
PHED COMMITTEE #1 
January 20, 2011 

MEMORANDUM 

January 18,2011 

TO: Planning, Housing, and Economic Development Committee 

FROM: Linda McMillan, Senior Legislative Analyst ~V 

SUBJECT: Housing Element of the General Plan and County Housing Policy 

At this session, the PHED Committee will begin its review of the Planning Board's 
proposed review to the Housing Element of the General Plan and the County's Housing Policy. 
The Housing Element was last revised in 1992. The County's Housing Policy was approved by 
the Council in 2001. This memo starts with background information on the Housing Element 
(including public hearing testimony), Housing Policy, and other related plans and documents. At 
the end of the memo are some suggested discussion items for the Committee. 

1. Housing Element of the General Plan 

Representatives from Park and Planning will provide the Committee with an overview of 
the proposed revision to the Housing Element. The proposed Housing Element is attached at 
©2-20. The current Housing Element (approved in 1992) is attached at ©27-32. The 1969 
Housing Element is attached at ©34. 

Because the Housing Element is an update to the General Plan, the Council must act on 
the amendment within 180 days or extend the time for Council consideration. If the Council 
does not extend the time for consideration or take an action on the Housing Element it will be 
enacted as proposed by the Planning Board. The time for consideration can only be extended for 
60 days at a time, but there is not a limit on the number of times it can be extended. The last 
Council decided that this Council should review the Housing Element and Housing Policy and 
that is why time for consideration has been extended several times already. The current deadline 
for action is March 23, 2011. 



• 	 The Housing Element of the General Plan describes the county's housing goals for all 
types of housing for all ranges of household income. It is not just an affordable housing 
policy. 

• 	 The Housing Element reflects the county's intent regarding the desired balance ofjobs 
and housing. 

• 	 The Housing Element must be consistent with the Wedges and Corridors concept that is 
the basis of the General Plan. 

• 	 Master plans and sector plans implement the policies of the Housing Element. Each 
master plan or sector plan is an amendment to the General Plan. 

A. The 1992 Housing Element (©27 -32) 

The 1992 Housing Element update notes that from 1969 to 1992 employment in the 
county doubled and that a significant portion of county land had been developed. It also 
recognized the rising cost of housing in the county, the impacts of high-rise development, and 
the need to provide housing for people in all stages of life. The overall goal is to, "Encourage 
and maintain a wide choice of housing types and neighborhoods for all people of all 
incomes, ages, lifestyles, and physical capabilities at appropriate densities and locations." 

The 1992 Housing Element contains six objectives: 

1) 	 Promote variety and choice in housing of quality design and durable construction in 
various types of neighborhoods. 

2) 	 Promote a sufficient supply of housing to serve the County's existing and planned 
employment and the changing needs of its residents at various stages of life. 

3) Encourage housing near employment centers with adequate access to a wide variety of 
facilities and services. Support mixed-use communities to further this objective. 

4) 	 Encourage an adequate supply of affordable housing throughout the County for those 
living or working in Montgomery County, especially for households at the median 
income and below. 

5) 	 Maintain and enhance the quality and safety of housing and neighborhoods. 

6) 	 Concentrate the highest density housing in the Urban Ring and the 1-270 Corridor, 
especially in the transit station locales. 
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There are strategies listed for each of the objectives. The strategies are fairly broad and 
can be refined in individual master or sector plans. For example, the stated strategies for 
Objective 2, "Promote a sufficient supply of housing to serve the County's existing and 
planned employment and the changing needs of its residents at various stages of life" are: 

• 	 Provide adequate zoning capacity to meet the current and future housing needs of 
those who live or work in the County. 

• 	 Explore ways to improve the economic feasibility of housing development as 
compared to employment-related buildings. 

• 	 Phase mixed-use development so that housing is constructed in a timely fashion 
relative to other uses within the project. 

• 	 Develop additional techniques to provide housing opportunities to meet the special 
housing needs of young workers, the elderly, and persons with disabilities. 

• 	 Encourage employer assistance in meeting housing needs. 

• 	 Develop new techniques to provide housing, including incentives. 

B. July 2009 Planning Board Recommended Housing Element Update (©2-20) 

The proposed Housing Element update restructures objectives and strategies and discusses in 
more detail implementation policies, such as funding for the Housing Initiative Fund. The 
Housing Element is \vritten to be in place for 20 years. As background, the document notes that: 

• 	 91% ofthe County's residential zoning capacity (as of July 2009) has been reached. Less 
than 14,000 acres are available for green-field development (as opposed to 
redevelopment). 

• 	 By 2015 the County is projected to have more than 1 million residents. 

• 	 By 2030, the County is projected to need about 72,000 more housing units (to house 
155,000 residents). 

• 	 Since 1999, rising home values have priced 50,000 existing housing units beyond the 
financial capacity of moderate-income households (assumes housing should be no more 
than 30% of income). 

• 	 There is a growing demand for rental housing. 

• 	 There is a need for increased housing for seniors, young households, large families, and 
people with special needs. 
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The Planning Board reviewed several studies during their worksessions on the Housing 
Element including an "Analysis of the Supply and Demand for Housing" completed in June 2008 
(©88-106). The report looks at housing for all incomes and sizes of households and is not 
specifically focused on affordable housing for households at 70% or below area median income. 
It notes: 

• 	 There is a pent up demand for larger rental units - 86% of rental units in the county are 
one or two bedroom and there are only 268 four bedroom plus units in the county. The 
weighted average rent for a three-bedroom plus unit is $1,780 which would require an 
income of$71,200 to be considered affordable. 

• 	 Renters historically have paid a larger share of their household income towards housing 
costs - 41 % of renters spend more than 30% of their income on rent versus 17% of 
owners 

• 	 There is a net shortage of 43,000 units in Montgomery County available to households 
earning less than $90,000 a year, while there is a surplus of housing available to higher 
incomes, especially those earning more than $150,000 per year. When household size is 
taken into account, there is an estimated overall shortage of 50,000 units over all income 
levels. 

The report includes two policy implication statements (100-101). First, "Demand-side 
subsidies - rent vouchers, home buyer tax breaks, foreclosure and other assistance are 
expensive, and federal support for these measures has dwindled. County resources especially 
when constrained by unstable property tax revenues - are unlikely to cover the expanding base 
of needs." And, "Existing supply-side initiatives chiefly inclusionary zoning - have worked 
very well in the past. Even so, these tools - including MPDUs, workforce and productivity 
housing - typically count on a robust housing market. These policies work less well when the 
market is cool - especially if other policies such as impact fees increase the costs or reduce 
potential operating income for developers." A series of recommendations is included at (101­
102. 

While the "Supply and Demand" study was completed in 2008, the 2010 Rental Facility 
Report prepared by the Department of Housing and Community Affairs also shows a tightening 
rental market. The overall vacancy rate for 2010 (as of April) was 3.7%, compared to 4.9% for 
2009 (data is for 426 buildings and 72,382 units.) The vacancy rate for a 3-bedromm unit was 
3.0% compared to 4.1 % in 2009. The average turnover rent for market rate units increased by 
1.5% to $1,389 from 2009 to 2010. The average holdover rent for market rate units increased 
3.1% to $1,286. 

C. 	 Revised Goals and Objectives 

The proposed Housing Element has 3 Goals (©8-9): 

1) 	 Conservation of the stable neighborhoods and the existing housing stock. 

2) 	 Concentrate new housing in mixed-use, transit oriented areas. 
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3) 	 Close the housing affordability gap. 

There are 4 objectives which each have a series of policies or strategies to achieve them: 

1) 	 Concentrate most new housing near transportation and provide easy, multi-modal 
connections to jobs, schools, shopping, recreation, and other leisure activities. (©12) 

2) 	 Create diversity in the type and size of units, neighborhoods, facilities, and programs to 
accommodate current and future residents. (©13) 

3) 	 Provide economically and environmentally sustainable housing and neighborhoods. 
(©14) 

4) 	 Create more balanced, attractive, and walkable neighborhoods through regulatory refonn 
of private developments and leadership in design of pUblic projects. (©15) 

The proposed Housing Element contains a chart that identifies the agency or party that should be 
responsible for achieving the objectives. 

D. 	 Public Hearing Testimony 

The Council held a public hearing on the proposed Housing Element on December 1, 
2009. Written testimony from the hearing and additional testimony received is attached at (107­
121). 

The County Executive generally supports the update (see Executive's comments ©21-25) but 
recommends a 5th objective, "Housing and Land Use, Zoning, and Development Approval." The 
objective would address the regulatory and approval process of the County agencies, including 
the Planning Board. The Executive believes this objective will also provide guidance on the 
Zoning Code re-write. The Executive also suggests Objective 2 discuss barriers to housing 
including unfair lending practices, awareness of fair housing rules, and a lack of testing 
infonnation on fair housing. 

The Montgomery County Civic Federation suggests that an important objective of the Housing 
Element should be the "preservation ofexisting affordably priced housing, both government­
controlled and free market." They also testified that an equally important objective "should be 
the preservation of the character and quality of life in existing neighborhoods." The Civic 
Federation also supports maintaining the Special Exception process for approval of accessory 
apartments and believes including a strategy to allow them by right circumvents a county policy 
debate. 

The Hillandale Citizens Association notes the issues facing older communities. The 
Association also objects to changing the approval process for accessory apartments. They 
suggest that the goal of concentrating new housing in transit oriented areas should look at 
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achieving a jobslhousing balance and assessing transit quality, noting that local routes are 
insufficient to serve high-density, mixed income communities well. 

The Housing Opportunities Commission generally supports the revision but notes that the 
revision omits the objective, "Promote a sufficient supply of housing to serve the County's 
existing and planned employment ... " It notes that it is particularly important that lower income 
workers have housing near their jobs. HOC also notes that the revision calls for the creation of a 
partnership between Montgomery County and HOC when one already exists. 

David Freishtat of Shulman, Rogers requests that the Housing Element define a senior adult as 
someone aged 55 or older and that this definition be consistent for housing purposes. He notes 
current inconsistencies in the zoning ordinance. 

The Norbeck Meadows Civic Association, Greater Olney Civic Association, Cherrywood 
Homeowners Association, and Louis Wilen provided comments in opposition to changing the 
current Special Exception approval process for accessory apartments. 

2. 	 2001 Housing Policy: "Montgomery County - "rhe Place to Call Home" 
(© 35-87) 

Richard Nelson, Director of the Department of Housing and Community Affairs, will 
provide the Committee with comments on the County's current Housing Policy. Council staff 
has not asked the Executive Branch to provide an overview briefing because the current 
Executive staff and Councilmembers were not here when the Policy was adopted. 

The County's current Housing Policy was adopted in July 2001. The document was 
drafted by the Executive Branch and adopted by the Council. It does not have a mandated 
approval structure like the Housing Element. Previously, the Council and Executive adopted a 
Housing Policy by joint resolution in 1981. The 2001 Housing Policy states: 

"The purpose ofthe Housing Policy is to guide the implementation ofthe County's housing 
programs and policies, provide recommendations for improving them, and direct the 
allocation ofresources. Changing population demographics and economic conditions will 
necessitate a review and update ofthe housing policy every ten years. " 

The Council approval resolution (©86-87) states that in lO years (from July 2001) the 
County Executive must undertake a full re-evaluation of housing needs in Montgomery County 
and recommend housing policy changes to reflect needs at that time. 

The preamble to the Housing Policy states that, "A safe, decent, and affordable home is the 
cornerstone for a full, normal life." It states the following as the vision for Montgomery 
County: 

• 	 Everyone with a place to call home - no one homeless. 
• 	 All housing in sound condition, meeting all building maintenance codes. 
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• 	 Adequate living space within each housing unit for its occupants. 
• 	 Affordable housing for all who live or work in the county, regardless ofage or position. 
• 	 Appropriate housing and services for each stage of life so that people can remain in the 

community as they grow older. 
• 	 No discrimination in choosing a place to live, regardless of race, color, religious creed, 

ancestry, national origin, sex, sexual orientation, marital status, presence of children, age, 
physical or mental disability, or source of income. 

• 	 Housing opportunities and supportive services for those who have mobility or sensory 
impairment, developmental or emotional disabilities, or mental illness. 

• 	 Safe and sound neighborhoods with community services and well-maintained facilities. 

The Housing Policy has 7 main objectives with action plans for accomplishing each: 

• 	 Variety and Choice in Housing - Variety and choice in housing of quality design and 
durable construction in various types of new and existing neighborhoods in conformance 
with the County's General Plan. 

• 	 Assistance for Persons with Diverse Housing Needs - Housing for diverse residential 
needs, including housing for the elderly, persons with disabilities, persons with mental 
illness, and persons transitioning from homelessness. 

• 	 Safe, High-Quality Neighborhoods - Neighborhoods in which quality and safety are 
maintained and enhanced through code enforcement and renewal efforts. 

• 	 Communities with Affordable Housing - An adequate supply of affordable housing in 
economically inclusive communities throughout the county for those living or working in 
Montgomery County, especially for households at the median income level and below. 

• 	 Housing for All Stages of Life - A sufficient housing supply to serve the county's 
existing and planned employment and the changing needs of its residents at various 
stages of life. 

• 	 Equal Opportunity Housing - Fair housing ordinances to ensure that all residents have 
an opportunity to purchase, rent finance, and occupy housing in the county. 

• 	 Sustainable Communities Sustainable development and environmental sensitivity in 
housing, neighborhood design, and redevelopment. 

The Housing Policy calls for the average production of just over 1,000 new affordable 
housing units per year to meet the needs of households earning less than $40,000. In addition, on 
average about 1,700 affordable units should be preserved each year. 

Since the enactment ofthis policy, there have been changes to the Moderately Price Dwelling 
Unit (MPDU) program to increase the time units are price controlled and to apply the MPDU 
requirement to smaller developments. There have been efforts to assist "naturally occurring 
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retirement communities" and to build housing on publicly owned land (such as Fleet Street for 
senior housing and the joint Silver Spring library and affordable housing project). Funding for 
the Housing Initiative Fund increased significantly (although the General Fund contribution has 
been constrained this fiscal year due to the budget shortfall). The county has worked to move 
toward a Housing First policy to reduce homelessness (again, funds in FYII were reduced 
because of the budget shortfall). 

To provide some perspective regarding the difficulty of achieving the goal of producing 
1,000 new affordable units per year, the recently approved White Flint sector Plan (excerpt 
©122-I27) will provide 1,225 new MPDUs over its entire build-out (workforce housing is no 
longer a requirement), Additional units could be created ifdevelopers choose to use additional 
affordable housing as a way to gain additional density. The plan does not specifically call for 
any senior or special needs housing in the sector. The plan does note that there are currently no 
nursing homes or group homes within a half-mile of the Metro Station. The staging plan 
requires the Planning Board to assess whether the build out of the sector plan is achieving the 
plan's housing goals both during Phase I and Phase 2 (each of which provides 3,000 total 
dwelling units.) 

3. Other Housing Reports and Plans 

There are several other reports and plans that address housing in the County. In addition, 
each year the County submits a Consolidated Plan and Continuum of Care to the Federal 
government in order to be eligible for several funding programs. 

A. Affordable Housing Task Force 

The County Executive's Affordable Housing Task Force issued its "Report and 
Recommendations of Montgomery County's Affordable Housing Task Force" in March 2008. 
The Executive Summary is included at (©128-135). 

The Task Force identified six major issues and provided a series of recommendations for each. 

1. Preserve Affordable Housing 

Create a Short Term Property Acquisition Fund. 

Create a Revolving Equity Fund. 

Work proactively with owners of developments that provide affordable housing. 

2. Create Affordable Housing 

Add "Increase Affordable Housing" as a new objective in future master plans. 

Investigate and implement the use of an affordable housing impact fee or reasonable 
alternative on all new non-residential development. 
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Create a more attractive planning and economic environment for the development of 

affordable housing. 


Reduce parking requirements for housing developments. 


Develop a comprehensive inventory of all publicly owned sites and properties. 


3. Adopt Regulatory Reform 

Expedite regulatory reviews. 

Permit accessory apartments without requiring a special exception permit. 

Establish a centralized authority for affordable housing. 

4. 	Achieve Community Acceptance of Affordable Housing 

Promote well-designed, low-impact affordable housing to foster public 

acceptance. 


Develop and implement an extensive community support campaign. 


5. Goals for Affordable Housing Preservation and Production 

Establish affordable housing preservation and production goals. 

6. Home Purchase Assistance for Public Employees 

Establish a program to assist county employees in purchasing a home in the County. 

B. 	 MC Coalition Plan to End Home/essness and Housing First Plan 

In 2002, the Montgomery County Coalition for the Homeless issued its 1 O-year plan to 
end homelessness, "Beginning to End, 2002-2012." A copy of the Plan is attached at ©136-147. 
The Plan called for moving to a Housing First philosophy. 

Beginning in FY09, the Council designated funds to be reserved in the Housing Initiative 
Fund to implement a Housing First plan to move the County to a system that will reduce time in 
shelters, motels, and transitional housing and expedite moving individuals and families into 
permanent housing. Last spring, during budget worksessions Department ofHealth and Human 
Services Ahluwalia update the Council on progress that has been made. Highlights included: 

• 	 Overall, the total number of homeless people counted in the Point-of-Time survey 
decreased from 1,194 in 2009 to 1,064 in 2010. 

• 	 There has been an increase in the number of families and individuals that are in 
permanent supportive housing. 292 families were in permanent supportive housing in 
January 2010 compared to 186 in January 2009. 442 individual adults were in supportive 
housing in January 2010 compared to 345 in January 2009. 
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• 	 From July 2009 through March 2010 the county has provided 4,600 eviction 

preventionlhousing stabilization grants totaling over $3,213,000. 


• 	 From July 2009 through March 2010, DHHS has successfully housed 82 households 
using HIF funds and 15 household using federal rapid re-housing funds. 

• 	 Since the start of Housing First, only 3% of219 households served have failed to 

maintain leases or been terminated from the program. 


• 	 Housing First efforts have helped to reduce the average motel census (only families are 
housed in motels) from 50 to 55 per week to 15 to 20 per week. In FY09 there were 
19,207 motel nights used. As ofApril 14th, 8,938 motel bed nights have been used. 

• 	 In FY09, the average length of stay in a family shelter was about 84 days. For FYI0 
(through February) it has been reduced to about 69 days. 

• 	 76% ofhouseholds receiving subsidies are headed by a single female. 
• 	 48% of those who are a single person household are between the ages of30 and 50, 22% 

are between the ages of 51 and 60, and 5% are over the age of 62. 31 % of these single 
person households meet the HUD definition of chronically homeless. 

C. 	 Housing Initiative Fund Annual Reports 

The FY08 and FY09 combined Annual Report for the Housing Initiative Fund is attached 
at © 148-177. The report highlights the variety of housing assistance provided through the HIF, 
shares information about the County's affordable housing partners, describes some specific HIF­
funded projects and includes data on affordable housing units produced and spending by 
category for the HIF. 

