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INTRODUCTION
A sufficient inventory of quality office space is critical for retaining and attracting businesses in
Charles County, therefore it is in the County’s best interest to encourage and facilitate its
development. The purpose of this assessment is to provide stakeholders and potential investors in
Charles County an understanding of the forces that influence the supply and demand
characteristics of the commercial office market in Charles County. A specific focus is placed on the
Class “A” office submarket, and the potential for future new inventory in appropriately zoned
areas. Awareness of office market dynamics will also help inform the Economic Development
Department’s (EDD) planning and strategies for the next three (3) years.
EDD utilized several public and private sources of data in the preparation of this document,
including: the U.S. Census; Esri Business Services, a nationally recognized data provider; the U.S.
Department of Commerce; and the State of Maryland Department of Labor, Licensing and
regulation. Every effort has been made to provide the most accurate information available,
recognizing that there can be slight variations on specific data from source to source.

SOCIOECONOMIC SUMMARY
Demographic Trends ― This section analyzes demographic trends in population,
households, income, occupational employment data and commuting patterns. The analysis
focuses on these characteristics to provide the framework for understanding the demographic
and economic activity that will influence demand for office space.
From 2010 through 2017 population and households increased by 10.7% and 10.5% respectively,
at an annualized rate of approximately 1.3%. Charles County households enjoyed growing
prosperity during this period, with median household incomes rising 8.8% from $88,825 to
$96,659. See Table 1.

Table 1
Demographic Characteristics
Charles County, 2010 - 2017
2010
2017 % Change Annualized
Population
146,551
162,252
10.7%
1.3%
Households
51,214
56,609
10.5%
1.3%
Median Household Income
$88,825
$96,659
8.8%
1.1%
Source: Esri Business Services; Charles County Economic Development

Much of what has driven demand for office space in Charles County are the services that
residents, households and businesses rely on such as medical, professional and personal. A
steadily increasing population signifies that demand for these services should continue to grow
on a direct and linear basis.
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Labor Force and Unemployment Trends ― The labor force and unemployment rates
are measures of the size of a geography’s active, resident worker base as well as their current
employment status. The labor force includes workers who are currently employed, unemployed
and currently seeking a job. Charles County’s labor force has risen steadily from 74,435 in 2007 to
80,670 in 2016, an increase of 8.4% in ten (10) years.
The county’s unemployment rate has tracked lower than the state’s in the ten-year period from
2007 to 2016. In 2006, county unemployment was 2.9%, compared to 3.5% in the state. The
average unemployment rate peaked in both geographies in 2010 during the height of the Great
Recession at 6.9% in the county and 7.5% in the state, and in 2016 stood at 4.2% and 4.3% in the
county and state, respectively. Unemployment rates have yet to return to pre-recession levels
however. See Figure 1.

Figure 1
AVERAGE LABOR FORCE AND UNEMPLOYMENT RATES
2007 to 2016
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Source: U.S. Dept. of Commerce; Charles County Economic Development Department

Occupational Characteristics focus on Charles County resident’s employment by industry
without regard to place of employment and reflect the workforce that live in the county.
Occupational categories can be divided into three major groups that provide some indication of
the distribution and diversity of skills available within the labor force: white collar, services and
blue collar. White collar occupations are further broken down by job types and include
management/business/financial, professional, sales, and administrative support jobs. In 2017,
66.2% of Charles County’s labor force were employed in white collar occupations. The service
group includes a broad range of sectors including health care, education, and hospitality. In 2017,
17% of the labor force was employed in this group. The blue-collar group accounted for 16.8% of
the labor force in 2017 and includes the following occupational sectors: farming/forestry/fishing,
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production, construction/extraction, installation/maintenance/repair, and transportation/material
moving.
The Washington, D.C. metropolitan area’s economy has historically been driven by the growth of
government, knowledge and information-based businesses, and service businesses. In fact, the
greater U.S. economy continues to move away from production-based employment to more
service-based industries. To this point, the county’s concentration of white collar laborers is a
reflection of regional characteristics. Figure 2 shows occupational employment by sector.

