expected to be
a long term ownership, it is this appraiser’s opinion that nominal vacancy would be expected and as such, this
appraiser has incorporated a 7.5% vacancy factor for the subject property.  Therefore, the effective gross income
is computed as follows: $275,884.00 less 7.5% or $20,691.00, equals $255,193.00.

In terms of rental rates, all of the leases on the subject property are expected to be on a triple net basis and were
the property leases, the landlord would be expected to pay normal leasing fees/management, miscellaneous &
administrative fees as well as allocations for replacement reserve for major structural and mechanical components.

Based on this information, the income and expense summary for the subject property is computed as follows:

Gross Potential Income $275,844.00
(less 7.5% vacancy)  ( 20,691.00)
Effective Gross Income $255,193.00

Less Expenses:

Management/Leasing @ 6% $15,312.00
Miscellaneous & Administrative $  2,000.00
Replacement Reserve @ 4% $ 10,208.00
Total Expenses  ( 27,520.00)

Net Operating Income $227,673.00
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INCOME CAPITALIZATION APPROACH - Continued

The overall capitalization rate reflects a relationship between the net operating income of a property and its overall
value. The overall rate includes both interest on and recapture of the investment. The capitalization rate selected
for the subject property has been substantiated by the Mortgage Equity - Band of Investment Technique. Support
for the factors involved in the application of this approach have been based on an analysis of current market interest
rates, economic conditions and financing arrangements typically available to the developers and investors in today’s
marketplace for comparable properties.

Based on our investigation, it is our assumption that an investor could obtain a 75% loan to value ratio. Interviews
with local lenders lead us to believe that the subject property would obtain loan at 6.50% with a 20 year
amortization schedule with rate adjustments every (5) years. Based upon a 20 year amortization the mortgage
constant on this loan would be indicated at .0908.

We estimated that an investor in this type of property would require a return of 15% on equity based upon
discussions with local investors and an analysis of current rates for competitive investment alternatives.  

In addition, the principal payment on a mortgage loan should not be viewed as an expense item like interest
payments, because such payments are, in reality, returned to the borrower by reducing the indebtedness. Therefore,
your appraisers have deducted a fair credit for equity build-up which was developed by a loan to value ratio of 75%
multiplied by the sinking fund factor of .0258.  The sinking fund factor represents the amount of principal in a level
mortgage payment, amortized over a 20 year period at the interest rate which we have estimated to be 6.50%.

Accordingly, the Mortgage/Equity Bank of Investment Technique has been calculated as follows:

Mortgage .75 x .0908 = .0681
Equity .25 x .15 = .0375
Weighted Average .1056

Less: Credit For Equity Build-Up
.75 x .0258 = .01935

Basic Overall Rate .08625
Call 7.85%

In referring to Price-Waterhouse-Coopers’ Korpacz Real Estate Investor Survey, Fourth (4th) Quarter 2023 for the
east coast regional warehouse market, overall cap rates range from 3.55% to 5.75% with an average of 4.99%. 
Non-institutional grade warehouse rates, however, range from 6.50% to 9.0% with an average of 7.75%.  Being
that the subject property is a non-institutional grade facility, it is this appraiser’s opinion that the cap rate as
reflected by Korpacz is the most appropriate for the subject property or 7.75%. 

The following cap rates have been extrapolated from the marketplace:

Market Extrapolated Capitalization Rates

24 Industrial Park Drive, Waldorf, Maryland, a multi-tenant warehouse, sold October 29, 2021 with a 7.5% cap rate
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INCOME CAPITALIZATION APPROACH - Continued

141 Schooner Lane, Prince Frederick, Maryland, is a warehouse building that sold on November 28, 2022 with a
6.5% cap rate

10410 Theodore Green Boulevard, White Plains, Maryland, is a 16,134 square foot warehouse that sold on June
21, 2023 with a 7.44% cap rate

10510 Middleport Lane, White Plains, Maryland 20695 sold on March 12, 2019 for $2,350,000 with a indicated
capitalization rate of 7.45% per costar. 