The Annual Report counts units that are both produced and preserved. It categorizes 
units as either "online" or in the "pipeline". "No-cost Units" are generally Moderately Priced 
Dwelling Units or other units that are produced with no direct monetary investment by the 
County government (or other government program). 

As previously noted, the 2001 Housing Policy called for an average of 1,160 new 
affordable units to be produced each year and 1,730 to be preserved. The HIF Report shows 
(©162) the following number of units came on line in each of the last three years. 

New Produced - Online Units Preserved - Online 
FY08 219 165 
FY09 776 423 
FYI0 713 724 

4. 	 Discussion Issues 

Council staff suggests the Committee may want to discuss the following issues in order to 
give direction to Council staff on how to proceed with future worksessions. A key issue for the 
Committee is how it would like the Housing Element and Housing Policy to be coordinated. 
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• 	 Should the Housing Element contain the level of detail recommended by the Planning 
Board? If so, should it be expected to be a 20-year document? (The Executive's 
comments generally agree with the level of detail and suggest more detail regarding 
regulatory refonn.) 

• 	 Should the Housing Element specify that things such as accessory apartments and day 
care should be allowed by right in certain zones or should it only include policy 
statements and leave this discussion to the zoning re-write? 

• 	 Should the Housing Element include statements about funding for the Housing Initiative 
Fund or the use of tax credits or is this more appropriate for the Housing Policy? 

• 	 What infonnation should all master plans and sector plans include about housing and 
affordable housing? Was the language in recent plans (such as White Flint) sufficient? 

• 	 What is the relationship between the Housing Element and the County's Housing Policy? 
What level of detail should be included in the Housing Policy? 

• 	 How has the recent downturn in the housing market changed (or not changed) the data 
regarding housing affordability and the demand for rental housing? 

• 	 Given the lack of land for development of new single-family detached housing, what 
should the Housing Element say about the ability to provide increased amount of this 
type of housing? 

• 	 How does the county want define "affordable housing" and should it have a common 
definition across all the housing documents? In some cases, affordable housing means 
housing that costs no more than 30% of a household's income. In some instances it is 
housing that meets the 30% cost criteria but is targeted to household earning 70% or less 
of area median income (AMI) such as MPDUs. In some cases it combines incomes that 
would qualify for the MPDU program and for "workforce housing" (which is target to 
those between 70% and 120% of AMI.) The HIF Annual report highlights one effort that 
is targeting households earning between 70% and 100% of AMI. It should be noted that 
most households earning below 70% of AMI are employed and thus part of the 
"workforce. " 

• 	 Should the Housing Policy continue to contain specific production goals for both new 
units and preserved units? 

• 	 Several of the policy reports call for making the regulatory process less costly and more 
efficient. How can this be accomplished and how would it be evaluated? 

• 	 How should progress on the Housing Policy be evaluated? 

• 	 How often should the Housing Policy be reviewed? 
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MONTGOMERY COUNTY PLANNING BOARD 
THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COlv[MISSION 

July 30,2009 

The Honorable PbilAndrews, President 
Montgomery COlli""1ty Council . 
Stella B. Warner Council Office Building 
100 Maryland Avenue 

~ " ':. . 
Rockville, Maryland 20850 

Dear Mr..i\ndrews: 

I am pleased to transmit to you the Planning Board Draft of the Housing Element of 
the General Plan. . . 

The Planning Board held a public hearing on the draft housing Element on 
Apri123, 2009, and subsequently held two work sessions on June 18 and July 23. The 
proposed Housing Element addresses the changes in the County's priorities for future 
community development and preservation. The strategies proposed in the plan move 
Montgomery County towards a more sustainable future where people ofmodest means will be 
able to afford a home in walkable, mixed-used, and diverse communities. It brings the 
Housing Element of the General Plan in line with current planning frameworks at the county, 
state, and federal levels. More specifically, the Housing Element meets the requirements' 
of the State ofMarylaitd's 2006 Workforce Housing Grant Program, as required by House 
Bill 1160. 

Should you have any questions about this draft or its supporting studies', please 

contact Sharon Suarez, the Department's housing coordinator at 301-650-5620 or 

Sharon.Suarez@mncpnc-mc.org, or Khalid Afzal, k-.rlingJ\1anager, Research Team at 

301-495-4650. 


cc: The Honorable Isiah Leggett 
Montgomery County Executive 

209 Phone: 301 :a."{: 301.495.1320 

WWw.MCParkandPlanning.org E-Mail: mcp-chairman@mncppc.org .. 
100% recycled paper­

mailto:mcp-chairman@mncppc.org
http:WWw.MCParkandPlanning.org
mailto:Sharon.Suarez@mncpnc-mc.org
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planning board draft 

housing element of the general plan 
An Amendment to the Housing Element of the 1993 General Plan Refinement 

ABSTRACT 

This report contains the text of the Draft Amendment to the Housing Element of the 1993 
General Plan Refinement. It amends The Genera: Plan (On Wedges and Corridors) for the 
Physical Development of the Mary/and-Washington Regional District in Montgomery and· 
Prince George's Counties, as amended. 

The Plan makes recommendations for housing in Montgomery County and identifies the 
policy objectives, regulatory reforms, and land use strategies needed to accomplish the 
recommendations. It is ,:,eant to satisfy the requirements of the House Bill 1160. 

Also available at www.montgomeryplanning.org!community!housing 

The Maryland-National Capital Park and Planning Commission 

The Maryland-Notional Capito! Park and Planning Commission is a bi-county agency 
created by the General Assembly of Maryland in 1927. The 'Commission's geographic 
authority extends to the great majority of Montgomery and Prince George's Counties; the 
Maryland-Washington Regional District (M-NCPPC planning jurisdiction) comprises 1,001 
square miles, while the Metropolitan District (parks) comprises 919 square mile?, in the two 
counties. 

The Commission is charged with preparing, adopting, and amending or extending The 
General Plan (On Wedges and Corridors) for the Physical development of the Maryland­
Washington Regional District in Montgomery and Prince George's Counties. 

The Commission operates in each county through Planning Boards appointed by the 
county government. The Boards are responsible for all local plans," zoning amendments, 
subdivision regulations, and administration of parks. 

The Maryland-Nation'al Capital Park and Planning Commission encourages the involvement 
and participation of individuals with disabiiities, and its facilities are accessibl~. For 
assistance with special needs (e.g., large print materials, listening devices, sign language 
interpretation, etc.), please contact the Community Outreach and Media Relations Division, 
301-495-4600 or TOO 301-495-1331. 

www.montgomeryplanning.org!community!housing
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challenges and goals ~h'l,---_______ 

Housing values in Montgomery County are among the highest in the Washington 
Metropolitan area. This reflects both strong demand and the County's reputation for the 
high quality of services, environment, and neighborhoods. While the strength of the housing 
market has undergirded neighborhood stability and made a Montgomery home a sound 
investment, it has also produced a chronic shortage of housing that is affordable for much 
of the County's work force and other moderate and lower income households. 

--	 ~:"~' 

• 	 91 percent of the touMb/s' residEi:ntial zoning capacity has be~rfre~thed. 
• 	 By 2015, the 'Co'u'~ty-'~tll ha~e ~drrth~n':~ri'e h1lliion reside~ts:: : 

• 	 By 2030., the Cou'nty will need 'about 72,000 new hous:ing units. 

• 	 Since 1999, risi ng ho me values have priced 50,000'e~fsting hoJsing~~it~ 

, ,beyond the financial capacity ofrT1oclerate~income[1ouseh9Ids.. _.. 


• 	 The current rate of affordable housing production cannot keep p,ace with 

price increases that are removing these units from the marke~: 


Beginning in the 19705, the County responded to this need with one of the nation's most 
successful and highly regarded inclusionary housing programs, the Moderately Priced 
Housing Unit (MPDU) ordinance, which required all new developments above a threshold 
number to provide a percentage of its units at prices affordable for households with 
incomes no greater than 60 percent of the area median. In 2005, the MPDU law was 
amended to lengthen to 99 years the period of time during which an MPDU home must 
remain available at a below market price when transferred to a new owner or tenant. In 
2006, the County requ;red that 10 percent'of new market rate housing units built in areas 
served by Metro transit stations be available to "work force" households with incomes 
between 80 and 120 percent of the area median. 

Neither of these programs, nor an aggressive program to build publicly assisted housing, 
have been able to meet the need for housing that a large segment of County residents and 
workers can afford within 30 percent of their annual household income. 

, 	 . 

• 	 Affordable housing shoufd cost ho more th~n 30 percent of a household's 

gross annual income.' . . 


• 	 The 2007 median income in,Montgomery County for a houseliold of four 

was $94,500, which would allow a $2,363 monthly mortgage payment on a 

house valued 'at about $346~500. . 
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Co.unty Po.Pulatio.n is fo.recast to. exceed o.ne millio.n by 2015, and to. add 155,000 
residents and 72,000 ho.useho.lds between :?Ol 0 and 2030. Due to. declining hauseho.ld 
size, ho.useho.lds will grow faster than the Po.Pulatio.n and many existing househo.lds 
will change their ho.using requirements. The greatest needs will be fo.r senio.rs, yo.ung 
ho.useho.lds, large families, and peo.ple with special needs--disabled residents, ho.meless 
individuals, and families. There will be stro.ng and gro.wing demand fo.r rental units. 

Asidefrom licen~ed .multifamilY rental ap'a~~en1:s,iA Montgomel)' C~l\nty 
there ar'~: .' , ..... , ~"::;:'.:.:;'::,,,,:' ..... ,.. ; . 

• 'i3,566';~gi~teredsiiigle~fa~llyrk~t~'r:u'~it'~' >/.: .;.:> 

'~"~342"r~'gi~e'~~d' co.~d~· r~h{a:;-~n\t{>·~>~:?~f'~··C:,·.;··: ;,;. 
",' . 

• :hl registe;eds~n~le~fa~;;i~'~:<;~:~~6I)'a1'~'rt~'ents:Y : 

Ninety-o.ne percent o.f the Co.unty's residentially zo.ned land had been developed o.r 
appro.ved fo.r development by 2009. Less than 14,000 acres remain in the development 
en~elo.pe fo.r green field develo.pment. It is clear that Co.unty ho.using needs canno.t be . 
met by traditio.nal patferns o.f Io.w-density develo.pment that pushed ever o.utward. As 
transPo.rtatio.n Co.sts gro.w,' the cost o.f co.mmuting can cancel o.ut any reductio.n in ho.using 
costs, no.t to mentio.n the effect o.f increased miles o.f travel o.n bo.th air quality and ro.adway 
co.ngestio.n. Moreo.ver, gro.wing co.ncern fo.r the enviro.nment and the need to. reduce 
the carbon foo.tprint o.f develo.pment are generating a majo.r shift in both the supply and 
demand fo.r ho.using. New housing must be develo.ped by rethinking the future o.f the 
Co.unty's 106 auto.-o.riented co.mmercial strips, and its 8,000 acres o.f surface parking lo.ts 
(mo.st o.f them paved befo.re mo.dern sto.rmwater management requirements eXisted), and by 
making the most of o.PPo.rtunities fo.r ho.using near high quality transit service. 

Thus, a combinatio.n o.f fo.rces-a shrinking supply o.f developable land, higher land 
Co.sts, rising energy prices, shifts in the Co.unty's demographic pro.file, and enviro.nmental 
co.nstraints--direct us to. ho.using Po.licies that Io.o.k inward rather than o.utward to" 
accommo.date the ho.using needs o.f the next generation for ho.mes and co.mmunities that 
are balanced, convenient, and sustainable. 

http:en~elo.pe
http:Ninety-o.ne
http:senio.rs
http:hauseho.ld
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Conservation of the stable neighborhoods and the existing housing stock. 

In the 20-year period covered by this element of the General Plan most County 
neighborhoods can expect to undergo normal turnover as homes change hands. But 
these small, incremental changes can, over time, produce significant impacts on the 
neighborhood as families with children replace empty nesters, renters replace owners, and 
newcomers need different services and facilities. Maintaining the quality of established 
neighborhoods is essential to sustaining the quality of their homes. Older neighborhoods 
of modest single-family and townhomes or garden apartments are especially vulnerable to 
decline if services are not adapted and maintainedr and housing and zoning codes are not 
enforced. They are also susceptible to tear-down and infill development because they are 
often well-located in down-County and mid-County areas near employment and shopping 
centers', services, and public transit routes. These neighborhoods also contain the bulk 
of affordable and workforce housing in Montgomery County-over 140,000 affordable 
units in 2009. This is double the number of affordable new units that can reasonably be 
expected to be added to the housing stock by 2030. Master plans, in particularr must 
devote special attention to protecting existing neighborhoods. 

'In 2005; about 

one-half of our 

households lived 

in single-family 

detached houses. 


Concentrate new housing in mixed-use, transit-oriented areas. 

Large scale housing subdivision is nearing its end in Montgomery County. Most of the new 
housing that wili be built during the years covered by this element of the General Plan 
will be multifamily buildings in mixed-use centers served by public transportation and in 
redeveloped commercial strips and malls. Higher densities and smaller units can combine 
with lower energy and transportatian costs to bring the cost of living in the County within 
affordable ranges for many more residents, whether they are new to the area, acquiring a 
first home, or changing homes as their needs and circumstances change. Focusing growth 
in higher density, mixed-use, transit-oriented centers also meets other important pfanning 

;; footprint of new growth! diversifying 
CO:!I rn L' r:iti es, 

@ 8 



, Close the housing affordability gap. 

Normal home value appreciation in a strong housing market such as Montgomery's, 
loss of some units to redevelopment, and loss of others as their period of MPDU price 
management expires makes closing the gap betvveen the demand and supply of affordable 
and workforce housing an urgent concern. From 1999 to 2009, rising values alone priced 
50,000 units of the existing housing stock beyond the financial capacity of moderate 
income buyers and renters. Expected rates of new housing production cannot keep pace 
with price increases that remove existing units from the market. In 2009, the County had a 
shortage of 43,000 units that were affordable for households earning less than $90,000 a 
year (just below the County median), but that number approaches 50,000 when household 
size is taken into account. In contrast, a surplus of units was available to those with more 
than $.150,000 in annual household income, If current trends continue, by 2030 it will be 
difficult for a household with an annual income of $120,000 (in constant 2009 dollars) 
to afford a home in much of Montgomery County. By then, the gap in affordable housing 
is estimated to reach 62,000 units. This Housing Element recommends a series of public 
policy actions that should be taken to reduce the affordability gop. 

Housing Inventory 1920-2007 



a strategic framework ,~ifin,-_______ 

A strategic framework for achieving these goals informs master planning, regulatory reform, 
public investments and expenditures, and engages the public, private, and independent 
sedors. It involves the fol[owing elements: 

• 	 Master plans must address existing and future housing needs with particular 
attention to protecting and enhancing neighborhoods that contain a substantial 
stock of affordable units and to increasing opportunities for a high jobs-housing 
ratio including affordable housing in areas served by public transportation. 

• 	 Development regulations should be revised to require provision of housing near 
transit, jobs, and services; to provide incentives for producing a wide and diverse 
range of affordable unit types and sizes; and to reduce regulatory requirements and 
procedures that discourage production of affordable housing units. The Zoning 
Ordinance should be revised to clarify that affordable housing is a permitted use in 
all residential zones. Excessive or unnecessary barriers to provision of affordable and 
special needs"housing, such as parking or special exception requirements, should be 
removed. The regulatory system should link provision of housing to nonresidential 
development by encouraging mixed uses or a fee-in-lieu payment to the County's 
Housing Initiative fund. 

• 	 New revenue sources are needed to maintain the Housing Initiative fund, and to 
provide for rental assistance programs. Cppital programming must be monitored by 
the Planning Board 'and the County Executive to ensure that funding is available for 
neighborhood stabilization and improvements, such as sidewalks, parks, and other 
facilities needed for hi9h quality, non-auto mobility. 

• 	 Appropriately' located surplus public land should be made available to public 
and nonprofit agencies for assisted or below market housing. Projeds involving the 
redevelopment of public land or facilities, such as parking facilities, must provide 
more affordable housing than the minimum requirement. 

• 	 Public agencies should collaborate with and provide technical assistance and 
grants to housing cooperatives, faith-based organizations, and neighborhood 
housing groups to provide for the production and p'reservation of affordable 
housing. 

It' 10 



Together, these strategies move Montgomery County toward a r1!ore sustainable future. 
The housing stock will be more diverse, more of it will be affordable for people of modest 
means, and a higher proportion of it will be built in walkable, mixed·use communities that 
have lower environmental impacts and smaller carbon footprints. 

•• More th.an 1,100 
·per~ent of tho~e ar~ . 

• The affordabiljty crisis is climbing up the income ladder. By 2030 the 
shortage of hoWsing is' estimated.t(J re9.c~ households earning up to 

'$i20,QOci per ye~r.••.•. '." ~ -; . .' . " .• -.. . . 

........E!1,~r~.co~-;:.uti.li~.e~.§.n.q ~!a~~!?9~~~i?Q::-::mu~ ~eir1cJud..t:d. a~ part of 
.. the true cost of housing: . ,.... '.' .: . . - .­

.:'~: M;~'f; s~~l~r ~e~id~~~/~hb'ar~a~f~i{~ ~Ia~k\';i,,:~~q~ir~ comm~riity~
. based services.' - ..,: '. " 

-.." '.~;" 

obiectives 

• 	 Concentrate most new housing near public transportation and provide easy, 
multi-modal connections to iobs, schools, shopping, recreation, and other leisure 
activities. 

• 	 Concentrate most new housing near public transportation and provide easy, 
multi-modo! connections to jobs, schools, shopping, recreation, and other leisure' 
activities. 

• 	 Provide economically and environmentally sustainable' housing and neighborhoods. 

• 	 Create more balanced, attractive, and walkable neighborhoods through regulatory 
reform of private developments and leadership in design of public proiects. 

Achieving each obiedive will require reinforcing current policies and establishing new 
policies. 

: :;, ~ " '. -. " .. 
The Affordapil,ity 
Index is housing 
costs divided 
by household 
income. 

If 




housing .strategies 

Obiective 1 : 

Housing and Neighborhood 
Connectivity 

Concentrate most new housing near public 
transportation and provide easy, multi-modal 
connections to jobs, schools, shopping, 
recreation, and other leisure activities. 

Policies 

1.·1 	 Build the maiority of new housing in transit-oriented locations. 

1.2 	 Increase infill housing opportunities in suburban office parks, shopping centers, 
and other underused properties. 

1.3 	 Coordinate infrastructure investment in existing and new neighborhoods to create 
a high level of mobility options that connect people to where, they live, work, shop, 
and play. 