Figure 2
Production
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Source: Esri Business Services; Charles County Economic Development Department

Employment Trends ― At-place employment measures the number of workers by industry
sector within a specific geography. Employment by industry is examined for a five-year period
from 2012 through 2016 (the last year complete data is available) to ascertain which industry
sectors are growing and which may be in decline. Table 2 shows five-year at-place employment
trends sequenced by order of the change in employment in real numbers.
Trends in the information, financial activities, professional and business services, and government
sectors are most relevant to assessing the demand for office space, which they typically occupy.
Other industry sectors that could potentially occupy office space are: government, education and
health services, and other services. During the subject five-year period, the government sector
added 50 jobs, the professional and business services sectors added 175 jobs, the education and
health services sectors added 80 jobs, and other services added 160 jobs. The Information and
financial activities sectors declined by 70 and 7 jobs, respectively. See Table 2.
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Table 2
At-Place Employment, Charles County, MD
Charles County
Industry Sector
2012
2016
Change
2,279
TOTAL EMPLOYMENT
40,623
42,902
GOVERNMENT SECTOR -- TOTAL
9,605
9,655
50
Federal Government
2,271
2,276
5
State Government
626
557
(69)
114
Local Government
6,708
6,822
PRIVATE SECTOR -- TOTAL
31,018
33,247
2,229
Goods Producing
3,944
5,089
1,145
Natural Resources and Mining
29
35
6
Construction
3,265
4,419
1,154
Manufacturing
650
635
(15)
Service Providing
27,074
28,158
1,084
Trade, Transportation & Utilities
10,717
10,810
93
Information
334
264
(70)
Financial Activities
1,140
1,133
(7)
Professional & Business Services
3,046
3,221
175
Education & Health Services
5,179
5,259
80
Leisure & Hospitality
5,305
5,958
653
160
Other Services
1,353
1,513
Source: MD Dept. of Labor, Lisencing & Regulation; Charles County EDD

%
5.6%
0.5%
0.2%
-11.0%
1.7%
7.2%
29.0%
N/A
35.3%
-2.3%
4.0%
0.9%
-21.0%
-0.6%
5.7%
1.5%
12.3%
11.8%

Commuting Patterns ― Understanding commuting patterns can provide useful insight into
evaluating the potential for future office development. Commuting patterns highlight the flow of
workers into and out of a specific labor market area and as such, can help to identify where there
may be potential to capture additional jobs that are leaking from the local economic base. A key
element to the attraction and retention of high value businesses is the availability of quality office
space.
2016 data from the U.S. Census Bureau American Community Survey (ACS) show 48,778 Charles
County residents commuting outside of the county to work, which represents 60.8% of the
resident workforce of 80,184.1 Residents living and employed in the county were estimated to
equal 31,406 or 39.2%, and workers living outside the county and commuting into the county to
work were estimated to equal 11,496, yielding a net outflow of 37,282. See Figure 3.
The EDD is developing initiatives to address the outmigration of talented workers from the
county. A key component of these efforts is to advocate for and support quality office
development in attractive, mixed use environments in order to entice homegrown and/or
expanding businesses to locate in the County.

The labor force data in Figure 1 is derived from the U.S. Department of Commerce and differs slightly from that reported
by ACS. The objective of this section is to illustrate the significant net outflow of workers from the county.
1
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Figure 3

Source: U.S. Census American Community Survey and Longitudinal Employment-Household Dynamic; Charles County Economic
Development Department
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OFFICE MARKET ASSESSMENT
Inventory & Market Characteristics ― This section details the inventory and market
characteristics within the commercial office real estate sector, with particular emphasis on space
for lease. The data provided in this section are obtained from Costar, a national real estate data
tracking and reporting service. Costar typically categorizes office buildings under three
classifications: Class A, Class B and Class C. A fourth category referred to as Flex Space, can
accommodate office, retail and light industrial uses.
Class A - These buildings represent the newest and highest quality buildings in their market. They
are generally the best-looking buildings with the best construction and possess high quality
building infrastructure. Class A buildings also are well located, have good access, and are
professionally managed. As a result of this, they attract the highest quality tenants and also
command the highest rents. The only office buildings in Charles County that CoStar recognizes as
Class A are located in the White Plains Corporate Business Park off of southbound U.S. 301, and
comprise a total of approximately 120,000 square feet of leasable space.