3675 Leonardtown Road, Waldorf, Maryland 20601 sold September 9, 2022 for $1,889,829 with a cap rate according
to Costar of 6.99%

24 Industrial Park Drive, Waldorf, Maryland 20602 sold November 12, 2021 for $1,650,000 with a cap rate
according to Costar of 7.50%

30155 Three Notch Road, Charlotte Hall, Maryland  sold March 2, 2022 for $2,800,000 with a cap rate according
to Costar of 9.50%

Off of Kaine Place, Waldorf, Maryland sold February 15, 2022 for $2,694,300 with a cap rate according to Costar
of 5.35%

21730 Great Mills Road, Lexington Park, Maryland sold February 8, 2021 for $1,531,500 with a cap rate according
to Costar of 7.00%

Shadow Stone, LLC to Atlas Enterprises, LLC, 141 & 151 Schooner Lane, Prince Frederick, MD sold on June 16, 2016
for $2,475,000.  This sale had a cap rate of 7.5%.

68 Industrial Park Drive, Waldorf, Maryland 20602 sold October 3, 2019 for $1,300,000.00 with a indicated
capitalization rate of 8.75% per Costar. 

Additionally, per Costar the current estimated capitalization rate for Saint Mary’s County industrial/flex space is 6.6%
and the estimated capitalization rate for Southern Maryland industrial/flex space is also 7.1%. 

Based on the aforesaid information, it is this appraiser’s opinion that a 7.75% cap rate is appropriate in the analysis
of the subject property.

The Net Operating Income developed in this analysis is $227,673.00.  By using an overall capitalization rate of
7.75% ($227,673.00 ÷ .0775= $2,937,716.00) the rounded value conclusion for the subject property by the Income
Capitalization Approach is $2,938,000.00.
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EXPOSURE/MARKETING TIME

In accordance with the Appraisal Institute, as well as the Uniform Standards of Professional Appraisal
Practice (USPAP), this appraiser has estimated the normal marketing time that similar properties have been
required to sell.  

A marketing time has been estimated within this appraisal report.  Since it appears in this appraiser's
opinion that the overall economic conditions as of the date of this valuation and for the perspective near
future are somewhat similar to those existing during the time frame of the comparable sales marketing
period (unless otherwise discussed), it is estimated by this appraiser that the marketing time for the subject
property were it to be placed on the market, and assuming that the property was placed in a competitive
stance and marketed at market values estimated in this report, that the overall marketing time will be 1-
month to 1-year.
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CORRELATION AND CONCLUSION

Tract #1 Tract #2

Cost Approach      N/A $4,291,000.00
Sales Comparison Approach $ 688,000.00 $4,253,000.00
Income Capitalization Approach      N/A $2,938,000.00

At time of inspection, the subject property was found to be a facility that is currently being operated by the
St. Mary’s County Government as a gymnasium/fitness center.  This building was originally constructed in
2019 and was found to be in good condition.

In the overall valuation of Tract #1 of the subject property, the Sales Comparison Approach has been used
exclusively in the final valuation.

In regards to Tract #2, all three approaches to value have been considered. The Cost Approach and the
Sales Comparison Approach reflects relatively tight ranges of value for the subject, while the Income
Capitalization Approach reflects the lowest perimeter of value.  To a large extent, the Sales Comparison
Approach has been weighted most heavily in the final valuation since this reflects the market value of
properties that have sold that are similar to that of the subject property.  The Cost Approach further
supports this value, while the Income Capitalization Approach is more reflective of the value of the property
based on potential income streams associated with the property.  However, it should be noted that it is not
expected based on current County use of the property that the property would be placed on the open
market for rental purposes.  Thus, the Income Capitalization Approach has been weighted to the least
extent in the valuation of the subject property.

Based on the aforesaid information, it is this appraiser’s opinion that the market value of the subject
property, as of February 16, 2024, is best estimated to be:

The Property Owned by the County Commissioners of St. Mary’s County

Tract #1
containing 3.508 acres of land, more or less

SIX HUNDRED EIGHTY-EIGHT THOUSAND DOLLARS
($688,000.00)

. . . . . . . .

Tract #2
containing 3.926 acres of land, more or less, and improvements

FOUR MILLION TWO HUNDRED FIFTY-THREE THOUSAND DOLLARS
($4,253,000.00)
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CERTIFICATION

I, James B. Hooper, certify that to the best of my knowledge and belief:

! The statements of fact contained in this report are true and correct.
! The reported analyses, opinions, and conclusions are limited only by the reported assumptions and

limiting conditions and are my personal, impartial, and unbiased professional analyses, opinions, and
conclusions.