1.4 	 Provide housing for County employees at or near their job sites, such as at schools, 
large parks, and other County facilities to reduce housing costs for employees as 
well as vehicle miles traveled. 

1.5 	 As older strip commercial areas and surface parking lots are redeveloped, include 
housing and improve non-vehicular connectivity through the most dire'ct pedestrian 
and bike routes between homes, jobs, retail, recreation, schools, and publiC 
services. 

Transit-oriel!ted communities .. 

give people the option to live,· 

work,shop, and play without 

L!sing a car, reducing the impact of 


. transportation costs on household· 
iJOdgets.· . . 

. z· ," 
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Obiective 2: 

DiversE Housing and 
Neighborhoods 

Create diversity in the type and size of 
units, neighborhoods, facilities, and 
programs to accommodate current and 
future residents. 

Policies 

2.1 	 Strengthen the stability of established neighborhoods through targeted programs 
that improve schools, parks, safety and, new or upgraded pedestrian and bicycling 
facilities. 

2.2 	 Make affordable and workforce housing a priority in all parts of the County. 

2.3 	 Encourage neighborhood diversity with a range of unit sizes, types, and occupancy 
(including rental and ownership options). 

2.4 	 Allow accessory apartments in residential zones by-right under appropriate design 
standards and conditions. . 

2.5 	 Create mixed-use neighborhood~ with local small retail businesses and basic 
services within walking distance of housing. 

2.6 	 Encourage shared parking facilities in high-density, transit-oriented, mixed­
use developments to reduce parking and environment'?' costs in new housing 
construction. Encourage parking to be provided as a separately priced and 
purchased amenity in high density areas. 

2.7 	 Encourage licensed child and adult daycare facilities in mixed-use developments; 
allow them by-right in appropriate high-density locations. 

2.8 	 Provide tax relief for income-eligible seniors beyond the homeowner's property tax 
credit so they can afford .to stay in their neighborhoods as long as they desire. 

2.9 	 Create a partnership between Montgomery County and the Housing Opportunities 
Commission to acquire vacated properties for affordable and workforce housing, 
including land donations from banks, grant programs, and other charitable groups. 

2.10 	 Encourage housing cooperatives, faith-based organizations, and neighborhood 
housing groups to use their existing property or to purchase land and buildings for 
the production and preservation of affordable and workforce housing. 

2.11 	 Amend housing policies to encourage proiects that mix condominiums and rental 
units, allowing income restricted units to avoId high condominium fees. 

2.12 	 Promote full inclusion of all ages, stages of life, and physical abilities by using 
standard accessibility features in all new or renovated housing. 

2.13 	 Develop programs to help small households and seniors find and occupy housing 
that is right-sized for their needs, so that oversized homes do not become a burden 
and so ·~e existing housing STock ;s availcble for appropriately I;cusehok!s. 

2.1 L ng G :on TO 	 I:g. 



Objective 3: 

Housing and the 
Environment 

Provide economically and 
environmentally sustainable housing 
arid neighborhoods. 

Policies 

3.1 	 Require green and energy efficient design and materials to reduce operating 
and maintenance costs for residents and to create more sustainable housing by 
increasing the number of buildings and units built or retrofitted for energy efficiency, 
on-site energy production, and water conservation and reuse. 

3.2 	 Reduce parking requirements for residential units near transit and within parking lot 
districts to decrease impervious surfaces and carbon emissions. 

3.3 	 Provide ~tormwater management fee credits for pervious pavers and other materials 
and strategies that reduce stormwater runoff. These techniques should mitigate 
the impact of aHowable impervious surface rather than increase the footprint of 
development above what is currently permitted. . 

3.4 	 Encourage smaller housing units that can serve chang,ing households and reduce 
energy costs. 

3.5 	 Provide tax credits for rehabilitating older housing units so that they are energy­
efficient and healthy. 

3.6 	 Require best practices in storm water management and grey water strategies, 
including green roofs, swales, and filtering combined with underground storage 
tanks for controlled release as well as reuse. 

3.7 	 Require preservation of tree canopy and sustainable site design, including native 
plants and ~onservation landscaping techniques. 

3.8 	 Invest in public infrastructure including transit, water and sewer, and stormwater 
management to keep neighborhoods healthy. 

"A home is not affordab!e if it is 
nbtenergy efficient, healthy and 
durable." 

. '-:'U.S. Green Building Council 
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Objective 4. 

Housing and Neighborhood Design 

Create more balanced, attractive, and walkable 
neighborhoods through regulatory reform of 
private developments and leadership in design 

, of public projects. 

Policies 

4.1 	 Plan for transit-oriented neighborhoods that provide a full range of housing 
, opportunities, including the work force employed in the tran~it corridor. 

4.2 	 Facilitate the production of attractive housing and neighbornoods with innovative 
design of the public realm and architecture, including creative building techniques, 
materials, and mi,xof unit types. 

4.3 	 Create design guidelines to help define quality public spaces and walkable 
communities: 

4.4 	 Create pedestrian-oriented public spaces to support the needs of a diverse 
population. 

4.5 	 Include affordable and workforce housing in all suitable public building proiects in 
appropriate locations throughout the County. 

4.6 	 Provide underused and strategically located surplus public properties for housing, 
using best design practices to set higher standards ~nd achieve design excellence. 

4.7 	 Encourage new and innovative construction techniques and prod~cts, such as 
green technologies and modular components. ' 

One goal of the Planning Department's ZQning Ordinance 
Rewrite is "promotinginfill of appropriate scale and creating 
neighborhoods of mobility, where sustainable design makes 
great spaces: 	 ' 



" 

implementation ~__________ 

The recommendations of this report will be implemented through various mechanism and 
processes by a number of different entities. These recommendations may become a formal 
part of a master plan or sector plan, and subsequently become the subject of a federal or 
State program or grant. The improvements may be funded by a mix of local, State, and 
federal funds/ as well as donations from the private sector. The development community 
may be involved in any or all stages of design and construction. 

Residential infill, for example, can take place in existing residential communities, suburban 
office parks, older commercial strip shopping center, and throwgh residential conversion 
of non-residential buildings. The County, M-NCPPC, HOC, the development community 
(profit and not-for-profit developers), State and federal agencies, and utilities would all have' 
varying degrees of involvement and responsibility in achieving infill developments. 

The following chart shaws the anticipated coordination linkages in' a general w~y. It 
identifies, only the lead responsibility by different entities even though all would have some 
level of invOlvement and role in achieving these recommendations. ' 

: -,. . 

A~c~~~in1~o 5edi~fn:'1~-~ '(a): ~f th~ " 
,Mqntgorne'ry'l:ou'nj:y,Code, evetv'~: 

,c"dwellTngunh':musfcohhlinai least ,,-' 
';150 square feetof habitable f1oo,!: ~rea 


,:,.' for the ffrs~:9ccup~nt and at least 100 ' 

.:::;squandeefofhabitable floor area 'for ",' 

,'every a'd'diti~~'91: occ'up~n!. ,,' 


• ". ~!'~ -. ' 

..... 
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Housing Goals 

Iv'
1, Conserve stable neighborhoods and existing 

housing stock 

2, Concentrate new housing in mixed-use, transit-
i oriented areas, 

3, Close the affordability gap 

Objective 1: Housing and Neighborhood Connectivity 

1.1 Build most new housing in transit-oriented, mixed- I I 
used locations, I I 

1,2 Increase intill housing opportunities", I 

1.3 Coordinate infrastructure investment in existing I v' \ 
and new neighborhoods.. , , 

1.4 Provide housing for County employees at or near v' 
, their]ob sites,.. I 

1.5 As older strip commercial areas and surface ) 
parking lots are redeveloped, include housing and 
improve non-vehicular connectivity", • 

v', 
1 

,Objective 2: DiVe?rse Housing and Neighborhoods 

2,1 Strengthen the stability of established I v' 
neighborhoods through targeted programs", 

2.2 Make affordable housing a priority in all parts of 
the County, 

2,3 Encourage neighborhood diversity through a range I 

of unit sizes, types, and occupancy", 

2,4 Allow accessory apartments in residential zones 
by-right under appropriate design standards and 
conditions, i 
Create mixed-use neighborhoods with small retail I 

businesses/basic services in walking distance of 
housing, 

Encourage shared parking facilities in mixed-use 
developments ", Allow parking to be provided as a ' 
separately priced and purchased amenity, 

L 

I 

I 
v' I 

i 
1,2,7 

I 

Encourage child and adult day care facilities in 
mixed-use developments; allow them by-right in 
appropriate high-density locations. 

2.8 Provide tax relief for income-eligible seniors above I 
and beyond the homeowner's property tax credit 
program ... 

v" 
I 

2.9 Create apartnership between Montgomery County I 
and the Housing Opportunities Commission I' v' 
to acquire vacated properties for affordable , 
housing". 

2.10 Encourage housing cooperatives, faith-based 
organizations, and neighborhood housing groups 
to use their existing property or to purchase land 
and fc~ the a~d creser'fa:icn 
of affordable '1CUSiflg. 

projects that mix V-!IJUV' ",mums and rental units." 
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appendix ~"lJl~,--___________ 

Online at www.montgomer/plonning.org/community/housing/index.shtm 

March 27, 2008 

Review of County's Housing Policies 

April 11,2008 

Housing Inventory Slide Show 

April 17, 2008 

Review of Housing Master Plans, Staff Report 
The Housing Goals of the General Plan 

May 15,2008 

Legislative Issues, Staff Report 
The Affordable Housing Task Force Recommendations 
Pro Forma Analysis of MPDU Bonus Density 
M PDU Site Bonus Density 
MPDU Site Design Guidelines 
Affordable Housing Task Force Excerpt 

May 29, 2008 

. Examination of Neighborhood Change, Staff Report 
Examination of Nerghborhood Change Using Indicators, PowerPoint presentation 

June 2, 2008 

Housing Supply & Demand, Staff Report 

Demographic Analysis . 

Housing Supply Analysis 

Housing Market Trends 

Housing Supply & Demand Analysis 

Housing Supply & Demand PowerPoint presentation 


.; 

The website also includes links to the speakers and Powerpoint presentations that were part 
of the 2007-2008 Excellence in Planning speaker series. 
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A plan provides comprehensive recommendations for the use of public and private land. 
Each plan reflects a vision of the future that responds to the unique character of the local 
community within the context of a countywide perspective. 

Together with relevant policies, plans should be referred to by publiC officials and private 
individuals when making land use decisions. 

The Plan Process 

The PUBLIC HEARING DRAFT PLAN is the formal proposal to amend an adopted master 
plan or sector plan. Its recommendations are not necess6rily those of the Planning Board; 
it is prepared for the purpose of receiving public testimohy. The Planning Board he.lds a 
public hearing and receives testimony, after which it holds public worksessions to review 
the testimony and revise the Public Hearing Draft Plan as appropriate. When the Planning 
Board's changes are made, the document becomes the Planning Board Draft Plan. 

The PLANNING BOARD DRAFT PLAN is the Board's recommended Plan and reflects their 
revisions to the Public Hearing Draft Plan. The Regional District Act requires the Planning 
Board to transmit a plan to the County Council with copies to the County Executive who. 
must, within sixty days, prepare and transmit a fiscal impact analysis of the Planning Board 
Draft Plan ta the County Council. The County Executive may also forward to the County 
Council other comments and recommendations. 

After receiving the Executive's fiscal impact analysis and comments, the County Council 
holds a public hearing to receive public testimony. After the hearing record is dosed, the 
Council's Planning, HOUSing, and Economic Development (PH ED) Committee holds public 
worksessions to review the testimony and makes recommendations to the County' Council. 
The Council holds its own worksessions r then' adopts a resolution approving the Planning 
Board Draft Plan, as revised. 

After Council approval the plan is forwarded to the Maryland-National Capital Park and 
Planning Commission for adoption. Once adopted by the Commission, the plan officially 
amends the master plans, functional plans, and sector plans cited in the Commission's 
adoption resolution. . 
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OFFICE OF THE COU1~TY EXECUTIVE 


ROCKVlLLE, MARYLAl'llY:ZOl'fSU­lsiah Leggett 
County Executive 

September 29,2009 

TO: 	 Phil Andrews, President 

Montgomery County COlmcil 


FROM: 	 Isiah Leggett, County Executive 

SUBJECT: 	 Comments on the Planning Board Draft Housing Element of the General Plan 

I have reviewed the Planning Board Draft Housing Element of the General Pla..'1, 
and commend the Montgomery 00unty Planning Board on a fine effort in drafting this 
document. As drafted, the Housing Element will give guidance to residential growth as the 
County approaches buildout. The strong emphasis on redevelopment, transit-oriented and 
sustainable development, and preservation of the existing housing stock will serve the C01111ty 
well as we transition away from our history of greenfie.lds development 

I am pleased that a number of the issues and objectives identified by my 
Affordable Housing Task Force are addressed in the draft Housing Element The Task Force 
report noted the importance of, and included recommendations on: 

• 	 preserving the County's existing affordable housing stock, 
• 	 creating new affordable housing, and 
• 	 adopting regulatory reform,. especially mitigation of the expensive and time 

consuming development approval process for affordable housing. 

In kee.l:'-mgwith the Task Force's recommendations, the Housing Element places a 
commendable priority on preserving and creating affordable housing. However, as noted more 
fully below, the draft Housing Element is lacking in specific recommendations on implementing 
regulatory reform. 

A great many of the comments I made on the Public Hearing Draft have been 
taken into account in this final draft. Following are additionru policy level comments on the 
Planning Board Draft Housing Element. 

@ 




September 29,2009 
Page 2 

The Element's "strategic framework" on page 10 presents a good overview of the 
iS51i!:e5;:.1lkat-must ·be addressed to implementthe. goals out:.!:ined in the Element. I support each of 
the s1::rn:tegi:es in tire framework a:nd: commit the Executive Branch to cooperating in their 
• J •
:t:EEl:-i';;,err~n1atlon. 

I have a concern, however, about the way the Element fails to address the issues 
listed in t.1:e strategic framework.' s.·bull ~t, 2, "Development regclations". The Housing Element's 
Objectives and Po.Jicies-errr.m;rerntcd OIl pages 12 through 15 contain very little in the way of 
implementing activities for the revision of development regulations. Only one issue, parking, is 
specifically addressed. As-we recoIrilllended in our c.omments on the Public Hearing Draft 
HOllSing Element, I propose that a new Obj.ective 5,. entitled "Housing and Land Use, Zoning and 
Development Approvals." The purpose of the objective is to streamline the regulatory process 
and remove barriers to housing production, especially affordable housing production. 

I propose thatihe new objective's Policy Goals be as follows: 

5.1 	 Expedite approval reviews for housing that meets strategic objectives of 
affordability, environmental sustainability, and transit serviceability. 

5.2 	 Consolidate sequential review and approval processes into one coordinated, 
concurrent process. 

5.3 	 Provide incentives, including height-and-density, to promote appropriately 
desigc..ed and priced housing. 

5A 	 Allow sectional map amendments that address cnanging community and 
market conditions to proceed independently of time consuming master plan 
and sector plan amendments. 

5.5 	 Ensure that all master plan and sector plan amendments address the need for 
.additional affordable housing in the plan area,.and pro..mo.te.specific 
strategies to meet that need. . 

5.6 	 Allow flexibility ill meeting SIte plan requirements commensurate with the 
provision ofaftordable housing in excess ofminimum requirements. 

Only by proposing concrete steps in this Element can the Cour:rtyTIIake progress 
on amending the development approval t?gn1ations that can impede residential.development, 
especially the creation ofhlfordable housing.· I have already asked my staff to convene a work 
group to create a timeline and strategy for amendments to the development approval and 
regulatory process. The group 'Will include stakeholders representing all facets of the issue, 
including Executive and Legislative Branch staff, Planning Department staff, representatives of 
the building and development industry, and the community at large. We look forward to 
working with the Council and Park and Planning on this important effort. 

Also in the Development regulations bullet on Page 10, arecommendation 
appears that the "Zoning Ordinance should be revised to clarify that affordable housing is a 
permitted use in all residential zones." We are not aware of any zone where affordable housing 
is not a use; therefore sen:ence should deleted. 

http:pro..mo.te


Phil.A..ndrews 
September 29, 2009 
Page 3 

Additional comments on the Housing Element indude: 

• 	 p. 10, bullet 5, line 2; Add employers to the groups that Shoulti'be 
collaborated with to produce and preserve affordable housing. 

• 	 p. 12, Policy 1.4, line-I: Replace "County" with "public'" to mcIuae a" 
broader range ofemptoyees-who should have access to-housing near their 
jobsites. The revised language may avoid problems with ethics and 
collective bargaining. 

III 	 p. J2, Policy 1.5, line 2: Replace "non-vehicular" with "non-motorized 
vehicular and pedestrian." Bicycles are vehicles. whose use 'will promote 
communit<j connectivity. 

• 	 p. 13, PolIcy 2.6, line 3: Replace "Encourage" "vith "Allow.". 
• 	 p. 13, Policy 2.10, line 1: Add "employers" to .the list ofgroups that should 

be encouraged to produce and preserve affordable and workforce housing. 
• 	 p. 13, Policy 2_11: The County is not aware of any housing policy that 

restricts· projects that mix condominiums and rental units. We believe that 
the real issue may be high condorpinium fees which restrict the ability of 
moderate-income households to afford new housing. I suggest rewording 
this Policy as follows: "Encourage developers ofmixed-mcQme 
communities to adopt lower condominiumlhomeowner association fees for 
the income-restricted units." 

• 	 p. 14, Policy 3.2: Add "and promote affordability:" to-the policy. A 
reduction in housing costs can be a major effect ofuncoupling parking from 
the purchase of residential units. 

• 	 p. 14, Policies 3.3 and 3.5: I believe that other environmentally sustainable 
behaviors can be encouraged through fee credits - not just stormwater 

. management and residential energy efficiency. This.policy should be 
broadened to incorporate other areas, but must recognize that any initiative 
that reduced County revenues must becarefcl:l1y evaluated-in-tb:esetimes of 
fiscal restraint. It will be critically important to weigh the relative benefits 
oreach credit or waiver against its cost to the County so that high benefit to 
cost initiatives may be given high- priority. 

Attached is a list of editorial corru::nents on and corrections to the draft Housing 

Element. 


I appreciate the efforts of Planning Board staff who worked closely \'lith 
Executive Branch staff in the creation of the draft Housing Element. I believe it provides a 
needed amendment to the County's General Plan as we face the housing and neighborhood needs 
of the twenty-first century. Executive Branch staff will be available to participate any 
worksessions that the Council may schedule on this Element. 

IL:sns 
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Philip M. Andrews­

---_.. ----' September 29, 2009 
Page 4 

- Editorial Comments and Corrections 

• 	 p. 6,'2, line-3: [Housing] Dwe-I-l:ing-Unit (MPDI:l): .. 
• flo. 8,'2, line 1, New-large-sea:hihousing... 