This 60,000-square-foot Class A office building in White Plains Corporate Business Park was delivered in late 2016.

Class B - Class B buildings are generally a little older, but still have good quality management and
tenants. Oftentimes, value-added investors target these buildings as investments since welllocated Class B buildings can be returned to their Class A glory through renovations such as
facade and common area improvements. Class B buildings should generally not be functionally
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obsolete and should be well maintained. Class B office space comprises just under 1.8 million
square feet in Charles County and represents a broad spectrum of building typologies as
illustrated in the following images.

The Facchina Building in La Plata is an 89,000-square-foot high-end Class B building.

3010 Crain Highway, Waldorf, Class B
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Hamilton Center, 42,479-square-foot Class B medical office building in Waldorf

2 Industrial Park Drive in Waldorf, example of low-rise Class B office

401 Post Office Road, Waldorf, 18,300-square-foot Class B office
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Class C - The lowest classification of office building and space is Class C. These are older buildings
and are located in less desirable areas and are often in need of extensive renovation.
Architecturally, these buildings are the least desirable, and building infrastructure and technology
is outdated. As a result, Class C buildings have the lowest rental rates, take the longest time to
lease, and are often targeted as re-development opportunities. Class C space encompasses
repurposed dwelling units, which are often single tenant professional offices. The Class C
submarket encompasses an estimated 750,000 square feet of leasable space.

2670, Crain Hwy, Waldorf, 46,380-square-foot Class C building built in 1974.

Much of the Class C space in Charles County are repurposed dwellings such as this at 118 Lagrange Ave. in La Plata

11

Charles County Office Market Analysis
May 2018

Flex - Flex is a type of building designed to be versatile, which may be used in combination with
office, research and development, quasi-retail sales, and including, but not limited to production,
warehouse, and distribution uses. Flex is included in this analysis since a majority is built to lease.
The Flex submarket comprises an estimated 682,000 square feet.

3435 Rockefeller Ct. Waldorf, 30,000-square-foot flex building

101 Catalpa Dr., La Plata, 40,000-square-foot flex building with a loading dock on the right.
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Table 3 shows a summary of the office and flex building inventory of for-lease properties. Class A
office space was introduced in the Charles County marketplace within the past ten years,
commands the highest rents and has the lowest vacancy rate at 3.6%. The delivery of a new
60,000-square-foot Class A building at the end of 2017 is not acknowledged in this table (due to
the timing gap between delivery and acknowledgement) and will certainly impact vacancy in the
near term, although the building is reportedly 50% leased as of this writing. Low vacancy rates
ranging from 5.7% to 6.6% also indicate a stable market for the Class B, C and flex submarkets.

Table 3
Charles County Office Market Characteristics
Year End 2017
Inventory
Type
Buildings
Total RBA*
Vacant SF
Vacancy
Class A**
1
59,752
2,122
3.6%
Class B
114
1,765,409
100,176
5.7%
Class C
129
749,365
49,178
6.6%
Flex
40
682,148
44,044
6.5%
Source: CoStar; Charles County Economic Development Department
*RBA = rentable building area
**Data precedes delivery of newest 60,000-square-foot Class A building

Asking
Rents
$29.44
$22.84
$19.27
$11.97

Annual deliveries of new office space are key market indicators, since new construction typically
responds to demand. Date included in Table 4 is from CoStar with the exception of the 2017
delivery of 60,000 square feet, which reflects the completion of the new Class A office building in
White Plains Corporate Park. Ten-year annualized deliveries average approximately 36,000 square
feet, although the White Plains building represents the first significant delivery in five years.
Table 4
Charles County 10-Year Office Deliveries
Year
2008
2009
2010
2011
2012
2013
2014
2015
2016
2017
SF
2,412,234 2,441,378 2,441,378 2,496,864 2,560,123 2,560,123 2,564,257 2,564,257 2,564,257 2,624,257
SF Growth
147,983
29,144
0
55,486
63,259
0
4,134
0
0
60,000
Source: CoStar; Charles County Economic Development Department