! I have no present or prospective interest in the property that is the subject of this report and no
personal interest with respect to the parties involved.

! I have performed no services, as an appraiser or in any other capacity, regarding the property that is
the subject of this report within the three-year period immediately preceding acceptance of this
assignment.

! I have no bias with respect to the property that is the subject of this report or to the parties involved
with this assignment.

! My engagement in this assignment was not contingent upon developing or reporting predetermined
results.

! My compensation for completing this assignment is not contingent upon the development or reporting
of a predetermined value or direction in value that favors the cause of the client, the amount of the
value opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly
related to the intended use of the appraisal.

! My analyses, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the Uniform Standards of Professional Appraisal Practice.

! I have made a personal inspection of the property that is the subject of this report.
! No one provided significant real property appraisal assistance to the person signing this certification. 
! The reported analyses, opinions and conclusions were developed, and this report has been prepared,

in conformity with the Code of Professional Ethics and Standards of Professional Appraisal Practice of
the Appraisal Institute.

! The use of this report is subject to the requirements of the Appraisal Institute relating to review by its
duly authorized representatives.
As of the date of this report, James B. Hooper has completed the continuing education program for
Practicing Affiliate of the Appraisal Institute.

! As of the date of this report, James B. Hooper has completed the Standards and Ethics Education
Requirement for Practicing Affiliate of the Appraisal Institute.

Based upon our analyses, assumptions, and limiting conditions in this report, the indicated market value for the
subject property, as of February 16, 2024,  is summarized as follows:

The Property Owned by the County Commissioners of St. Mary’s County

Tract #1
containing 3.508 acres of land, more or less

SIX HUNDRED EIGHTY-EIGHT THOUSAND DOLLARS
($688,000.00)

. . . . . . . .
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Overview 

 St. Mary’s County submits the enclosed materials as its formal application for conversion 
of the 5.1152 acres of 21100 Great Mills Road, Lexington Park, MD 20653 encumbered by 
Program Open Space (“POS”).  The County’s offered replacement for 21100 Great Mills Road are 
the properties known as 46955 and 46961 Bradley Boulevard, two contiguous parcels less than 
two miles east of 21100 Great Mills Road comprising approximately 7.434 acres, more or less, 
that the Commissioners believe satisfy POS eligibility requirements and are appropriate 
replacement candidates. 
 
 This conversion request is part of a years-long effort by the Commissioners and people of 
St. Mary’s County to bring a YMCA center to our community.  After a long and deliberate process, 
as detailed further below, 21100 Great Mills Road was selected as the best location for a future 
YMCA out of all possible alternatives.  The conversion of the encumbered acreage on 21100 Great 
Mills Road is necessary to facilitate development of the proposed YMCA.  The Commissioners 
believe this conversion and acceptance of the proposed replacements, if approved, would greatly 
increase the recreational amenities available to the County’s residents while still expanding the 
overall value – in terms of land area, market value, and recreational offerings – of the County’s 
portfolio of POS properties. 
  
 Property Information 
 
 21100 Great Mills Road 
 
 21100 Great Mills Road is a 16.246-acre, per SDAT, parcel abutting Great Mills Road in 
Lexington Park, MD.  The area is, by the County’s standards, highly developed.  POS funds were 
used to assist the Commissioners’ acquisition of this property in 2000 and 5.0 acres of the land 
were placed under POS covenants.  The County’s original plan at the time was to develop the entire 
parcel as a public park.  The 5.0 acres encumbered by POS covenants were eventually improved 
with the Great Mills Swimming Pool, a public pool operated by the County’s Department of 
Recreation & Parks.  The POS lands were augmented by an additional 5,017 square feet in 2016 
as result of the County’s conversion of POS space that had been located at Dorsey Park, after a 
cell tower was erected on that property.  
 

The pool is available to county residents by purchase of daily admission passes or through 
a variety of annual and semi-annual passes.1 

 
The 5.1152 acres, with improvements, hold a current fair market value of $1,946,000.00, 

as reflected on the attached appraisal. 
 