-~. p. 9: Ple"aSe ad4~quanfitative data to "HI);usingJn..v.entoIY 19t2,Q,..2(JG7" maps 

• 	 p. 11: delete duplicative bullet 2 
'.... 	 p. 14, POlley 3.7,,: Reword as'fol!ows: "Require [preserv-atlC:ti}ecnservation of tree 

canopy and sustainable ... landscaping techniques.. as-wen-as- soil decompaction 
strategies. (DEP) -, 

• 	 p. 17-18, Interage!lcy Caordinaiion. table: The taole--should be revised to reflect the any 
changes to the wording of the Policies on pages 12-15. In addition: 

o 	 1.4: add check marks to HOC and Developer columns 
o 	 2.2: add chec1Cto'M-NCPPC column 
o 	 3.4: add check to M-NCPPC column 

• 	 p. 17, Objective 1, 1.1: correct spelling of"mixed-use" 
• 	 p. 18, Objective 4, 4.5: insert "and workforce" after '''affordable'' 



Isiah Leggett 
County Executive 

TO: 

FROM: 

SUl::$JECT: 

e..c.. 
<" ,..... r­
~15r 

LL 

05:1555OFFICE OF THE COUNTY EXECUTrVE 
ROCKVILLE, MARYLAND 20850 

1vfEMORAi"IDUM 

September29; 200.9, 

Phl=]':Andrews, President 

Montgomery County Council ) ~ 


Isia:..9. Le~gett, County Executive ~~g;.-­

fJ 

Fiscal Impal,T- Planning Board Draft Housing Element of the General Plan' 

The Executive Branch has reviewed flie Planning Board Draft ED-using Element 
of the General Plan.. The HOllsi:n:g Element is an amendment to the County's General Plan 
adopted in 19'64, updated in 1970·, and refined in 1993. 

The Housing Element does, not :recQmmend specific capital proj ects, but rather 
identifies policy objectives, regulatory reforms, and land use strategiesJor..housing in 
Montgomery County. For that reason, there is no measurable fiscal impact of the Housing 
Element. 
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Housing Element 


of the General Plan 
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The Housing Goal addresses Montgomery County's present and 
future housing needs. It focuses on housing type, quality, quando 
ty, location, and affordability. Housing for less affluent members 
of the community-is .of special concern, but the goal, objectives, 
and strategies are designed 1:0 rh.e hOUSing needs of all 

current an.d future County resident'S, including the full spectrum 
of ages, incomes, lifestyles, and physical capabilities. ProViding 
housing opportunities for employees of ail income levels who 
work in Montgomery County is of particular concern. 

Consistency with the Wedges and Corridors concept is funda­
mental to the Housing Goal. The Refinement expects all resi­

dential development to conform to this pattern. Ie also expects 
consisrency with master plans, recognizing them as an integral 
part of the General Plan. These constraints especially affect the 
appropriate locations for and types of affordable housing devel~ 
opment and the sites and intensities of multi-family complexes. 

Since 1969, employment has doubled and a significant portion 
of the land appropriate for housing has been developed in the 
County. These two have meant shills in empha­
sis in the Housing Goal of me General Plan Refinement. Both 
the 1964 General Plan and the 1969 General Plan Update 

.;;­ - -,­ ;t r,::::... _ .. ...l 
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focused on "an orderly convf;r~ion of undeveloped land 
to urban use." Born ad'v'ocated the creation of new to'IN11S 

and the use of clustering to achieve this goal. And both 

included housing as a major el.ement of such develolY 

ment. Neither, however, emphasized the need. for hous­

ing to support employment. 
Wi.th the exceptions of Clarksburg and a few scattered 

but significant tmcts of land in other areas, :::mention 
coday is ulITling away from the development of vacant 

land. The current emphasis is on the maintenance, infm, 
and redevelopment of land, and appropriate increases Ul. 
hOllsing densities in the Urban Ring and the I~270 Corri~ 
dar. This shift leads co increased attention to the attrac­
tIveness and compatibLlity of higher density housing. 

The reduced supply of undeveloped land puts great 
pressure on land prices, leading to lncreased difficulties 
in p1'oviding affordable housing,even for middle income 
households. Some geographic areas of the County are 

especially affected. In addition, J.jgh-rise housing devel­
opmenr raises uniqlle financial feasibility issue.s and mer­

its special attention. The General Plan Refinement 
addresses these issues. 

The Refinemenr looks at the relationship of employ­
mel"lt growth and the need for housing in a new way. In 

fact, tl"le Housing Goal adds a new objective regarding 

the quantity of housing to serve employment in the 
County as well as the needs of residents ax different 
stages of their lives. The new objective is designed to be 
flexible, relating the desirable amount of housing co the 
needs of residents at differem stages of life and to the 
needs of workers in the County at different \vage levels. 
It does not specify tl'le means of achielllng [his objective 
nor does it attach a numerical target (0 it. Instead,. the 
Refinement, while encouraging a balance between jobs 
and hOUSing on <l County-Wide basis, leaves dedsions 

about any changes in the numbers of housing units 
and/or jobs to master pbns and orher more local fanuM. 

The General Plan Refinement adds a second new 

objective (0 the Housing Goal as wen. This objective 

concerns the land use distribution of housing. It seeks co 

concentrate the highest density residential uses in the 
Urban Ring, I-270 Corridor, and especially near transit 

stations. Of the Housing objectives, this one most specif­

ically reinforces the Wedges and Corridors concept. 

The proposed Housing Goal deletes obsolete lao-­

guage from the 1969 General Plan Update. The 1969 
General Plan Update Housi:ng Goal reads as follows: 

"Stress the present quality and prestigious image of resi­
dential development in Montgomery County by further 

providing for a full range of hOllsing chOices. conve­
niently located in a suitable living eLwironment: for all 
incomes, ages and lifestyles." The General Plan Refine­

ment reflects a consensus that a "prestigious image" is no 

longer needed as a housing goal for chI;! County. The 
stock of prestigious housing has greatly increased in the 
past t\VO decades and will remain as an important Coun­
ty asset without its mention as a prospective goaL 

The new goal defines the word "quality" as referrL.J.g 
to design and durability of construction. It drops the word 
"envLTonment," which had been used to mean "neighbor, 

hood" or "surroundings" but is now more commonly used 
to mean "natural resources." Finally, it drops the words 
"preserve" and "estabiished" from the objective ..::oncem­
ing neighborhoods. This language was somedmesreacl as 
meaning (hat mere shouldnever be clk1l1ge to existing 
neighborhoods and that "established" neighborhoods, 
which many citizens interpret as being the most presti­
gious ones, should be protected more than ochers. 

The General Plan Refinement ad6 other new strate­
gies and, occaSionally, new concepts to the Housing 
Goal. The.seindude mixing residential densities in each 
planning area consistent with master plans, enc.oumging 
employer assistance in meeting housing needs, and rede­
veloping existl11g properties when identified as appropri­
atei:n the master plan. 

INTERRELATIONSHIP WITH 
OTHER GOALS 

Land Use 
Housing is a major component of the Land Use GoaL 

Location and intensity cannot be separaced from other 



housing issues, however, and are inchlded in the Housing 
Goal as welL The Housing Goal addre..."Se8 mpics such as 
affordabiliry, quality, at1d variety, which are not addressed 
by the land Use GoaL The Housing Goal also encourages 
the search for improved methods of financing and staging 
residential cotlSrruction, and it addresses the need m pro­
tect exisring neighborhoods from unwarranted inullsions 
by encouraging compatible infill development with suit­
able transitions between areas of higher lower densil:y. 
The Land Use Goal addresses specific geographic issues. 
One of most important of is the definition of (he 
Residential Wedge, which is a newly highlighted geo~ 
graphic component of the Wedges and COl1'idol"s concept. 
The Residendal Wedge primarily contc'"tins one- and !:\Vo­

acre estate zoning. The Land Use Goal discusses irs feme­
tion as a housing resource for the County.· 

Economic Activity 

HOllsing and economic activiry may considered as two 
sides of smne land use coin; each. constirutes a major 
resource fat' the other. Housing provides the consumers 
and employees to support economic activity, while eco­
nomic activity provides the means of support tor residen­
tial areas. In many cases, high quality housing was the 
imperus for economic development. The Housing and 
Economic Activity Goals are thus highly interrelated; 

addresses die need for the other. This Refinement 

~--- ------..--.. ~ 
Housing development. 
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calls for greater integradon of housing and economic 

activiLies. Insofar as the provision of housing is itself a 
major econoI~ic activity and depends on a stable econom­
ic climate, it is discussed in the Economic Activity Goal. 

Transportation 

Access to a variety of rranspon:arion modes to prom_ote 

efficient trdvel, espedally to work, and to proceer the envi­

ronment is an underlying [heIue of many of tr.e HOUSing 
objectives and strategies. Improved traTh-porrarion. and 
pedestrian access is one ofseveral impOrtant reasons why 
the Housing Goal sn;esses the desimbility of mixed uses. 
The Housing GQal encourages housing plans that fo:ster 
tranSit serviceability and proximity of affordab!.e housing to 
transit. It also emphasizes housing in close proximity to 
employment opportunities. These strategies are generally 
consistent and complementary to the Transportation Goal. 

Environment 

The Environment Goal is a source of both support and 
potencial conflict with rhe Housing GoaL 11te Environ­

ment Goal seek" to protect healthy and atr:ractive sur­
rottndings for present and·future County residents. The 
objectives also address the provision of rhe utilities and 
wat.er and sewer service needed by local households. At 
the same time, some of the Environment objectives, such 
as preservation of trees, wetlands, srre-am valleys, and bio­
diversit)7, can present major constraints to housing con­
struction. Such issues must be resOlved through the mas­

ter plan and development review processes. 

Community Identity and Design 

The Community -Identity and Design. Goal complements 
the Housing GoaL It guides the development of the 
community framework for housing and encourages lively, 
livable neighborhoods for COUllty residenc:s. It also 

encourages the pre~rvation Qf historic resources, some of 

which are illlique housing resources. ­

Regionalism 

Housing in Montgomery County is part of a regional 

l)1arket. Consequently, planning for residendal uses in 
the Counry needs to consider the regional context. This 
is especially tme of affordable housing, which is one of 
the greatest needs ofthe County and the regional hous­

ing market. Montgomery County will continue to coop­

erate with. appropriate agencies to achieve an equitable 
distribution of affordable housi.ng in the region. 

Compliance with Maryland Planning Act 
of 1992 
The I-lOUSing Goal is responsive to several of the Mary­
land Planning Act's visions. Objectives 3,5, and 6 

respond to concenrraring development in suitabLe meas 
(Vision 1). The Housing Goal encourages economic 
growth and also proposes that reguiacOl)7 mechaI1isms be 
streamlined (Vision 6). In addition, strategi.es are includ­
ed to assure the availability or adequate hOllsing near 
employment centers (Objective 3), to ensure adequate 
housing choices and to encourage mnovativetechniques 
to reduce the cost of hou."ing, including the examination 
of regulations and policies and deve10pmen t standards 

(Strategy IE). 

http:strategi.es
http:housi.ng
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Encourage and maintain a wide choice of 
housing types and neighborhoods for 
peop Ie of all incomes, ages, lifestyles, and 
physical capabilites at appropriate densi­
ties and locations. 

Promote voriety ond choice in housing of quality 

design ond durable- construction in various types of 
neighborhoods. 

Strategies 

A. Permit increased flexibility in residential devdop~ 
mem standards to meet a broader range of needs and 
to foster more creative design. 

B. 	 E.xpand opportunities for a variety of housing densi­
ties wi[hin communities to offer more choice to a 
broader economic r::mge of households. 

C. 	 Encourage the use of ne,,, and innovative housing 
construction techniques, including pre-fabricated 

components and housing uni.cs, to increase the sup­
ply and variety of housing types. 

D. 	 Explore me feasibUiry of rural centers in appropriate 
locations, such as the Residential Wedge. 

E. 	 Assess. the development review process to del:eonine 

ways co streamline the pTOce~:s and to encourage cre­
ative housing design. 

F. 	 Encourage bach ownership and refital opportunities 
for all types of housing. 

Promote a sufficient supply of housiflg to serve the 

County's existing-and planned employment and the 
(hanging needs of its residents at various sta9e-s of 

life. 

Strategies 

A. 	Provide adequate zoning capacity to meet the cur­

rent and furure housing need3 of those who live or 
work in the Coumv_ 
Explore ways to imp~ove the economic f:easibWlv of 
housing development as compared to employme~t-relal 
eel buildings. 

C 	 Phase mixed-use development so that hou:;ing is 
constructed in a timely fashion relative to other use~ 
within the project. 

D. 	 Develop additional techniques to provide hOllsing 
opportuni.ties to meet the special hOtlSing needs of 
young workers, the elderly. and persons with disabili 
ties. 
Encourage employer assistance in meeting housi.ng 
needs: 

F. 	 Develop new techni.ques to provide housing, includ­
ing incentives. 

Encourage housing near employment centers, with ode 
quate access to a wide voriE.>ty of facilities and seNices. 

Support mixE.>d-use communities ro furrher this objective. 

Strategies 

Assure the availability of housing near eIllploymen[ 

centers. 

Imegrate housing \vith employmenr and transporta­


tion centers with appropriate community services 

and facilities, especially in transit stop locations. 


C. 	 Examine County regulations ::tod policies for oppor­
tunities for mixed~use development; develop addi­
tional options. 

D. 	 Ensure a reasonable distribution of residential and 
commercial uses in mixed-use zones. 

E. 	 Explore changing development: standards to allow 

the closer integration of employmem and housina 
wt[hin mixed-use developments. '" 

F. 	 hOl.1Sing pl;ms that foster transic sefV'ice­

ability. 

http:housi.ng


G. 	 Encourage the provision of appropriate indoor and out­
door recreational and comumnity facilities in multi­

familyanel single-family residemial developmenc. 

OBJEGIVE 4 
Encourage an Qdequate supply of affordable housing 
throughout the County for those living or working in 
Montgomery County, especially for households at the 
median income and below. 

Strategies 

A. 	 Encourage the provision of low-, modef'"d.te-, and 

median~income hOllsing to Ineet existing and antici­

pated future needs. 
B. 	 Distribute govenunent-assisted hOUSlltg eqtlirabiy 

throughout the County. 
C. 	 Plan affordable h01.lSing so that.: it is reasonablyacces­

sible to employment centers, shopping, public trans­
portation, and recreadonal facilities. 

D. 	 Encourage well-designed subsidized housing mar is 
compatible v'lith surrounding housing. 

E. 	 Assure me provision of low- and moderate-income 

housing as part of large-scale development through a 
variety of approaches, includin.g the Moderately 
Priced Dwelling Unit program. 

F. 	 Preserve existing affordable housing where possible. 
G. 	 Encourage development of affordable housing by the 

private market. 
H. 	 Designate goveromem-owned hmd, other than park­

land, that meets appropriate housing site selection 
criteria for future housing development. 

L 	 Iden.tify COlUlty policies tl,2t have: a burdensome effect 

on the cost ofhousing; find alternatives if possible. 
J. 	 Encourage the provlsion of innovative housing types 

ar..d approaches, such as single-room occupancy 
housing aIld accessory apartments, to meet: cite needs 
of lower income single persons and small househ.olds. 

k. 	 Develop zoning policies that encourage the provision 
of affordable housing whde protecting d1e Wedges 
and Corridors concept. 

OI3J£GIVE 5 

Maintain and enhance the quality and safety af hous­

ing and neighborhoods. 

Strategies 

A. 	 Discourage deteriorarion of housing through well­
funded code enforcemem, neighborhood improve­
ment programs, and other appropriate techniques. 

B. 	 Ensure that infill developm.ent and redevelopment 
complements existing housing and neighborhoods. 

C 	 Mix housing with adler uses with special care in ways 
that: promote compatibility an.d concern for residents' 

needs for safety, privacy, and attractive surroundings 

when introducing new uses into older neighborhoods. 

D. 	 Provide for appropriate redevelopment of residential 
property when conditions wanunt. 

E. 	 Protect residential neighborhoods by channeUng 

d1roUgh traffic away &om residential streets and dis­

cOUl-aging spill-over parking from non,res.idential areas. 
E 	 Use special care to plan uses at the edges of high­

density centers that are compatible with existing. 
neighborhoods. 

OBJECTIVE: ,6 
Concentrate the- highest density housing in the Urban 
/\ing and the 1-270 Corridor, especiolly in transit stotion 
locales. 

Strategies 

A. 	Designate appropriate, specific Locations in sufficient 
amounts for higher density housing and mixed~l1se 
development in master plans. 

B. 	 Modify County zoning regulations and other policies 
to improve the feasibility and attractiveness of high­
er density housing. 

C. 	 Encourage air rights development in areas designated 

for higher densities. 

D. 	 Encourage development of affordable, higher denSity 

housing in the vicinity of transit stations. 

http:modef'"d.te
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There are few policy statements in the1Generai Plan that are 

concerned specifically with housing, as distinguished from residen­
tial land use. 1;he Plan proposes greater variety in types of living 
environment, stressing physical design (the avoidance of monot­
onous and unimaginative layouts) and the use of new town andj 
clustering types of development as a means of producing this 
diversity. The prevention and elimination of urban blight by 
means of an urban renewal program is also proposed.. . 

Recommendations for Updating the General Plan: The following 
policies are recommended for approval: 

GOAL 
.... 	 STRESS THE PRESENf QUALITY AND PRESTIGIOUS 

IMAGE OF RESIDENfIAL DEVELOPMENT IN MONf· 

GOMERY COUNTY BY FURTHER PROVIDING FOR 

. A r"ULL RANGE OF HOUSING CHOICES, CONVEN­

IENTLY LOCATED IN A SUITABLE LIVING ENVI­

RONMENT FOR ALL INCOMES, AGES AND LIFE 

STYLES. 

Objective A. 	 Provide for quality, variety and choice in resi­
dential development.Guidelines 

1. Permit greater flexibility in residential development to meet a 
\ broad range of needs. 
I 

2. 	 Encourage a high quality of livability for all housing units. 
3. 	 Encourage excellence in design of interior and exterior living 

space to assure that such space needs are determined by and1 	 related to family size, the functions of day-to-day living, and 
the normal possessions of families. 

4. 	 Encourage the provision of both indoor and outdoor recrea­
tional and community facilities, as appropriate in multi-family 
and single-family residential development. 

5. 	 Encourage ownership provisions for all types of housing and 
community facilities. 

6, 	 Encourage the lise of new and innovative housing systems 
constructed on or ofJ site to increase the supply and variety 
of housing types. 

7. 	 increase the speed of development through more efficient pro­
cedures for local governments' decisions affecting develop­
ment. J_. 