Sources of Demand ― Demand for new office space, and to a lesser extent flex space, will
be generated from growth in the following industry sectors: government, professional and business
services, education and health services, other services, and financial activities and information, the
latter two sectors having declined somewhat since 2012.
Historically, office demand has been driven by household growth in Charles County which is
evident by much of the office space is occupied by the medical sector. Medical office tenants
typically include primary health care providers, dentistry and orthodontics, and other medical
specialties. Professional services tenants also occupy significant blocks of office space in the
county and include accounting, legal services, real estate sales and leasing and other locally
serving businesses.
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LAND AND ZONING ASSESSMENT
Charles County’s real estate assets are key to attracting and retaining businesses and include
existing buildings and developable land. In a marketplace that boasts vacancy rates of less than
10% in all classes of office and flex space, it is important to maintain an inventory of land that is
suitable for employment supporting development from both the availability and regulatory
perspective. What follows are brief descriptions of zoning districts within the county that could
support office and/or flex space development.

County Zoning Districts ― Office development is permitted by right in eleven (11) base
zones comprising Business Park (BP), Central Business (CB), Community Commercial (CC),
Neighborhood Commercial (CN), Village Commercial (CV), Acton Urban Center (AUC), Waldorf
Central (WC), Light Industrial (IG), Core Development/Residential (CER), Core Mixed Residential
(CMR), and Residential Office (RO). Office development is also permitted in four (4) floating zones
including Planned Employment Park (PEP), Mixed Use (MX), Planned Unit Development (PUD) and
Transit Oriented Development (TOD). Descriptions of the zones and their characteristics are as
follows:
BP Business Park Zone – This zone concentrates business and light industrial uses in a park-like
setting and is located where a large area of land permits horizontal expansion sufficient to
provide on-site parking and landscaped areas. The BP zone allows for 15% of the building area to
accommodate ancillary uses such as retail, restaurants and day care.
The prime example of the BP zone in Charles County is the 48-acre White Plains Corporate
Business Park, home to Charles County’s Class A office building inventory. The project’s first
building was delivered in 2006. The property contains two 60,000-square-foot, three-story Class A
office buildings, one 40,000-square-foot, three-story Class A office building, one 24,000-squarefoot single story medical office building and a BB&T branch bank. The developer anticipates the
development of a last, 25,000-square-foot building on the property within the next several years
to reach full build-out.
Charles County contains fourteen (14) BP zoned districts comprising a total of 1,454 acres. Of this
total, 4 districts totaling 294 acres (not including the White Plains Corporate Business Park) have
the access, visibility, and developable land to be considered as viable candidates for office
development. Two of these parcels are located on the east side of Western Parkway north of Berry
Road, one is located on southbound U.S. 301 north of Hawthorne Road, and one is located on the
northwest quadrant of U.S. 301 and Marshall Corner Road, part of which contains the new Army
Reserve Training Center which is currently under development.
Of the ten remaining BP districts, one contains the Laurel Springs Regional Park, one contains the
Berry Elementary and Mattawoman Middle Schools, six are more suited to industrial use or have
topographical issues, and two are located at the north and south ends of the Maryland Airport.
CB Central Business – The CB Zone is comprised of a total of approximately 430 acres, mostly
concentrated in the northwest, southwest, and southeast quadrants of U.S. 301 and MD Route 5,