46955 and 46961 Bradley Boulevard 
 

 46955 and 46961 Bradley Boulevard lie approximately 1.9 miles northeast by east of 21100 
Great Mills Road.  It may be readily accessed from 21100 Great Mills Road by less than a ten 

 
1 All pass options can be found at the Department of Recreation & Parks’ website. 

https://recreation.stmarysmd.com/wbwsc/webtrac.wsc/search.html?module=PM&SessionID=24521bbd339ce8028c5f76e6a2cc410ce6f887f3f6b328476e8ab8d83aa28b8bfb3b85d6ffa6567f1f8ebcfb7e9a6b1b88ad94e293c5f5dfd2718fba57596354
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minute drive traveling north from 21100 Great Mills Road on MD Route 246 and then south on 
Willows Road until reaching Bradley Boulevard. 
 
 46961 Bradley Boulevard is a 3.926 acre parcel improved by the former Willows 
Recreation Center, a privately owned indoor recreational center that operated for approximately 
three years.  It permanently ceased operations on April 30, 2023.  Prior to the property’s closure 
and its ultimate purchase by the Commissioners of St. Mary’s County, County staff confirmed with 
DNR staff that it and the adjacent parcel at 46961 Bradley Boulevard, together, appeared to satisfy 
POS eligibility requirements for conversion.  After closing on the property the County’s 
Department of Recreation & Parks moved to make the former Willows Recreation Center into the 
new St. Mary’s County Gymnastics Center.  The Gymnastics Center is and will remain host to the 
Department of Recreation & Parks’ Gymnastics Academy.  Leisure classes, pickleball, and other 
events will also have space at the Gymnastics Center. 
 
 46955 Bradley Boulevard is an unimproved 3.508 acre outparcel adjacent to 46961 Bradley 
Boulevard.  Its acquisition both protects the Gymnastics Center from potentially impactful or 
disruptive development and provides a space for potential future development and outdoor 
recreational opportunities to augment the Gymnastics Center. 
 
 POS funds were not used in the acquisition or renovation of either parcel. 
 
 The properties on Bradley Boulevard hold a combined fair market value of $4,941,000.00, 
as reflected on the attached appraisals.  46961 Bradley Boulevard is appraised at $4,253,000.00 
and 46955 is appraised at $688,000.00. 
 
Proposed Future Use of 21100 Great Mills Road and Need for Conversion 
 
 21100 Great Mills Road was selected as the location for a future YMCA following years 
of study and review to gauge the community’s need and receptivity to locating a YMCA in St. 
Mary’s. 
 
 On July 23, 2019, the Commissioners of St. Mary’s County approved the formation of a 
13-member exploratory committee to investigate the possibility of locating a YMCA in St. Mary’s 
County.  The exploratory committee’s directives were to: (1) investigate community needs; (2) 
learn about YMCA programs and services; (3) identify potential locations for a facility; (4) discuss 
potential facility amenities; and (5) gauge fundraising capacities.  One year later, On July 22, 2020, 
the exploratory committee published its findings.  The exploratory committee found that a YMCA 
would greatly enhance the welfare and quality of life for a diverse range of citizens in the County; 
that it would help stabilize families and foster well-rounded children; that it would connect and 
engage young people; serve an active aging population; and help local employers retain young 
talent.  The exploratory committee identified three potential site locations and made a finding that, 
if provided a state-of-the art building funded through a public-private partnership, it appeared 
feasible that YMCA of the Chesapeake could maintain a sustainable operating budget for the 
facility.  The entire findings and report of the exploratory committee are attached to this packet. 
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  Six months after the exploratory committee’s final report the Commissioners of St. Mary’s 
County entered into a Memorandum of Agreement with YMCA of the Chesapeake to conduct a 
Campaign Feasibility Study to further determine viability of the private-public funding model for 
the proposed facility.  The results of the feasibility study were presented on May 4, 2021, and 
indicated the project was financially viable.  On June 15, 2021, the Commissioners of St. Mary’s 
County approved a Memorandum of Understanding for the creation of a YMCA Task Force, 
consisting of local community leaders, YMCA staff, and County staff, to explore the two potential 
sites identified by the exploratory committee: the Great Mills Pool property at 21100 Great Mills 
Road and land adjacent to Nicolet Park.2  The task force was to consider the following factors to 
gauge each site’s strengths and weaknesses: (1) potential land-use agreements; (2) each site’s 
suitability for development; and (3) potential synergies of a YMCA with existing or nearby features 
at each site  A professional consultant was retained to assist the Task Force in its work.  The 
Commissioners were briefed on development of the YMCA site plan throughout the remainder of 
2021 and into early 2022, and ultimately voted to approve the Task Force and YMCA of the 
Chesapeake’s recommendation of the Great Mills Pool site on February 15, 2022.  A planned 
construction agreement for the new YMCA building and a 50-year lease agreement with the 
YMCA of the Chesapeake were approved on July 26, 2022.  
  