Objective B. 	 Integrate housing with employment and trans­
portation centers and community services and 
facilities.Guidelines 

1. 	 Assure the availability of housing near industrial, commercial 
and transportation centers. 

2. 	 Promote an economic balaf/ce of housing costs related to em­
ployment opportunities. 

3. 	 Assure the economic feasibility of providing housing for all 
income levels. 

Objective C. 	 Insure an adequate supply of housing for low­
and moderate-income households.Guidelines 

1. 	 Provide for low-and moderate-income housing to meet exist­
ing county needs and anticipated future employment needs. 

2. 	 Distribute public housing on a county-wide basis with em­
phasis on accessibility to employment centers, shopping and 
recreational facilities and with emphasis away from areas 
which are economically impacted. 

3. 	 Assure the provision of low-and moderate-income housing 
as part of large-scale development and as an option in smaller 
scale development. 

4. 	 Utilize existing government land which meets good housing 
site criteria to increase the number of available sites for 
meeting housing needs. 

5. 	 Assist households in locating and financing housing and in 
maintenance. 

Objective D. 	 Preserve and enhance the quality of housing 
and environment in established neighborhoods.Guidelines 

1. 	 Coordinate the infusion of substantial public funds with 
county code enforcement programs. 

2. 	 Discourage negligence among owners and renters through 
code enforcement and other appropriate techniques. 

3. 	 Employ positive programs in achieving community improve­
ment. 

~ 
 31 



MONTGOMERY COUNTY ­

THE PLACE TO CALL HOME 

A HOUSING POLICY 
for 

MONTGOMERY COUNTY, MARYLAND' 


Department of Housing and Community Affairs 

July 2001 




County Executive 
Douglas M. Duncan 

county Council 
Blair Ewing, President 


Steven Silverman, Vice President 

Howard A. Denis 


Nancy Dacek 

Phil Andrews 


Marilyn Praisner 

Derick Berlage 

Isiah Leggett 


. Michael 1. Subin 


Department of Housing and Community Affairs 
Elizabeth B. Davison, Director 

Department of Health and Human Services 
Charles Short, Director 

Housing Opportunities Commission 
Scott Minton, Ex.ecutive Director 

Human Relations Commission 
Odessa Shannon, Ex.ecutive Director 

For additional copies and information: 
Department of Housing and Community Affairs 


Phone: 240-777-3600 

Address: 100 Maryland Avenue, 4th Floor, Rockville MD 20850 


Web site: WUJUJ.co.mo.md.us/hca 


Cover: Moderately Priced Dwelling Units in Montgomery County. 
Photo by Tim Minerd, DHCA 

. 
@ 



...... 


Housing Policy - Executive Summary 


MONTGOMERY COUNTY: THE PLACE TO CALL HOME 

Vision 

A safe,' decent, and affordable home is the cornerstone for a full, normal life. A 
neighborhood is the basic unit of community in which a family can grow and 
flourish. The vision for Montgomery County is for all ofits residents to have 
decent housing in sound neighborhoods. 

In our vision, for Montgomery County, we see: '. 

Everyone with a place to call home - no one homeless. 

. All housing in sound condition, meeting all building maintenance codes. 

• Adequate living ~pace within each housing unit for its occupants. 

Mfordable housing for all who live or work in the county, regardless of 
age or .position. 

Appropriate housing and services for each stage of life so that people can 
remain in the community as they grow older. 

No discrimiriation in choosing a place to live, regardless of race, color, 
religious creed, ancestry, national origin, sex, sexual orientation, marital 
status, presence of children, age, physical or mental disability, or source 
of income. 

Housing opportunities and supportive services for those who have 
mobility or sensory impairment, developmental or emotional disabilities, 
or mental illness. 

Safe and sound neighborhoods with community services and well­
maintained facilities. 

We will work to achieve this vision with: 

The commitment of citizens, community leaders, housing providers, and 
public employees. 

Funding.and appropriate planning. 

Purpose 

. The purpose of the Housing Policy is to guide the implementation of the 
County's housing programs and policies, provide recommendations for 
improving them, and direCt the allocation of resources. 
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Conditions 

As a result of shifting demographic and economic conditions in the region, 
housing supply and demand have changed significantly since adoption of the 
last Housing Policy in 1981. High interest rates were then the main problem 
affecting afford ability. Today, racial, ethnic, and economic diversity are 
increasing; the economy is diversifying; and the area is becoming more 
metropolitan and international. The housing market is characterized by: 

Low production of multifamily housing, causing extremely low rental 
vacancy rates and historically high increases in rent. 

Residential housing production, especially of units for individuals and 
households below the median income, not keeping pace with recent 
increases in demand. 

Aging neighborhoods, many 50 years old or more, needing reinvestment 
and stabilization. 

Most new development opportunities in infill development or 
redevelopment of older and obsolete communities and structures as the 
county nears build-out. 

• 	 Increasing demand for independent- and assisted-living senior housing 
as the population ages. 

Increasing demand for housing for individuals and families transitioning 
from homelessness as various federal programs that subsidize buildings 
expire. 

An affordable assisted housing stock under intense pressure. 

Our Objective!! 

The Housing Policy has seven main objectives for accomplishing the vision: 

1. 	 Variety and choice in housing, in various types of new and existing 
neighborhoods in conformance with the County's General Plan. 

2. 	Assistance for persons with diverse housing needs, including housing 
for the elderly, persons With disabilities, persons with mental illness, and 
persons transitioning from homelessness. 

3. 	Safe, high-quality neighborhoods. 

4. 	Communities with affordable housing, throughout the County, 

especially for households at the median income level and below. 


5. 	Housing for all stages of life, to serve the county's existing and planned 
employment and the changing needs of its residents. 

11 



6. 	Equal opportunity housing, to ensure that all residents have an 

opportunity to purchase, rent, [mance, and occupy housing in the 

county. 


7. 	Sustainable communities and environmental sensitivity in housing, 
neighborhood design, and redevelppment. 

Tools 

County programs andprojects currently available to enhance housing choice· 
include: 

Ensuring the availability of moderately priced dwelling units through the 
. mandatory inclusionary zoning of the Moderately Priced Dwelling Unit 
Program. 

Preserving agricultural land .and open space through the Transfer of 
Development Rights Program. 

Providing the Housing Opportunities Commission the authority to use 
revenue bonds for multifamily and single-family dwellings. 

Ensuring a high level of funding through the housing trust fund, 
Montgomery Housing Initiative. 


Providing scattered site public housing. 


Providing mixed income housing. 


Employing concentrated code enforcement in older communities. 


Providing replacement homes for owner-occupants of condemned 

properties. 

• 	 Adopting pilot program for single-room occupancy housing, Personal 
Living Quarters. 

• 	 Converting hotels to efficiency apartment facilities (single-room 

occupancy), . 


Providing accessory apartments. 


Continuing programs for education, testing, research, and enforcement 

under Fair Housing. 


Providing housing through the adaptive reuse of surplus public 
schools and school sites. 


Having the right of first refusal to purchase multifamily housing in the 

county. 


Using rental agreements to preserve the affordability of multifamily 
housing being transferred. 

Providing funding through: 

The Group Home Loan Program. 

The condominium transfer tax. 
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The Downpayment Assistance Program. 

The county-funded Rental Assistance Program. 

Fine Tuning 

As part of the Housing Policy effort, five current programs have been identified 
and examined to determine how they might be improved: 

Housing Initiative Fund. 

• Moderately Priced Dwelling Unit Program 

Group Home Program. 

Rental Assistance Program. 

Code Enforcement Programs: Vacant and Condemned Housing and 
Neighborhoods Alive! 

New Responses 

Action plans have been developed to help fulfill the seven objectives of the 
Housing Policy. 

Annual Affordable Housing Production Goals 

The current income distribution of households in the county shows that about 
25 percent of county households earn. less than $40,000 a year. To continue to 
serve these households, an affordable housing production goal of 1,000 to 
1,200 units per year is necessary, in addition to the preservation of the existing 
affordable housing stock. The following chart lists the county's affordable 
housing production programs and establishes an annual production goal for 
each program based on market conditions, program history, forecast needs, and 
industry and provider capacity. 

A comparison of these production goals ~vith averages achieved in each category 
over the past two years reveals a need for a dramatic increase in affordable 
housing units. These goals are aggressive, but they can be achieved with 
adequate funding and organizational focus ... 
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Affordable Housing Program: Proposed Annual Production Goals 
(Averages for the last two fiscal years, FY99 and FYOO, are shown in parentheses.) 

Programs Owner Rental 
Units Units 

Moderately Priced Dwelling 200 100 
:Units (149) (83) 
Section 8 Certificates! Housing 200 
Vouchers (190) 
Group Home/Transitional/ 100 
Special Needs Housing (29) 
Production 
Home Ownership 30* 

(11 *) 
Nonprofit Multifamily 150* 
Rehabilitation (55*) 

New Construction 200 
(0) 

Preservation of Federally 200* 
Assisted Housing (121 *) 

HOC and Nonprofit MPDU 60 
Acquisition (29) 
Multifamily Rehabilitation Loans 150* 

.. (5*) 

Construction of Elderly Housing 250 
and Assisted Living Units (18) 

Accessory Apartments 50 
(15) 

Preservation of Threatened 950* 
Multifamily Housing (950*) 
Acquisition of Threatened 150* 
Multifamily Housing (24*) 
HOC Public Housing 100* 
Rehabilitation (40*) 

Total Units: 
New: 1,160(513) 
Preserved: 1,730(1,206) 
Total: 2,890(1,719) 

* Units preserved, not added to the housing stock. 
** Loan. 

.ToW Cost 
(County $) 

. $0 

($0) 
$0 
($0) 

$500,000 ­
$1,000,000 
($145,000) 
$600,000 
($296,000) 

$1,500,000 ­
$2,250,000 
($543,000) 
$800,000 ­
$2,000,000 

I ($0) 
$1,600,000 ­ . 
$2,400,000 
($780,000) 
$1,800,000 
($870,000) 
$750,000 ­
$1,500,000 
($108,000) 

$3,750,000 ­
$5,750,000 
($683,000) 

I $0 
($0) 
$0 

($0) 
$0 ­ $1,500,000 . 

($516,000) 
$700,000 ­
1,500,000 
($290,000) 

Total Cost to 
County: 

$12 ­ $20,300,000 
($4,231,000) 

v 




· . 
~--'---' . ,_._--.- ----- ­

Contents 

Chapter Page 

The Vision: Montgomery County - The Place to Call Home ................................................................. 1 


I. Purpose, Principles, and Objectives for a New Housing Policy ..................................................... 2 


n. Changing Demographic and Econom.ic Conditions ....................................................................... 4 


III. Fine Tuning Existing Innovative Housing Programs ................................................................. 7 


IV. Establishing Responsive New Programs.....................................................~............................. 14 


V. Annual Affordable Housing Production Goals ........................................................................... 31 


Bibliography......................................................................................................................................... 36 


Appendices............................................................................................................................................ 38 


County Council Resolution ...................... :: ...................................................................44 


@ 


http:Econom.ic


. .. 
~___---'.~ _:::..---'-'-~ ',,"_'-;•.., ~ _ •... _ .,c•. ,. 

A Housing Policy for 
Montgomery County, Maryland 

Montgomery County - The Place to Call Home 

A safe, decent, and affordable home is the cornerstone for a full, normal life. A 

neighborhood is the basic unit of community in which a family can grow and 

flourish. The vision for Montgomery County is for all ofits residents to have 

decent housing in sound neighborhoods. 


Montgomery County is one of the fInest communities in the nation. It offers a 
\Vide range of housing types, in various price ranges, for rent and for sale, to 

. most who choose to live here. It has many fme neighborhoods with excellent 
public services and community facilities. Job opportunities abound. 

Today, nevertheless, a decent and affordable home is not available to all who live 
or work in the county. In too many cases, people are paying more than they can 
afford for their housing or live in fear of eviction. Some cannot pay for necessary 
maintenance. Some elderly residents cannot fmd suitable places that are 
affordable and near family members. Some of the less fortunate in our 
community who have special needs, such as the supportive services made 
necessary by disabilities or mental illness, fail to fInd affordable and sound 
housing. There are workers who cannot fInd decent and affordable housing near 
their jobs and must spend hours commuting. 

In our vision for Montgomery County, we see: 

Everyone with a place to call home - no one homeless.. 

All housing in sound condition, meeting all building maintenance codes. 

Adequate living space within each housing unit for its occupants. 

Affordable housing for all who live or work in the county, regardless of age 
or position. 

Appropriate housL.ig and services for each stage of life so that people can 
remain in the community as they grow older. 

No discrimination in choosing a place to live, regardless of race, color,' 
religious creed, ancestry, national origin, sex, sexual orientation, marital 
status, presence of children, age, physical or mental disability, or source 
of income. 

Housmg opportunities and supportive services for 1:J:?ose who have mobility 
or sensory impairment, developmental or emotional disabilities, or .mental 
illness. 

Safe and sound neighborhoods with community services and well­
maintained facilities. 

We will work to achieve this vision with: 

The commitment of citizens, communit:y- leaders, housing providers, and 
public employees. 

Funding and appropriate plaI1..ning. 
,........, . 

lUlS Policy help ffiake :,,1.is vision a reality. 
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I. Purpose, Principles, and Objectives for a New Housing Policy 

Purpose 

The purpose of the Housing Policy is to guide the implementation of the 
County's housing programs and policies, provide recommendations for 
improving them, and direct the allocation of resources. Changing population 
demographics and economic conditions "vill necessitate a review and update of 
.the housing policy every ten years. 

Prl.ncip les 

The Housing Policy of Montgomery County is a commitment to certain 
principles, reflecting who we are and what we stand for as a community. These 
principles mandate that the County should strive to maintain and enhance the 
quality of life of its citizens by: 

Developing a regional housing strategy to address housing needs in all 
parts of the metropolitan region and all segments of the population, in its 
various forms of diversity, and pairing this strategy with County 
commitment to: 

Maintain, preserve, and revitalize the infrastructure in older regions. 

Protect the safety of inhabitants of every neighborhood. 

Preserve open space a..'1d agricultural areas for future generations. 

Providing funding and programs when necessary to supplement state 
and federal programs. 

This comprehensive housing strategy requires that the County: 

Encourage: 

• Innovative planning and design efforts. 

Compact residential and commercial development in business 
districts, town centers, and other areas served by public transit and 
other iP..irast.ructure. 

Continued upkeep of the county's aging housing stock. 
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Support development of a housing stock that: 

Includes structure types to accommodate the needs of different 
households. 

Provides affordability for all income levels, widely distributed 
throughout the county. 

Meets the needs of individuals and families as people age and their 
needs change. 

Provides housing for special needs populations, including persons 
with physical disabilities, individuals with mental or emotional 
illness, persons transitioning from homelessness, and persons 
recovering from substance abuse and addition. 

Expand and enforce fair housing policies appropriate for a diverse 
society. 

Objectives 

The Housing Policy has seven main objectives for accomplishing the vision. 
They are: 

1. 	.Variety and Choice in Housing - Variety and choice in housing of 
quality design and durable construction in various types of new and 
existing neighborhoods in conformance with the County's General Plan. 

2. 	Assistance for Persons With Diverse Housing Needs - Housing for 
diverse residential needs, including housing for the elderly, persons with 

.disabilities, persons with mental illness, and persons transitioning from 
homelessness. 

3. 	Safe, High-Quality Neighborhoods - Neighborhoods in which quality 
and safety are maintained and enhanced through code enforcement and 
renewal efforts. 

4. 	Communities With Affordable Housing - An adequate supply of 
affordable housing in economically inclusive communities throughout 
the county for those living or working in Montgomery County, especially 
for households at the median income level and below. . 

5. 	Housing for All Stages of Life - A sufficient housing supply to serve 
the county's existing and planned employment and the changing needs 
of its residents at various stages of life. 

6. 	Equal Opportunity Housing - Fair housing ordinances to ensure that 
all residents have an opportunity to purchase, rent, [mance, and occupy 
housing in the county. 

7. 	Sustainable Communities - Sustainable development and 

environmental sensitivity in housing, neighborhood design, .and 

redeyelopment. 
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II. Changing Demographic and Economic Conditions 

From Bedroom Community to Maturing Urban County 

While the basic principles underlying the County's housing policy have not 
changed significantly over the years, the county has experienced tremendous 
demographic and economic changes. From a farming community in the early 
20th century, Montgomery County developed into what was primarily a 
suburban, bedroom community to Washington, D.C. during the second half of 
the 20th century. Here at the beginning of the 21 st century, the county is 
becoming an important regional employment center. Enterprises, especially 
those in the bio- and info-tech sectors, have been attracted by the highly skilled 
resident popUlation and the presence of federal agencies. New residents have 
been attracted to the county's high quality of life, excellent schools, booming job 
market, and stili affordable housing. 

Montgomery County is now a maturing urban county, rich in diversity, and a 
very different place from the homogeneous county of the 1950s. Extensive 
development and the implementation of programs to protect open space and 
agricultural land have reduced the amount of land available for, new housing. 
Neighborhoods built before 1950 have aged, and some now need extensive 
reinvestment in the housing stock and urban infrastructure if the quality of life 
is to be preserved. 

The County needs to determine what changes are needed in the direction of 
housing programs, many of which were created in the 1970s. Above all, it is 
incumbent upon the County to continue its housing commitment to its diverse 
popUlation and to use its resources wisely and efficiently. 

Rentaf VocancyRates, All Units, 1982-200) 
7.-~~~~~~~~~~-~~-. 

82 83 84 85 86 Il7 88 89 00 91 92 93 94 95 % fJ7 98 'E2OO) 

.-----.. Va:ancyRate 

Source: DHCA Rental Vacancy Surveys 
Note: No survey conducted in 1995 
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Summary of Conditions 

Low production of multifamily housing has caused rental vacancy rates 
to fall below 2 percent and annual turnover rent increases to reach 
historic highs of 6 to 8 percent. The average one-bedroom unit costs 
$846, and the average two-bedroom unit is $965. 

Residential housing production, especially of units for individuals and 
households below the median income, has not kept pace with recent 
increases in demand. Economic growth, in-migration, and resident 
population grow+Jl. are expected to add about 4,000 households per year 
to Montgomery County. Annual housing production has averaged fewer 
than 3,600 units per year between 1990 and 1999. 

As the county nears build-out, most new development opportunities will 
be for infill development and redevelopment of older and obsolete 
communities and structures. Vacant, abandoned, and obsolete 
structures are already blighting some urban areas of the county. 

Avtrage TumoverRents, 2 BR.llits, 198)..2000 

lOCO 
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~ mo~~~~~~~·~~~~~ 

c 
roo+-~~~'~~~~~~~~~• . ,J f : 
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~O~~I~.~~"~~~~~~~~. . . . ' . 