14

Charles County Office Market Analysis
May 2018

also extending east along MD Route 5 through downtown Waldorf. Almost entirely built out, the
CB zone is characterized by shopping centers, highway retail, hotels and restaurants interspersed
with office and automotive uses.
CC Community Commercial – Located primarily along U.S. 301, the CC districts are similar to the
CB districts in character. The CC district in Waldorf contains a number of auto dealerships, while
the CC district in White Plains is characterized by more stand-alone retail, small strip shopping
centers, and some fairly significant undeveloped properties with frontage on U.S. 301. There are
also small CC districts along U.S. 301 in Newburg, and a 112-acre undeveloped parcel in
Hughesville off of MD Route 231.
CN Neighborhood Commercial – CN districts are mostly small, rural, and scattered,
accommodating local services such as country stores, automotive uses and marinas.
CV Village Commercial – The CV zones are similar in character to CN zones and provides for
appropriate locations for limited commercial activities to serve rural areas of the county. The two
largest CV districts in the county are located on U.S. 301 in Bel Alton (110 acres) and Newburg
(130 acres).
Waldorf Urban Redevelopment Center (WURC): WC Waldorf Central and AUC Acton Urban
Center – The WURC was created in anticipation of high-capacity, fixed-route rapid transit service
from the Branch Avenue Metro Station in Prince George’s County through Waldorf and down to
White Plains. The WURC area in Downtown Waldorf covers approximately 300 acres along the Old
Washington Road corridor (MD Route 925) north of Acton Lane to south of Leonardtown Road
(MD Business 5) and between U.S. 301 and the CSX railroad tracks. The area was rezoned in 2010
from CC and CB to WC and AUC, which permit mixed use, transit-oriented development to
include office, residential, retail and hospitality. The WC zone calls for 2-5 story buildings in
contrast to the AUC zone of 3-10 stories. The area is largely built out, and currently comprises
low-rise industrial, warehouse, office, retail, automotive and residential uses.
IG General Industrial – This zone provides appropriate locations for industrial uses of moderate
scale and intensity.
CER Core Development/Residential, CMR Mixed Residential – Limited to Bryans Road, these
zones provide for development that will successfully integrate a mixture of complementary land
uses that may include office, residential, retail and civic uses. The CER and CMR zones total
approximately 95 acres and 99 acres, respectively, and contain fairly significant undeveloped
parcels.
RO Residential/Office – This zone accommodates a mixture of office and residential uses in a
manner that assures that low-intensity commercial uses are compatible with adjacent dwellings.
The largest RO district is a 92-acre corridor along MD Route 925 in Waldorf.
PEP Planned Employment & Industrial Park – Charles County’s single PEP district is an
undeveloped 42-acre parcel in Hughesville that will accommodate light and medium industrial
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uses along with related commercial uses. The district is located near College of Southern
Maryland’s 74-acre Regional Hughesville Campus.
MX Mixed Use – The MX zone integrates residential, commercial, industrial and institutional uses
into a master planned development. There are two MX districts in Charles County. The first is a
73-acre assemblage located in Waldorf at the northeast quadrant of Berry Road and Western
Parkway. The district contains a restaurant, pharmacy, hotel, and a 35,000-square-foot multitenant flex building as well as several finished lots. The second is a 238-acre assemblage,
approximately one-third of which is residential development with the balance undeveloped.
PUD Planned Unit Development – The PUD zone was created to recognize the planned unit
development known as Saint Charles. The PUD was planned as an economically self-sufficient
community to have no less than 10% nor more than 25% of its total area developed as
commercial and industrial use. There are two commercial properties presently being marketed in
St. Charles: Middle Business Park, approximately 23 acres comprising 14 lots on Billingsley Road
and the 52-acre Piney Reach Business Park, also on Billingsley Road.
TOD Transit Oriented Development – Similar to the WC and AUC zones, this zone was created
in anticipation of rapid transit. The 144-acre district straddles U.S. 301 in north Waldorf and is
planned for a mix of retail, office, hotel, townhouses and apartments.

Town of La Plata – The Town of La Plata saw considerable office development following the
disastrous tornado of 2002 destroyed much of its central business district. La Plata’s for-lease
office inventory is now estimated at 745,350 square feet, or 29 percent of the total county
inventory of approximately 2.6 million square feet. Although La Plata is largely built out, there
remain development and redevelopment opportunities in the town, and office development is
permitted primarily in the following zones:
CH Commercial Highway – The U.S. 301 corridor generally running from U.S. 301 in the north to
south of Glen Albin Road. Characterized by a mix of shopping centers, hospitality, stand-alone
retail and office.
CB Central Business – Downtown La Plata, extending east and including the University of
Maryland Charles Regional Medical Center. The Central Business zone encompasses most of La
Plata’s office space. CB permits attached dwellings and multi-family dwellings with conditions.
CBT Central Business Transition – The CBT district is intended to serve as the transition from the
CB zone to residential neighborhoods, and so provides for a lower density mix of residential,
commercial and industrial uses. In addition to several CBT zones surrounding the CB district there
are two additional CBT zones in the northeast quadrant of the town.