 The YMCA will be located immediately adjacent to the Great Mills Pool, which will 
become part of the new YMCA facility.  Maintenance responsibilities will be assumed by the 
YMCA.  Originally, St. Mary’s County staff believed this would comply with Program Open 
Space’s requirements.  Recognizing the YMCA’s nature as a membership-based organization, 
however, the County submits this conversion request to eliminate any potential conflict. 
 
Conversion Eligibility Requirements 
 
 Per the Department of Natural Resources’ Program Open Space Manual, the conversion 
request must meet the following criteria.  St. Mary’s County response or justification to each 
criterion is provided below: 
 

a. Payment of any conversion review fee that may be required by the State of 
Maryland. 
 
Any required fees shall be paid. 

 
b. A detailed description of the alternatives considered. 

 
As detailed above and in the attachment documents, 21100 Great Mills Road was 
chosen as the site of the future YMCA after lengthy and detailed consideration by many 
stakeholders.  Through the work of the YMCA Exploratory Committee, the YMCA Task 
Force, County staff, YMCA staff, and professionals retained to assist in development of 
this project, the ultimate location was winnowed to two potential sites: the Great Mills 
Pool property and land adjacent to Nicolet Park.  Of these, the Great Mills Pool 
property was selected for, among other considerations, its greater market 

 
2 The third potential site, located off Shangri-La, was not owned by the Commissioners of St. Mary’s County, and 
ultimately was not a viable alternative for that reason. 
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opportunities, site development potential, existing pool facility, and lack of close-
proximity like-service providers.  Site assessments for both properties by the YMCA 
Task Force, prepared with the help of Gro-Dev, a professional consultant firm, are 
included among the attachments to this report. 
 
 

c. At least one appraisal for the area proposed to be converted and one for the area 
proposed as replacement property. 
 
Appraisals for both the encumbered portion of 21100 Great Mills Road and 46955 & 
46961 Bradley Boulevard are included among the attachments.  They indicate the 
proposed replacement properties greatly exceed the fair market value of the 
encumbered portion of 21100 Great Mills Road. 

 
d. A comparison of the substitute site as compared with the conversion site that 

demonstrate the replacement is: (1) of equal or greater recreational and open 
space value; (2) of equal or greater size; (3) of equal or greater appraised monetary 
value; and (4) in the same general location. 
 
21100 Great Mills Road’s only public amenity is a public pool, and the entire site is 
otherwise unimproved.  User fees are required for the pool.  The proposed replacement 
properties comprise a former private indoor recreational center that has been 
repurposed to the St. Mary’s County Gymnastics Center with potential for development 
of further indoor and outdoor recreational opportunities at relatively modest cost to 
the County.  An indoor pickleball court has already been developed on the Gymnastics 
Center’s second floor.  The Commissioners believe these factors demonstrate the 
replacement properties’ equal or greater recreational and open space value.  The 
replacement properties comprise 7.434 acres, compared to the 5.1152 acres 
encumbered on 21100 Great Mills Road.  The replacement properties appraise at a 
combined $4,941,000.00, compared to $1,946,000.00 for the encumbered portions of 
21100 Great Mills Road.  The replacement properties are 1.9 miles, more or less, 
northeast by east of the Great Mills Pool and are readily accessible to the public. 

 
e. Evidence that the proposal has been reviewed and coordinated with all affected 

municipal or county governmental agencies. 
 