400 Iii; 
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83 84 85 86 87 88 89 <;D 91 92 93 94 95 % 97 98 99a:aJ 

Source: DHCA Rental Vacancy Surveys 

Note: No survey conducted in 1995 


The county is becoming more racially, ethnically, and economically 
diverse. In 1997 racial minorities made up over 27 percent of the 
population, up from 4 percent in 1960. Persons of Hispanic ethnicity 
made up over eight percent of the population. Over 12 percent of county 
households earn less than 50 percent of the median income. 

Demand is increasing for independent- and assisted-living senior 
housing. Current estimates of unmet demand show a need for 1,800 
independent living units and 1,500 assisted living units. 

Demand is increasing for housing for individuals and families 
tra.J.sitioning from homelessness. The county can meet only about one­
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Demand is increasing for housing for individuals and families 
trfu""1sitioning from homelessness. The county can meet only about one­
third of the current emergency shelter bed needs; over 370 more beds are 
needed. Additionally, there is a current unmet need of 185 transitional 
housing beds and 231 permanent supportive housing units. 

The affordable assisted hOUSL""1g stock is under intense pressure. 
Approximately 2,000 rental housing units \Vith below-market rents may be 
lost by 2005 due to prepayment andjor discontinuation of federally 
subsidized loans or assistance contracts. 
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III. Fine Tuning Existing Innovative Housing Programs 

Tools for Enhancing Housing Choice 

County programs and projects currently available to enhance housing choice 
include: 

Ensuring the availability of moderately priced dwelling units through the 
mandatory inclusionary zoning of the Moderately Priced Dwelling Unit 
Program. 

Preserving agricultural land and open space through the Transfer of 
Development Rights Program. 

Providing the Housing Opportunities Commission the authority to use 
revenue bonds for multifamily and single-family dwellings. 

Ensuring a high level of funding through the housing trust fund, 
Montgomery Housing Initiative. 


Providing scattered site public housing. 


Providing mixed income housing. 


Employing concentrated code enforcement in older communities. 


• 	 Providing replacement homes for owner-occupants of condemned 
properties. 

Adopting pilot program for single-room occupancy housing, Personal 
Living Quarters. 

Converting hotels to efficiency apartment facilities (single-room 
occupancy) , 

Providing accessory apartments. 

Continuing programs for education, testing, research, and enforcement 
under Fair Housing. 

Providing housing through the adaptive reuse of surplus public schools 
and school sites. 

• . 	Having the right of first refusal to purchase multifamily housing in the 
county. 


Using rental agreements to preserve the affordability of multifamily 

housing being transferred. 


Providing funding through: 


The Group Home Loan Program. 


The condominium transfer tax. 


The Downpayment Assistance Program. 


The county-funded Rental Assistance Program. 
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Fine Tuning 

In its efforts to provide a wide range of housing choices, Montgomery County has 
a long and remarkable record of responding to market and non-market forces. 
Under the auspices of the Housing Opportunities Commission of Montgomery 
County (HOC), the County's housing authority and housing fmance agency, the 
County has implemented policies and programs that benefit low- and moderate­
income residents. 

For the purposes of this housing policy, the following five programs are 
examined: 

Housing Initiative Fund. 

Moderately Priced Dwelling Unit Program. 

Group Home Program. 

Rental Assistance Program. 

Code Enforcement Programs: Vacant and Condemned Housing and 
Neighhorhoods Alive! 

These programs provide a range of new and rehabilitated housing for individuals 
and families not served by the private market. They supplement the private 
housing market and add to the range of housing opportunities in the county. 

An examination of these programs guides the County as it fine-tunes them to 
respond to new conditions and allocates fiscal resources for housing efforts. 

Housing Initiative Fund 

The County established the Housing Initiative Fund in 1988 with the purpose of 
creating and preserving affordable housing. Under this program loans are made 
to the Housing Opportunities Commission, nonprofit organizations, property 
owners, and for-profit developers to build new housing units or renovate 
deteriorated multifamily housing developments. Emphasis is placed on 
leveraging County funds with other public and private funds. As a result, the 
effectiveness of the program relies on having community partners who' are able 
and willing to take on development or rehabilitation projects, and on having 
funding from other sources to leverage County funds. . 

Much of the funding in the program now comes from repayments on previous 
Housing Initiative Fund loans and from the County general fund. Between July 
1989 and December 1999, approximately 3,500 housing units were preserved or 
created in the county under this program. 
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. "'.Issue 

To ensure that our affordable housing goals are met, there must be a stable and 
predictable funding source. 

Recommendations 

Develop stable funding sources for the Housing Initiative Fund to ensure 

that affordable housing goals are met. 


Make outreach and support of current partners and development of new 

partners a priority". 


Moderately Priced Dwelling Unit Program 

In the early 1970s, Montgomery County" had a shortage of affordable housing for 
low- and moderate"-income households. Housing advocate groups discussed 
measures to increase such housing that eventually led to an inc1usionary zoning 
program that is both mandatory and countywide. Developers of subdivisions 
'iiVith 50 or more units receive a bonus density" in excha.."'lge for including 
affordable housing in the development. Since the program's inception, over 
10,600 moderately priced dwelli.."'lg units have been built, of which about 72 
percent have been for-sale units. For-sale units built under this program are 
relieved of their resale restrictions after 10 years and rental units are relieved of 
their restrictions after 20 years. 

The Moderately Price Dwelling Unit (MPDU) Program has been extremely 
successful over the past 25 years in developing affordable housing for working 
families. An award-vvinning program, it has been used by many jurisdictions as 
a model. Resolution of several issues, outlined below, is needed if these three 
program objectives are to be met: 

Increasing the number of moderately priced dwelling units built, especially 

rental units. 


DisLributing them 't:P..roughou: county. 
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• - Ensuring the financial viability of developments that include moderately 
priced dwelling units. 

Issue 1 

Housing units, hl.cluding moderately priced dwelling units, are being produced at 
a slower rate as the supply of developable land decreases. Tne suggestions 
proposed below could increase t,."'e number and distribution of moderately priced 
dwelling units or provide funding for moderately priced dwelling units elsewhere. 

) 

Recommendations 

Evaluate the possibility of requiring moderately priced dwelllil.g units or an 
in lieu fee for new subdivisions with fewer tha.TJ. 50 units. 

Evaluate extending the MPDU Program to large-lot residential zones. 

MPDU Production, 1976 - 1999 
1~0 ,---------------~-------------------I 

1200 -+---------[."',-----------------1 

1000 -+---------1·--]----------------1 

SOD -+------~-:'I·r 

600 -+----­

400 +---__i._...,'WH_I-----­__-------1 

200 +--:::--=IIII1H~lIrlti~IIIJIIHflin{ 

Renter • Owner 

Issu.e 2 

Price controls on many units are expiring, further decreasing the number of 
available moderately priced dwelling units. 

Recommendation 

Explore the possibility of purchase of moderately priced dwelling units by 
HOC, nonprofits, and the Department of Housing and Community Affairs 
either for resale to moderate income families or for rental to low income 
families. 

Issue 3 

Much potential infill development in central business districts and around 
trful.sit stations is high-rise rental projects. High construction costs make it 
fL.l.ancially infeasible to include moderately priced dwelling units, especially given 

1 0 
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the inability to take advantage of the bonus density offered under the MPDU 
Program. 

Recommendations 

Explore tax abatement for high-rise developments in those areas where 
housing is to be encouraged. 

Include affordable housing as an amenity when determining the amenity 
requirements for high-rise developments. 

Evaluate the possibility of allowing moderate rent adjustments for 
moderately priced dwelling units in high-rise developments to ensure that 
new housing units will be built. . 

Issue 4 

In many cases developers are unable to take advantage of bonus density 
provisions in the Zoning Ordinance, including that of the MPDU Program, 
because of other zoning or master plan requirements. This makes the inclusion 
of moderately priced dwelling units fmancially infeasible. 

Recommendation 

When preparing master plans and zoning changes, understand the impact 
of height and density restrictions on the fInancial feasibility of moderately 
priced dwelling units, especially in high-rise construction. 

Issue 5 

Many moderately priced dwelling unit applicants cannot qualify for a mortgage as 
a result of poor credit or no funds for the down payment. 

Recommendations 

Make the MPDU Program more active in fmancing moderately priced 
dwelling units, assisting participants in preparing to purchase homes, and 
ensuring Fair Housing goals are met. 

Continue to make improvements to the homebuyer classes for moderately 
priced dwelling unit purchasers, including the information on credit, 
various mortgage products, and means of avoiding predatory lending. 

Group Home Program 

Group homes serve two basic populations: those with physical and 
developmental disabilities and those with persistent mental illness. Using 
funding from various sources, the County provides assistance to nonprofIt group 
home providers serving these tv.ro populations. Funding is for acquisition of 
existing houses for use as group homes and for rehabilitation of these homes to 
meet state standards. The program averages the acquisition of 4-6 group homes 
a year and the rehabilitation of another 29· or so a year. 

Issue 

This program faces several problems that are exacerbated by a state requirement 
that all mental healt...h. hospitals be closed. The problems include: 
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The precarious fmancial state of most providers of mental health services 
in the county. 

Neighborhood opposition to these facilities. 

Difficulty in obtaining planning approval for group homes. 

Inadequate funding, especially for those with mental illness. 

Recommendations 

Evaluate the Zoning Ordinance for unnecessary restrictions on group 
homes: 

Modify underwriting policies for loans to better assist nonprofit providers 
serving those 

. 
with the lowest incomes. . 

Evaluate the possibility of obtaining existing underused housing for group 
homes. 

Determine if moderately priced dwelling units could be used to house 
those served under this program. 

Use Section 8 voucher paY"1:D.ents, under the new lump-sum provision, for 
downpayments on houses instead of for rental payments. 

Improve coordination between those providing the housing and those 
providing support services. 

Work with community associations and group home providers to ensure 
understanding and respect for fair housing laws. 

Rental Assistance .Program 

In 1985, Montgomery County created the Rental Assistance Program targeted to 
the elderly and disabled, low-income (underemployed) intact families, and low­
income (underemployed) single parents. Since its inception, the progr'am has 
provided eligible households with a monthly rental subsidy to help defray the 
high cost of rent and enable low-income households to have a suitable rental 
unit without exceeding 35 percent of their income for shelter. 

Issue 

Rapidly rising rental costs and a shortage of available affordable housing have 
increased demand for rental assistance. As a result, in 2000, the Department of 
Health and Human Services started a waiting list with 89 households. 

Recommendations 

Increase funding for the Rental Assistance Program-to be able to help 
more people. 

To expand the supply of moderately priced rental units, evaluate accessory 
apartment regulations and, if possible, ease requirements without . 
jeopardizing neighborhood quality. 

Code Enforcement Programs 

To ensure healthy housing and neighborhoods, Montgomery County adopted a 
Housing rvIai.T1tenruJ.ce Code in 1964. Most of the inspections done under the 
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authority of the code are mandated by other actions (e.g., licensL."'1.g ofmultifarn i1y 
units and accessory apartments) or in response to a complaint from a tenant or 
property owner. In 1998, the County modified its approach, adopting the 
Neighborhoods Alive! program to address in a more comprehensive manner the 
widespread deterioration in older neighborhoods. Existing procedures for dealing 
with severe problems, such as blighted properties, can be exceedingly slow and 
hamper the overall success of the code enforcement program. The Office of 

. Procurement has contractors available to demolish structures that have been 
condemned, present a hazard, and blight the surrounding area, providing for 
some efficiency in the process. 

Issue 

Properties of the federal Housing and Urban Development Department and 
Veterans Admi.rlistration are of particular concern. HUD has recently 
streamlined its processes a.."'1.d is removing properties from its inventory in a more 
expeditiou's fashion. The Department of Housing and Community Affairs has 
initiated a stronger relationship with HUD and has recently facilitated purchase 
and rehabilitation of over 20 properties. 

Recommendations 

Continue to use the Neighborhoods .'\live! program in neighborhoods that 
are at-risk. Bring in other departments, agencies, and nonprofits as 
needed and involve the community to make the program work in a way 
that responds to the particular needs of the neighborhood. 

Work with the State to streamline the foreclosure process. Have Code 
Enforcement staff monitor the foreclosed properties. 

Have Code Enforcement staff perform a biannual review of vacant and 
condemned units. 

Refer vacant and condemned properties more quickly to the Rehabilitation 
Loan and the Replacement Home Programs, especially for those occupants 
who are elderly or who cannot financially and physically maintain their 
home. 

Expedite the demolition process while ensuring due process. 

Evaluate the effectiveness of anti-blight ordinances to expedite 
improvements or demolition of condemned structures. 

Lot cleared of conder:u:.ed structure and readied for new construction 
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IV. Establishing Responsive New Programs 

As our supply of developable land dwindles and housing stock ages, maintaining 
an adequate amount of affordable housing and maintaining the condition of 
existing housing gain importance. The slowing rate of moderately priced dwelling 
unit production and cha.'1.ges in federal policies such as expiring commitments to 
project-based Section 8 assistance require that we modify existing programs and 
design,new programs to maintain an adequate affordable housing inventory. 

, Over the years, the number of vacant abandoned housing units located in stable 
neighborhoods has grown. A program to rehabilitate and sell these units, or 
otherwise remove their blighting influence, needs to be designed. Similarly, 
failure of property ovvners to maintait"J. housing can reduce housing resources as 
well as adversely affect an entire neighborhood. Comprehensive code 
enforcement is a critical element of a housing policy, coupled vvith an expanded 
rehabilitation loan program for those property OVV"11ers with limited resources. 

The goal of Montgomery County is to have a wide choice of housing types and 
quality neighborhoods at densities and locations suitable for all people, 
regardless of race, color, religious creed, ancestry, national origin, sex, sexual 
orientation, marital status, presence of children, age, physical or mental 
disability, or source of income. To achieve this goal, the County needs strategies 
and action plans that will lead toward meeting these objectives: 

Variety and choice in housing. 

Assistance for persons with diverse housing needs 

Safe, high-quality neighborhoods. 

Communities with affordable housing. 

• 	 Housing for all stages of life. 

Equal opportunity housing 

Sustainable communities. 

Objective 1: Variety ~nd Choice in Housing 

Promote variety and choice in housing of quality design and durable construction 
in various types of new and existing neighborhoods in conformance with the 
County's General Plan. 

, ! 	 First Priority Strategies 

A. 	Preserve Existing Neighborhoods - Ensure that the county's residential 
neighborhoods continue to provide a source of convenient, well-maintained 
housing and provide an attractive alternative to newly constructed 
communities. 

Action Plan 

Ensure high quality of housing and public infrastructure in existing 
neighborhoods. 

rreighborhoods by undesirable uses. 
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Promote high home o'vVnership through assistance programs. 

Preserve sL.'1.g1e-family rental housing as an alternative, especially for 

larger households. 


B. 	Encourage New Construction of All Types - Encourage both ownership 
and rental opportunities for all types and price ranges of housing. 

Action Plan 

Enhance efforts to encourage new construction and preservation of 
existing residential communities. 

Expand opportunities to use TDRs to increase housing production and 

achieve other public goals. 


Give fIrst priority consideration to housing when there is a change of use 

or ownership of publicly owned land. 


Encourage a good distribution of housing in each price range in all the 

planning areas of the county. 


. ..... 

C. 	Expand Affordable Housing - Develop zoning and housing policies that 
encourage the provision of affordable housing throughout the county, 
including in central business district areas and in redeveloping areas, while 
protecting the Wedges and Corridors concept. 

Action Plan 

Amend the Zoning Ordinance and implement changes through t.he master 
plannL."'1g and sectional map amendment processes, including providing 
affordable housing goals in master plans. 

Encourage affordable housing in redeveloping residential properties. 
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Provide fi..nancial, land use, or oth~r incentives to retain and increase 
affordable housing. 

Prepare an annual report on the progress made toward meeting annual 
affordable housing program goals. 

D. 	Streamline Development Review Process - Assess the County's 
development regulations and review process to fInd ways to streamline the 
process and encourage creative housing design a,.,d redevelopment 
opportunities, including mixed-use development and t..he adaptive reuse of 
non-residential structures. 

Action Plan 

Enhance County land use policies promoting mixed-use development. 

Through the subdivision approval process, require residential components 
of mixed-use projects be provided early in the development phasing. 

Amend development standards to allow flexibility in integrating residential 
.and non-residential components of mixed-use development. 

Explore the development of "Smart Codes" to encourage redevelopment of 
housing and adaptive reuse of non-residential buildings. 

Plans being reviewed by Department of Pennitting Services staff 
i. 

Second Priority Strategies 

E. 	Promote Housing Near Transit and Employment - Promote the availability 
of housing in and near employment centers and transportation centers, 
including considering the use of air rights. 

Action Plan 

Assess availability of sites near employment centers and transit centers, 
including reuse of non-residential structures in employment areas. 



Inventory and assess air-rights development potential of sites, especially 
on publicly Q\vned sites such as parking'lots in central business district 
areas. 

Develop and implement programs providing incentives for air-rights 
development. 

F. 	Promote Higher Densities and :Mixed Uses in Transit Station Areas and 
Downtowns - Increase va..""iety of housing densitie.s in new communities to 
provide more choices to a broader economic range of households and 
designate appropriate, spe.cific locations in sufficient amounts for higher 
density housing and mixed-use development in master plans and other 
government planning documents. 

Action Plan 

Amend the Zoning Ordinance and implement changes through the master 
plail process. . 

Assess developable land in areas designated for grmvth by the General 
Plan. 

Assess the potential for higher density residential redevelopment, 
especially in transit-serviceable areas. 

Objective 2: Assistance for Persons with Diverse Housing Needs 

Encourage housing for diverse residential needs, including housing for the 
elderly, for persons with disabilities, for persons with mental illness, for persons 
transitioning from homelessness, and for persons with AIDS. 

First Priority Strategies 

A. Provide More Special Needs Housing - Encourage production of housing 
for popUlations with special needs, including seniors, persons with 
disabilities, persons with mental illness, and persons transitioning from 
homelessness. 

Action Plan 

Assess of needs 
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Develop forecast of special needs populations. 

Identify and implement programs to meet any shortfall of special needs 
housing. 

Include goals for affordable and assisted housing in master plans a..'1.d 
designate suitable sites for elderly housing and other special needs 
housing. 

Ensure that multifamily housing developments provide units adaptable for 
persons with disabilities, as required by the federal Fair Housing Act and 
the County building code. 

Explore incentives, such as density bonuses, to developers who provide 
special needs housing. 

Consider a program for County purchase of land for senior and special 
needs housing. 

Explore establishing 'visitability' standards for all new and renovated 
housing receiving public funds. 

B. 	Provide Housing with Support Services. Coordinate the availability of 
affordable housing units and needed support services for persons with special 
needs, including those persons transitioning from homelessness. 