Town of Indian Head ― The Town of Indian Head is actively pursuing public and private
investment along Route 210, Indian Head Highway, with the goal of revitalizing its commercial
corridor. The town contains several opportunity sites along the corridor, ranging in area from
one-half an acre to ten acres. Indian Head permits office development in two zones:
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GC General Commercial – This zone allows for retail, office and other commercial uses and does
not permit residential.
TCMX Town Center Mixed Use – This zone permits and encourages residential/commercial
mixed-use projects.

IMPLICATIONS
The Economic Development Department’s Five-Year Strategic Plan identifies several target
industries such as federal contracting and high-value professional/business services, just the types
of business who seek out quality office space. In order to be effective in retaining and recruiting
professional businesses, a sufficient Class A office inventory must be maintained. In the
competitive marketplace the most strategic locations with the zoning, infrastructure, access,
visibility and amenities that are most conducive to Class A office development will be the most
desirable.
In the course of this analysis, office supporting zoning districts were visually surveyed to ascertain
their suitability for development. What became readily apparent from this effort was that several
significant parcels, particularly in the BP zones, presently accommodate uses not related to or not
conducive to office development. For example, the 124-acre BP zone in the southeast quadrant of
Rosewick and Radio Station Roads is actually Laurel Springs Regional Park and contains ball fields
and soccer fields, and the 153-acre BP zone in the southwest quadrant of Berry and Middleton
Roads contains the Berry Elementary School and Mattawoman Middle School. Nonetheless, there
remain desirable sites for development and/or redevelopment to employment supporting uses.
The White Plains Corporate Center shows that speculative Class A office space in Charles County
can be successfully developed, particularly if it is well situated. As the project nears full build-out,
potential investors will look to other properties for future office development and will carefully
consider locations when assessing risk and reward factors. Properties such as Waldorf Station,
which is planned as a mixed use, walkable community, will be strong contenders for future
investment. The MX zone in Waldorf and the BP zones located on U.S. 301/Route 227, westbound
Berry Road, and southbound U.S. 301/La Plata are also very viable contenders for future office
development. The Town of Indian Head should get a boost from development of the Velocity
Center when that occurs, opening the way for future development that capitalizes on the demand
from Department of Defense contractors. If and when fixed guideway transit is brought to Charles
County, the WURC will emerge as an attractive location for office development.
The success of the White Plains Corporate Business Park and office development in La Plata over
the last fifteen years demonstrate the demand for quality office space in Charles County.
Nonetheless, emerging trends in office development suggest that the success of future office
development may be influenced as much by its surrounding environs than local demand. Today’s
office workers prefer environments that provide access to retail, dining, recreation and child care
amenities. These new preferences have heightened the competitiveness of office design where
attracting and retaining tenants and their employees is the primary objective. Companies are
relocating to wherever such developments are available, or to areas that allow such development.
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SUMMARY CONCLUSIONS
•

If population and household counts continue to rise at an annualize rate of 1.3%, the need for
medical and professional services will correspondingly rise, increasing the demand for office
space.

•

The county’s labor force was estimated at 80,670 in 2016, an increase of 8.4% from 2007. In
2017, just over 66% of the labor force were employed in white collar occupations.

•

From 2012 through 2016 the following office-dwelling industry sectors added a total of 465
jobs: government, professional and business services, education and health services, and other
services.

•

Office vacancy rates are low in the county. Class A office space development in a campus type
setting has been successful.

•

Asking annual rents range from a high of $29.44 per square foot for Class A space to $19.27
per square foot for Class C space. Flex space averages just under $12.00 per square foot.

•

Although most of Charles County’s labor force commutes to jobs outside of the county, that
subset represents substantial potential for entrepreneurship and homegrown business
creation.

•

Businesses are increasingly demanding office space in walkable, mixed use environments that
provide access to retail, dining, recreation and child care amenities.

•

The county’s BP zone places emphasis on business and light industrial uses and supports
limited retail. Significant mixed-use zones that allow residential development include: the
TOD, MX, AUC and WC zones in the county; the CB and CBT zones in La Plata; and, the TCMX
zone in Indian Head.
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