Neither 21100 Great Mills Road nor the proposed replacement properties are located 
within a municipality.  As detailed in the narrative above and evidenced among the 
attachments to this application, development of this project underwent extensive review 
with heavy participation by County staff and County elected officials at each level. 
 

f. Certification that the replacement property is consistent with: (1) the County’s 
Comprehensive Plan; (2) the Local Land Preservation and Recreation Plan; (3) 
the State Land Preservation and Recreation Plan; and (4) the “Eight Visions” 
addressed in the Maryland Economic Growth, Resource Protection, and Planning 
Act of 1992 (Subtitle 7A of Title 5 of the State Finance and Procurement Article) 
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Certifications that the proposal is consistent with the County’s Comprehensive Plan 
and Local Land Preservation and Recreation Plan are included as attachments.  The 
proposal appears to meet, at the least, Goals 1, 3 and 4 of the State Land Preservation 
and Recreation Plan by providing greater across-the-board recreational opportunities 
and a physical facility that is a great improvement over the Gymnastics Academy’s prior 
premises; the proposed replacement property also has considerable potential for future 
expansion of services offered, including pickleball, leisure classes, meeting space, and 
special events.  It also preserves the contiguous outparcel in open space and forestalls 
any future commercial development of the property. The project appears to be 
consistent with the State Economic Growth, Resource Protection, and Planning Policy 
found in Md. State Finance and Procurement Article § 5-7A-01 by, among other things, 
improving area residents’ quality of life through increased access to recreational 
amenities and preserving open space, making efficient use of existing development, 
locating the replacement properties in a targeted growth area and existing population 
center.  

 
g. Evidence that one or more meetings were held to answer the community’s 

questions regarding the taking of POS-funded property and suitability of the 
replacement site. 
 
Site selection for the future YMCA included extensive public outreach and many 
stakeholders were engaged throughout the County through the work of the YMCA 
Exploratory Committee and the YMCA Task Force.  However, to the best of staff’s 
review, explicit mention of the need for a POS conversion was not made explicitly clear.  
To fully satisfy this requirement a public meeting, solely to call specific attention to the 
nature of this conversion application, is planned to be held on April 23, after due public 
advertisement.  A supplement to this application summarizing the results of that public 
hearing will be provided.  
 

h. An environmental assessment must be provided. 
 
DNR’s wetlands maps, available through St. Mary’s County’s GIS system, show 
palustrine wetlands on the southernly portion of 46961 Bradley Boulevard, with 
minimal intrusion into the southeasterly most corner of 46955 Bradley Boulevard.  This 
area corresponds to a preexisting stormwater management pond.  There are no other 
apparent notable environmental features on the replacement properties.  See Notes # 
18 and #19 on Plat 64/113.  There are no notable environmental features, and no 
wetlands, on 21100 Great Mills Road. 
 

i. Location and parcel acquisition line maps to show changes to the original project 
site and to establish the location and extent of the substitute property. 
 
Required maps and plats, where available, are provided as part of the attachments.  
46955 and 46961 Bradley Boulevard will be offered as replacements in their entirety. 
 



6 
 

j. Wetlands delineation maps for each site. 
 
Required maps are provided as part of the attachments. 
 

k. A new POS Application and Project Agreement describing the replacement site as 
a new POS project. 
 
The required application form is provided as part of the attachments. 
 

l. Acknowledgment that the deed to any approved substitute land will include the 
standard POS restrictive clauses regarding conversion and the POS fund source 
as required by Natural Resources Article § 5-906(e)(7)(8).   
 
The Commissioners of St. Mary’s County acknowledge that POS covenants will be 
placed on the replacement properties. 
 

m. Explanation of any mitigation measures that would add additional value to either 
site or would add in a significant way to the enjoyment or protection of the 
resource. 
 
Though the Great Mills Pool property will be taken out of the County’s inventory of 
public POS properties, it will continue to provide the same recreational amenities and 
offerings as it has in the past.  The cost to the public of using the facility as a member 
of the YMCA is anticipated to be less expensive than its current cost.  The agreement 
and lease with the YMCA of the Chesapeake will ensure the smooth and continual 
operation of the YMCA over the next 50-years, ensuring this recreational amenity will 
not lapse into disuse or disrepair.  The proposed YMCA will greatly enhance the 
recreational amenities available to the County’s residents, particularly to those living 
in Lexington Park and Great Mills. 

 
 We look forward to your consideration of this application and to quickly responding to any 
comments you or the other reviewing departments may return.  We also thank you for the 
cooperation and assistance you have given us in this endeavor.   
 
 
 
_______________________    _______________________ 
Date       James R. Guy 
       President 

Commissioners of St. Mary’s County 
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