Action Plan 

Establish interagency initiative to provide seamless provision of affordable 
housing with supportive services to those with special needs. 

C. 	Simplify Regulations for Senior Housing - Explore zoning and regulatory 
I ! 
! ! 	 changes to ease approval of elderly housing development.
! I 

, i' 
I I Action Plan 
~ ; 

, : I 
I 	 Develop standard compatibility criteria for elderly housing and study 
: ( 	

possibility of eliminating special exception approval process. 
. I 

I I. ! 
I j

I: 
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D. 	Expand Housing for Homeless - Ensure adequate supply of housing with 
support services for individuals and families transitioning from homelessness. 

Action Plan 

Conduct inventory of housing appropriate for transitioning from 
homelessness. 

Increase supply and affordability of appropriately designed and located 
housing., . 

Second Priority Strategies 

E. 	Promote Design for Aging in Place - Encourage housing designs that 
accommodate or adapt to persons aging in place and to persons with 
disabilities. 

Action Plan 

• 	 Explore revisions to codes and regulations that will foster adaptive design. 

Obj'ective 3: Safe, High Quality Neighborhoods 

Maintain and elli~ance the quality and safety of housing and neighborhoods. 

First Priority Strategies 

A. 	Expand Code Enforcement - Discourage deterioration of housing through a 
well funded code enforcement program. 

Action Plan 

Expand interagency efforts to revitalize and renew neighborhoods, 
including implementi...'1.g the Concentrated Code Enforcement Program of 
neighborhood-vvide inspections for housing code, solid waste, and parking 
violations. 

B. 	Promote Neighborhood Renewal - Ensure that older neighborhoods, 
especially moderately priced communities, remain attractive and 'Vriable for 
homebuyers by renewing neighborhood infrastructure, promoting 
neighborhood stabilization, fu~d addressing streetscaping and neighborhood 

iSSUeS. 
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Action Plan 

Expand neighborhood revitalization, renewal and stabilization efforts, 
including Renew Montgomery and Neighborhoods AliveL 

Implement COIDIDUnit:Y policing. 

. Include sections on neighborhood renewal in master plans. 

Second Priority Strategies 

C. 	Provide Assistance for Repairs - Offer [mandal incentives to owners of 
older housing for repair and improvements. 

Action Plan 

Continue Rehabilitation Loan Program for repairs and accessibility 
improvements. 

Explore expansion of tax incentives for repair and improvement of 
residential property and maintenance· of affordability. 

D. 	Promote Adaptive Reuse - Promote housing as adaptive reuse of vacant 
non-residential buildings and provide for appropriate redevelopment of 
residential property. 

Action Plan 

Inventory and assess privately- and pUblicly-owned buildings suitable for 
conversion to residential use. 

Support the State's "Smart Codes" initiative for flexible building and life 
safety codes in renovating residential buildings and in making adaptive . 
reuse of non-residential buildings. 

Encourage redevelopment of residential properties while protectmg the 
well being of current residents and minimizing displacement of at-risk 
residents. 

Assess for reuse or demolition all vacant, condemned, and abandoned 
buildi.'"1gs. 

Review and, if necessary fu"Ilend, the Zoning Ordinance to facilitate 
adaptive reuse. 

Assess vacant, abandoned, or obsolete residential buildings for renewal. 

Encourage preservation, restoration, and use of historic sites to provide 
housing and to foster community identity. 

E. 	Ensure Compatibility of Infill Housing. Mix infill housing and other uses in 
ways that promote compatibility and address residents' need for safety, 
privacy, and attractive surroundings. 

Action Plan 

Explore Zoning Ordinance standards for infill development or 
redevelopment that prov'ides an appropriate mix of uses in existing 
communities. 

Invite compatible rezor--ing and special exception applications for infill 
! : 



Identi.f:y appropriate sites for righer density residential or non-residential 
infill development in master plalJ.s. 

F. Promote Compatible High Density Development in Downtowns and Other 
Areas that can be Well Served by Transit ­ Plan with care the uses at the 
edges of high-density centers to promote compatibility with existing 
neighborhoods and protect residential neighborhoods. 

Action Plan 

Continue existing "step down" density approach of locating compatible 
development densities on sites abutting existing residential communities. 

Review and, if appropriate, continue residential traffic-calming programs. 

Protect residential neighborhoods from spill-over parking. 

Objective 4: Communities with Affordable Housing 

Encourage an adequate supply of affordable housing in economically inclusive 
communities throughout the county for those living or working in Montgomery 
County, especially for households at and below the median income. 

A mix of MPDUs and market rate housing 

First Priority Strategies 

A. 	 Expand Funding of Affordable Housing - Encourage the funding and 
provision of low-, moderate-, and median-income housing to meet existing 
and anticipated future needs. 

Action Plan 

Forecast future need for affordable housing and potential for developing 
low- and moderate-income housing. 

Secure adequate fiscal resources or assistance measures to meet the 
current and future unmet affordable housing demand. 

Enhance County programs that provide assisted housing, including 
Montgomery Housing Initiative Fund fmancing, homeownership 
assistance, the leveraging and layering of other public and private funding 
sources, and "Live Near Your Work" public and private homeo"'vvnership 

near centers. 
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Housing owned by the Housing Opportunities Commission 

B. 	Distribute Locations of Affordable Housing - Distribute governrnent­
assisted housing equitably throughout the county. 

Action Plan 

Construct new and preserve existing affordable housing throughout the 
county., 

Maintain and amend, where needed, the Moderately Priced Housing 
Program. 

Continue to use the State Partnership Rental Housing Program to 
construct and acquire affordable housing. 

Assess publicly oVilned sites for assisted housing, especially in 
underserved areas. 

Include recommendations in master plans for assisted or affordable 
housing sites. 

C 	 Preserve Affordable Housing - Preserve existing affordable housing where 
possible. 

Action Plan 

Assess affordable housing likely to be threatened by redevelopment, 
conversion to condominium status, or other displacement of low- and 
moderate-income residents. 

Expand neighborhood revitalization efforts, including Comprehensive Code 
Enforcement, Renew Montgomery, the Rehabilitation Loan Program, 
acquisition of properties that threaten displacement of at-risk residents, 
preservation of expiring or prepaying federally assisted housing resources, 
and the State Partnership Rental Housing Program for acquisition of 
affordable housing. 

Encourage renovation and redevelopment of residential properties that 
protects the well-being of current residents and minimizes the 
displacement of at-risk residents. 

22 



D. 	Encourage Private Participation - Encourage participation of private 
developers and lenders in the provision of affordable housing. 

Action Plan 

Identify tools to enhance economic feasibilitjr of certain residential 
development, especially multifamily housing and housing in central 
business district areas. 

Remove disincentives for moderately priced dwelling unit production in 
high-rise development. 

Continue to provide primary and gap fmancing for developments 
containing an affordable housing component, using the Multifamily 
Revenue Bond Program, the Montgomery Housing Initiative Fund 
Program, and leveraged funds from other private and public sources. 

Expand the requirement that fmancial institutions with which the Countjr
· ! does business participate in communitjr lending activities.I 

i 

i 
I Monitor and encourage expanded communitjr lending activities under the 

Communitjr Reinvestment Act. 

Combat predatory lending practices. 

Encourage private employers to participate in pUblic-private partnerships 
for the development of affordable housing. 

E. 	Support Mixed Income Properties - Provide adequate programs and 
funding sources to support the development of mixed-income properties. 

Action Plan 

Develop policies that support the development of mixed-income properties. 

Consider housing enterprise zones in certain high cost areas to promote 
fmandal feasibilitjr of high densitjr affordable and mixed-income housing. 

F. 	Continue Inclusionary Communities - Ensure the provision of low- and 
moderate-income housing as part of large-scale development through a 
varietjr of approaches, including the Moderately Priced Housing Program. 

Action Plan 

Seek adoption of an inclusionary zoning ordinance by municipalities 
without one. 	 . 

Monitor development of mixed-income communities, including 
subdivisions having moderately priced dwelling units. 

Examine disincentives to development of moderately priced dwelling units. 

I 
Revise the moderately priced housing program to reflect current market 
conditions. 

Develop additional programs to address disincentives to affordable and 
mixed income housing.I 

J 
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Second Priority Strategies 

G. 	 Promote Compatibility of Subsidized Housing - Encourage well designed 
and maintained subsidized housing that is compatible with surrounding 
housing. 

Action Plan 

Enhance architectural compatibility of all assisted housing. 


Improve maintenance of scattered site, assisted housing programs. 


Promote public and private acquisition and preservation of affordable 

housing. 


Bartholomew House assisted living 

H. 	Reduce Approval Costs - Identify County policies that unnecessarily raise 
the cost of housing and find alternatives, if possible. 

Action Plan 

Review development approval process and identify burdensome 
requirements. 

Explore fast-tracking of developments containing affordable housing. 

Remove disincentives for moderately priced dwelling unit production in 
high-rise development. 

Continue exempting price-controlled housing from County excise'or 
impact taxes. 

Expand special ceiling allocations for affordable housing in the Annual 
Growth Policy. 

I. 	 Provide Innovative Housing - Encourage the provision of innovative 
housing types and approaches to meet the needs of lower income single 
persons and small households. 

Action Plan 

Assess effectiveness of programs directed at small households, including 
accessory apartments, personal living quarters (PLQ), and hotel 
conversions. 

'!; 



Remove impedi.rnents to personal living quarter developments and 	
i _ 
,accessory apartments, LT1.c1uding possible amendments to the Zoning 


Ordinance and to the Housing Maintenance Code. " 

.'
ill:,i 

, 

Develop program for transitional households and entry-level employees, !/
possibly involving private employers. 

J. 	Promote Housing in Mixed-Use Development - Phase mixed-use 
I[
I,~,. . 

development so that housing is constructed in a timely fashion relative to !: •. 'Ii 
, .-.. . 

other uses within the project. 	 rI >

q' 
Action Plan 	

.l-t
I:
.li' 

Study economic factors related to producing housing in mixed-use 
developments. 

Require timely development of residential components of mixed-use 
development through subdivision approval process. 

Enhance enforcement of subdivision conditions. 

Objective 5: Housing for All Stages of Life 

Provide a sufficient housing supply to serve the county's existing and planned 
employment and the changing needs of its residents at various stages of life. 

First Priority Strategies 

A. 	 Provide Zoning Capacity - Provide adequate zoning capacity to meet the 
current and future housing needs of those who live or work in the county. 

Action Plan 

Assess remaining developable land and development potential at build­
out. 

Assess potential for higher density residential redevelopment, especially in 

transit-serviceable areas. 


Ensure sufficient development and redevelopment capacity to 
accommodate forecast employment growth. 
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Implement changes through the master planning and sectional map 
amendment processes. 

B. 	Improve Economic Feasibility - Explore ways to improve the relative 
economic feasibility of housing development in mixed use developments. 

Action Plan 

Identi:fY tools to enhance economic feasibility of residential development, 
especially in central business district areas. 

Promote adaptive reuse of vacant non-residential buildings as housing. 

Second Priority Strategies 

C. 	 Meet Special Housing Needs - Develop additional techniques to provide 
housing opportunities to meet the special housing needs of young workers, 
the elderly, and persons \Vith disabilities. 

Action Plan 

Develop comprehensive inventory of special needs housing. 

Develop forecast of special needs populations. 

Identi:fY and implement programs to meet any shortfall of special needs 
housing. 

Increase supply of adaptable housing with basic accessibility design 
elements. 

D. 	Encourage Employer Participation - Encourage employer partiCipation in 
meeting housing needs. . 

Action Plan 

Assess employers' housing needs, especially for entry level and service 
sector employees. 

Develop a pUblic-private partnership program to increase supply of 
housing meeting employers' needs. 

Expa.'1.d the Live Near Your Work Program that provides public and 
employer incentives to purchasing homes near designated job centers. 

Objective 6: Equal Opportunity Housing 

Promote and enforce fair housing ordinances to ensure that all residents have an 
equal opportunity to purchase, rent, fInance, and occupy housing in the county. 

First Priority Strategies 

A. 	 Enforce Laws - Enforce equal housing opportunity laws. 

Action Plan 

Expand enforcement efforts of fair housing laws, including for households 
with subsidies. 

fu"'Ilend law where necessary to enhance effectiveness of enforcement 



Address all fair housing issues, such as discrimination in rental or sale of 
housing, insurance, and mortgage lending, including predatory lending 
practices. 

B. 	Educate the Public - Educate current residents, prospective residents, 
housing providers, lenders, agents, appraisers, management associations, 
common ownership associations, and others involved in the rental or 
purchase of housing about their rights a..'J.d responsibilities under the fair 
housing law. 

Action Plan 

Expand fair housing education activities, including developing a school 
curriculum. 

Resume a progra..TIl of providing continuing education credits for the real 
estate industry. 

C. 	Compliance Testing - Conduct testing of rental, sales, and lending 
practices to ensure compliance with fair housing law. 

Action Plan 

Expand fair housing testing efforts for rental and sales housing, 
insurance,and mortgage lending practices. 

Identify and carry out enforcement actions for non-compliance. 

D. 	Examine Lender Policies and Practices. - Ensure that banking a..'J.d other 
lending institutions contracting with Montgomery County to provide services 
are engaging in fair housing and fair lending practices. 

Action Plan 

Evaluate change to County procurement law that would require banks 
and other lending institutions having County service contracts provide 
.information on all home mortgage loans they make in the county. 

Ensure that all banks and other lending institutions fully participate in 
Community Reinvestment Act activities throughout the county. . 

Ensure that lending institutions in the County do not engage in predatory 
lending practices. 	 . 

Second Priority Strategies 

E. 	Examine Provider Policies and Practices - Study the policies and practices 
of housing providers involved in the sale and rental of housing. 

Action Plan 

Continue to gather information on major housing industry participants 
and the market. 

Review all aspects of the housing sale and rental industry for conformance 
with fair housing laws. 

F. Make the County a Model for Fair Housing - Ensure that all County 
housing programs comply \Vi.th the spirit and letter of equal housing 
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opportunity" laws and make County housing programs models of fair hOUSL11.g 
compliance. 

Action Plan 

Conduct fair housing training for all County" staff administering and 
implementing County" housing programs. Conduct tests of housing 
programs. 

Objective 7: Sustainable Communities 

Encourage sustainable development and environmental sensitivity" in housing, 
neighborhood. design, and redevelopment. 

First Priority Strategies 

A. 	 Encourage Innovation - Encourage the use of new and innovative housing 
construction techniques, including pre-fabricated components and housing 
units, to increase the supply and variety" of housing types. 

Action Plan 

Change the building code to allow alternative buildIDg techniques. 

B. 	Reduce Unnecessary Cost of Housing - Reduce the impact of development 
approval process fees and costs, including environmental regulations, on 
housing affordability". 

Action Plan 

Explore ways to reduce development and environmental fees and costs. 

.Second Priority Strategies 

C. 	Conserve Energy - Encourage changes that \Vill reduce residential energy 

consumption. Review and amend building codes, code enforcement 

procedures, and other housing programs that regulate remodeling and 

reconstruction of infrastructure. 


Solar access 

i 
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Action Plan 

Provide financing for improvements in insulation. 


Encourage use of energy efficient appliances. 


Provide free low-flow showerheads. 


Provide information on County Web site on household energy conservation 

measures. 


• 	 Provide brochures on energy conservation measures. 


Incorporate street tree planting into infrastructure improvements. 


Conduct free assessment of landscaping for energy reduction. 


D. 	Conserve Water - Encourage changes that will reduce residential water 
consumption. Review and amend building codes, code enforcement 
procedures, and other housing programs that regulate remodeling and 
reconstruction of infrastructure. 

Action Plan 

Provide free low-flow shower heads in code enforcement target areas. 


Encourage use of low-flow toilets. 


Provide information on drip irrigation systems and rain haniesting 

techniques. 


Provide information on County website on drought-tolerant native species. 


E. 	Use Recycled Products. 

Action Plan 

Provide information on products made from recycled materials.. 

Encourage construction techniques and materials that can allow ease of 
recycling. 

F. 	Educate the Public - Improve educational outreach on sustainable resource 
management. 

Action Plan 

Provide a "green" page on County website. 

Discuss sustainable products in County brochures aimed at 

homebuilders, remodelers, and do-it-your-selfers. 


G. 	Protect Water Quality - Ensure that new development complies with 
applicable water quality and stormwater management laws, regulations, and 
guidelines. 

Action Plan 

Modify Chapter 19 of the County Code to ensure proper drainage from 
new construction. 

~;."f """ 
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In concentrated code enforcement areas and when code violations occur, 
encourage changes that reduce problem drainage and protect water 
quality. 

Encourage cluster development and forest retention. 

In code enforcement areas and for appropriate code violations, provide 
information on reducing impervious surfaces and correcting drainage 
problems. 

Provide infonnation on disconnecting impervious surfaces and increasing 
onsite percolation of stonnwater runoff. 



V. Annual Affordable Housing Production Goals 

Need for Affordable Housing 

Montgomery County meets its affordable housing needs through a number of 
programs. The County and the Housing Opportunities Commission are using 
federal, state, and local programs and funding for the provision of affordable 
housing. In order to address the production needs identified in the Housing 
Policy, the County is establishing annual goals for affordable housing production. 

Each year 3,750 new households are likely to be formed in the county. At-place 
employment increases also add to the demand for housing in the county. The 
annual4,000-unit forecast for housing production appears to meet most of the 
demand that may be expected for new market rate housing in the county. 

The current income distribution of households in the county shows that about 
25 percent of county households earn less than $40,000. At 30 percent of 
income for housing costs, $40,000 can support a rent plus utility payment of 
$1,000 per month. Because rents are rapidly escalating in the county, we 
foresee near- and long-term shortfalls of affordable housing units. 

To continue to serve households earning $40,000 or less, we believe that an 
affordable housing production goal of 1,000 units per year is necessary. The 
attached chart lists the County's affordable housing production programs and 
establishes an annual production goal for each program based on market 
conditions, program history, forecast needs, and industry and provider capacity. 
These program goals have been reviewed by focus groups, housing providers, the 
industry, housing advocates, and public agencies. The annual goals are a multi ­
year average, and may vary annually due to changes in the level of funding 
available to these programs. 

Cost of Producing and Preserving Units 

To plan and.budget for the county's future housing needs, the County's current 
programmatic costs have been detennined. Existing contracts, loans, and 
development budgets provided the follov,..ing cost information. 

The cost to the County of preserving federally assisted housing ranges 
between $8,000 and $12,000 per unit. 

The County's contribution to the cost of rehabilitating multifamily housing 
is between $10,000 and $15,000 per unit. 

The County's participation in funding the acquisition of group homes 
ranges between $30,000 and $60,000 per home, or between $5,000 and 
$10,000 per occupant. 

The County funds the development of new affordable housing at levels 
ranging from $4,000 to $10,000 per unit. 

VJhen contributing to the development of assisted living for the elderly, the 
County has been providing between $15,000 and $23,000 per unit. 
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The cost of permanent supportive housing for seriously mentally ill 
homeless individuals, including case management and services, ranges 
between $12,000 and $17,000 per person per year. 

The cost of permanent supportive housing for families, including those 
witb. disabilities and multiple risk factors, ranges between $14,000 and 
$21,000 per family per year. 

The cost of transitional housing for homeless individuals, including case 
management and services for mental illness or substance abuse, ranges 
between $7,800 and $9,000 per person per year. 

The cost of transitional housing for families with children, including case 
management and support services, ranges between $8,300 and $14,000 
per family per year. 

Recommendations: Annual Affordable Housing Production Goals 

The chart on the following pages gives the recommended annual goals for 
affordable housing production in Montgomery County. These figures should be 
seen as average annual goals over a 10-year period. The actual annual figures 
will likely vary, given the need to take advantage of opportunities and address 
special problems tb.at may arise in anyone year. Of the total 2,890-unit target, 
1,730 are existing units tb.at will be preserved as affordable units, through 
assistance witb. rehabilitation, purchase by a public agency or nonprofit 
organization, or a negotiated rental agreement. The remaining 1,160 are new 

, units tb.at, for the most part, will be for people least able to find suitable, 
affordable housing as a result of either age or special needs for services. This 
includes individuals witb. physical, mental, or emotional illness. The providers of 
tb.ese housing units include nonprofit service organizations, tb.e Housing 
Opportunities Commission, and otb.er developers of housing. 
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Comparing these production goals with the average housing units acbeved in 
each category over the past two years, we see a drfu-natic overall increase in 
affordable housing units and increases in most categories. The exception is the 
preservation of expiring federally subsidized units. The preservation of these 
units has been the highest priority, and is driven by the expiration dates of these 
subsidies. These goals are aggressive, but they can be achieved with the funding 
and organizational focus we propose. 
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Affordable Housing Program 

Proposed Annual Production Goals 
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r ­
. Total Cost 

Units 
Programs Owner Rental Per Unit 

Cost (County $) 
(County $) 

Units 
-

Moderately Priced Dwelling Units: New homeownership and rental 

housing opportunities for households earning 50-65 % of median 
 200 $0 

income. Units are scattered throughout county. Prices of ownership 


100 $0 
($0) 


units approx. $95,060 for townhouses, $120,000 for detached homes. 

Resale prices controlled for 10 years. Rental units range from $670 for 

efficiencies to $1,050 for 3 BR units. Rents controlled for 20 years. 

Up to 40 % of ownership units may be purchased by HOC and 

nonprofits for rental to very low income households. 

Section 8 Certificates/Housing Vouchers: Federal rental assistance 

for very low income households (at or below 50 % of median) in 


(149) (83) 

$0 

existing rental housing. Tenant contribution toward rent generally 


200 $0 
($0) 


capped at approx. 30 % of income. Units assisted under Sec. 8 must 

meet fair market rent guidelines. Vouchers may be used in higher 

priced units if tenant pays difference. Also includes County rental 

assistance program. 


(190) 

-

Group Home/Transitional/Special Needs Housing Production: $5,000­ $500,000­
Newly constructed, acquired, rehabilitated housing for special 


100 
(29) $10,000 $1,000,000 


populations. Units will be affordable, depending on subsidy program, 
 ($145,000) 

from very low- to median-income households. May include Personal 

Living Quarters. 
 I 

30*Home Ownership: Acquisition and renovation of HUD foreclosed $20,000 $600,000 

houses by nonprofit housing providers. Units to be resold to below 
 ($296,000) 

median income purchasers. Assistance to first time home buyers, 

including closing cost assistance. Single family rehabilitation loans. 


(11 *) 

-

150*Nonprofit Multifamily Rehabilitation: Acquisition and rehabilitation $10,000­ $1,500,000­
of deteriorating multifamily housing by nonprofit housing providers. 
 (55*) $15,000 $2,250,000 

Post-rehab units will be leased to income eligible tenants. 
 ($543,000) 

New Construction: Newly constructed affordable housing units, 
 $800,000­
induding_mixed-income projects. Subsidy mechanisms may control 
 200 $4,000­ $2,000,000 

cost of affordable units and income level of households served. 
 (0) $10,000 ($0) 

Preservation of Federally Assisted Housing: Acquisition and 
 200* $8,000­ $1,600,000­
rehabilitation of federally assisted multifamily housing threatened with 
 (121 *) $12,000 $2,400,000 

prepayment of insured mortgages or opt-out and expiration ofhousing 
 ($780,000) 

assistance payments contracts. 
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HOC and Nonprofit MPDU Acquisition: Purchase by HOC and 
Nonprofit housing providers of up to 40% of all ownership MPDUs 
constructed. Houses will be rented to very low income households. 

60 
(29) 

$30,000 $1,800,000 
($870,000) 

Multifamily Rehabilitation Loans: Loans to private owners of 
multifamily housing to bring units into code compliance and upgrade 
units. 

150* 
(5*) 

$5,000­
$10,000 

$750,000­
$1,500,060 
($108,000) 

Construction of Elderly Housing and Assisted Living Units: Gap 
financing or rental subsidy for newly constructed elderly housing and 
assisted living facilities 

250 
(18) 

$15,000­
$23,000** 

$3,750,000­
$5,750,000 
($683,000) 

Accessory Apartments: Creation of accessory rental units in single 
family homes. 

50 
(15) 

$0 $0 
($0) 

! 

Preservation of Threatened Multifamily Housing: Preservation of 
affordable multifamily rental properties threatened with sale or 
conversion through the negotiation of rental agreements 

950* 
(950*) 

$0 $0 
($0) 

Acquisition of Threatened Multifamily Housing: Acquisition by the 
County, HOC, or tenants' associations of multifamily properties 
threatened with conversion or displacement. 

150* 
(24*) 

$0­
$100,000 

$0­
$1,500,000 
($516,000) 

HOC Public Housing Rehabilitation: County-funded rehabilitation 
and modernization of HOC owned public housing stock. 

100* 
(40*) 

$7,000­
$15,000 

$700,000-:­
1,500,000 
($290,000) 

Total Units: 
New: 

1,160 (513) 
Preserved: 

1,730 (1,206) 
Total: 

2,890 (1,719) 
-.--..­ ... - ..-.-.. ­ ...­

Owner Units: 
New: 

200 (149) 
Preserved: 

30 (11) 
Total: 

230 (160) 
~-

Rental Units: 
New: 

960 (364) 
Preserved: 

1,700 (1,195) 
Total: 

2,660 (1,559) 
------------~ 

Total Cost 
to County: 

$12­
$20,300,000 
($4,231,000) 

* Units preserved, not added to the housing stock. 
** Loan.. 

5­
...:> 
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Appendix A 


Rental Vacancy Rates, 1982-2000 Average Turnover Rents 
2 Bedroom Units. 1983-2000 

~-

Year Efficiency lBR 2BR 3BR 4+BR All Units Current $ Constant $ (1999) 
-

1982 4.8 5.8 4.8 3.9 2.3 5.1 - -
-

1983 3.3 4.4 4.2 
I--­

3.3 3.6 4.1 $468 $734 

1984· 2.7 2.6 2.6 3.0 3.4 2.6 $513 $766 r­ -

1985 4.0 3.2 3.1 2.7 5.0 3.3 $541 $776 
-

1986 2.5 3.3 3.7 3.7 2.7 3.7 $575 $80~ 
-

1987 2.2 4.3 3.9 
1-­

4.5 1.3 4.3 $613 $824 

1988 3.5 4.7 4.2 3.9 5.9 4.7 $665 $861 
-

1989 3.7 4.5 3.5 2.8 2.9 4.1 $712 $871 

1990 4.8 5.0 5.0 3.7 2.9 5.2 $746 $893 
f-­ -

1991 4.7 6.5 5.9 4.7 1.9 6.5 $760 $894 

1992 5.1 6.1 5.6 4.8 2.0 5.6 $771 $860 
- -

1993 4.3 5.1 4.9 4.2 2.0 4.9 $778 $847 

1994 4.0 4.2 4.0 3.4 0.7 4.0 $794 $851 

1995 N/A N/A N/A N/A N/A N/A N/A N/A
-

1996 3.2 4.1 4.7 4.3 2.4 4.4 $820 $893 
c--. 

1997 4.5 4.2 4.3 3.8 4.3 4.2 $836 $864 

1998 3.7 3.7 3.8 3.4 5.7 3.7 $861 $879 

1999 2.6 2.7 3.1 3.7 6.1 3.0 $894 $894 

2000 1.6 2.5 2.4 2.7 5.2 2.5 $965 $934 

Source: DHCA Rental Vacancy Surveys 

® 
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Appendix B 

Number of Households in Income Categories by Household Size 

Income Categories 

Size Very low Low Modest Moderate High Affluent Very Affluent 

1 15,150 6,310 6,194 30,282 6,951 3,200 537 

2 9,283 4,578 6,284 31,606 22,049 21,355 4,096 

3 5,752 2,274 3,566 12,012 13,146 12,022 1,829 

4 4,426 2,239 2,876 8,143 11,605 13,966 2,860 

5+ 3,549 2,198 2,77? 5,196 7,102 7,456 1,275 

All 38,160 17,599 21,695 87,239 60,853 57,999 10,597 
-

Percent 12.3% 5.7% 7.0% 28.0% 19.6% 18.6% 3.4% 
.­

.. . 

Annual Household Income Ranges (in thousands of dollars) 

Size Very Low Low Modest Moderate High Affluent 

1 up to 23.9 23.9-29.1 29.2-34.6 34.7-70.0 70.1-100 100.1-160 

2 up to 27.3 27.3-33.3 33.4-39.5 39.6-70.0 70.1-100 100.1-160 

3 up to 30.8 30.8-37.5 37.6-44.5 44.6-70.0 70.1-100 100.1-160 

4 up to 34.2 34.2-41.6 41.7-49.4 49.5-70.0 70.1-100 100.1-160 

5+ up to 36.9 36.9-45.0 45.0-53.4 53.5-70 70.1-100 100.1-160 
- -----­

Source: Planning Implementation Section; 1997 Census Update Survey, MNCPPC 
Note: Some income category definitions vary with size. 

.Wealthy All 

622 69,246 

5,211 104,462 

3,312 53,913 

3,825 49,940 

4,021 33,572 

16,991 311,133 

5.5% 100.0% 

Very Wealthy 
Affluent 

160.1-200 over 200 

160.1-200 over 200 

160.1-200 over 200 

160.1-200 over 200 

160.1-200 over 200 

ct.:> 
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i, 

Median Sales Price of Single Family Homes, 1987 - 1999 
(in constant 1999 dollars) 

Year New 
Detached 

Existing 
Detached 

New 
Attached 

Existing 
. Attached 

All Units 

1987 251,593 188,520 141,861 115,805 
I 

166,975 

1988 298,677 223,782 153,918 131,941 187,563 

1989 350,893 244,525 177,831 144,270 203,567 

1990 380,905 247,878 189,590 I 150,882 203,571 

1991 363,876 244,912 171,907 150,715 203,583 

1992 345,830 242,188 207,294 143,416 203,684 

1993 348,259 236,281 196,963 141,551 203,616 

1994 342,410 235,775 193,229 140,394 203,624 

1995 369,543 237,237 214,562 139,741 
, 

203,699 

1996 340,340 245,045 185,036 143,760 I 203,660 

1997 355,061 I 237,883 179,964 139,523 203,752 

1998 369,339 239,935 223,213 139,877 209,305 

1999 364,195 243,000 I 212,217 139,000 205,000 

40@ 
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Appendix D 


MPDU Production, 1976-1999 

Year For-Sale Units Rental Units ! Total Units 
I 1976 108 9 117 

1977 139 13 152 

1978 55 47 102 

1979 105 37 142 

1980 404 120 524 

1981 433 63 496 

1982 702 63 765 

1983 468 237 705 

1984 565 659 1224 

1985 369 475 844 

1986 644 232 876 

1987 597 348 945 

1988 242 110 352 

1989 162 105 267 

1990 242 46 288 

1991 253 106 359 

1992 282 0 282 

1993 408 0 408 I 

1994 334 0 ! 
334 ' 

1995 292 46 338 

1996 282 87 369 

1997 218 12 230 

1998 211 0 I 211 

1999 122 143 I 265 

Total 7,637 2,958 10,595 
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Appendix E 


Complete List of Housing Programs in Montgomery County 

Department of Housing and Community Affairs programs: 
Multifamily Housing Development and Rehabilitation Programs 
Single-Family Rehabilitation Program 
Group Home Rehabilitation Loan Program 
Group Home Acquisition Loan Program 
Weatherization Program 
Lead Paint Hazard Reduct£on 
Moderately Priced Dwelling Unit Program 
Montgomery County Payment in Lieu ofTaxes Program. 

Department of Health and Human Services programs: 
Senior Assisted Living Group Home Subsidy Program 
Adult Foster Care 
Montgomery County Rental Assistance Program 
Handicap Rental Assistance 
Prevention and Crisis Intervention 

Human Relations Commission programs: 
Equal Housing Opportunity Enforcement, Education, and Testing 

Housing Opportunities Commission programs: 
Public Housing 
Section 8 Housing Choice Voucher Program 
Transitional Housing (McKinney 1, Mothers and Tots Entering 
Recovery, llI, & VII) 
Permanent Housing (McKinney X, VllI, Ix, & Turnkey) 
Shelter Plus Care 
State Rental Allowance Program 
State "'RAP to Work" Initiative 
Rental Supplement Incentive Program 
Multifamily Program 
Mortgage Purchase Program 
HOC Home Ownership Program 
Neighborhood Initiative Program 
Closing Cost Assistance Program 

Human Relations Commission program: 
Fair Housing Program 

I 

,.1,'.,I.' 
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Appendix F 

,----

Montgomel), County Housing Initiative Fund Revenue 

.. _ ­

Source I;Y89 FY90 FY91 FY92 FY93 FY94 FY95 FY96 FY97 FY98 FY99 FYOO FYOI ** Totals ,,--
Transrer tax $95,168 $55,125 $63,752 $30,330 $32,604 $7,500 $21,050 $59,000 $4,860 $19,000 $388,389 

r­ ,-

Slale contributions 2,000,000 2,000,000 
,--

InVestment income 193,436 257,166 98,554 160,415 97,516 69,716 117,977 496,000 227,824 176,400 177,000 261,000 220,000 2,553,004 
!-­ ---­

MPDU contributions 210,000 , 70,000 53,750 53,750 400,000 65,000 200,000 16,000 75,000 159,000 1,302,500 
~ -­ i-'--- ­ -­

Properly sales' 4,652,302 257,399 89,488 898,504 , 169,144 1,332,597 793,000 770,000 759,800 8,962,434 
,--­ I ­

MPDU foreclosures 49,385 2,763 27,000 7,084 1,892 24,000 112,124 

MPDU recapture 22,000 22,000 
r'-' 

Loan repayments 304,111 324,000 3,393,421 788,530 1,263,170 461,998 2,289,501 1,286,991 662,576 1,015,000 615,000 388,680 12,792,97 
8 

,­
l)"velopment 202,000 261,000 291,000 754,000 
'lpproval payments 

Properly rental 15,487 20,629 18,838 80,208 76,556 76,000 19,000 306,718 
1­

lielleral funds 6AOO,00O 6,400,000 
,-­

M isce II aneous 188,038 40,980 15,130 70,828 2;163 52,286 5,833 7,769 12,000 395,027 
, ­

476,642 5,519,684 620,821 5,711,507 1,231,962 1,872,361 738,940 3,967,676 1,783,880 2,499,021 2,421,000 2,137,000 7,768,480 36,748,97 
4 

---.­

*Before FY 97 "Property Sales" was 100% of the proceeds from the sale ofland owned by the Department of Housing and Community Affairs. Since then, it is 25% of 
the proceeds from the sale ofland owned by the County. 
** Estimate 

® 
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14-959Resolution No: 
May 15, 2001Introduced: 


Adopted: July 17, 2001 

I . 

I· 

I·
i) 

COUNTY COUNCIL 
FOR MONTGOMERY COUNTY, MARYLAND 

By: County Council 

SUbject: Adoption ofthe Housing Policy for Montgomery County 

Background 

1. 	 On October 20, 1981, by Resolution 9-1503, the County Council adopted the Housing 
Policy for Montgomery County - A Statement ofIntent. 

i 	 2. As a result ofshifting demographic and economic conditions in the Washington, D.C. 
I metropolitan region, housing supply and demand have changed significantly since the 

adoption ofthe Housing Policy approved in 1981. 

3. 	 In January 2001, the County Executive prepared and transmitted to the County Council 
his recommendations for updating the Housing Policy for Montgomery County, Maryland. 

4. 	 On April 2, 2001, the County Council's Planning Housing and Economic Development 
Committee held a public worksession and amended the text ofthe Housing Policy in 
cooperation with the County Executive and his staff. 

Action 

The County Council for Montgomery County, Maryland, approves the following 
resolution: 

1. 	 The Housing Policy for Montgomery County, Maryland: "Montgomery County - The 
Place to Call Home" is hereby adopted as amended as part ofand an attachment to this 
resolution and constitutes the statement ofthe County's concern that present and future 
citizens '\iIIill be adequately housed; and it is the government's intent to pursue and 
implement the housing policy objectives to provide maximum opportunities in all planning 
areas for housing people of varying incomes, ages, and life styles, and to provide choices 
for families and individuals having needs for different types ofhousing. 
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14-959Resolution No: 

2. 	 This Housing Policy will be the plan for the Coun'o/s actions to stimulate and generate 
production of the kinds of housing which are in short supply, but which are needed to 
provide· a healthy and balanced housing inventory~ and the County shall act in this effort by 
assuring that its decisions and over-all policies are consistent with achieving these goals. 

3. 	 All agencies having responsibilities that affect housing availability and cost are hereby 
mandated and directed to act expeditiously and diligently to carry out the objectives and 
intent of this housing policy. 

4. 	 In cooperation with neighboring jurisdictions, the County will work diligently to develop a 
coordinated strategy to address mutual housing needs in the WashingtQn, DC metropolitan 
regIon. 

5. 	 The County Executive must submit an annual status report to the County Council, 
describing activities toward implementing the Housing Policy, including annual production 
targets. This report may be submitted in conjunction with the Housing Report the 
Executive must submit to the County Council under Section 25B-4 ofthe County Code 
describing the state ofthe County's demand for and supply of affordable, including 
assisted, housing. 

6. 	 Ten years from the enactment ofthis Resolution, the County Executive must undertake a 
full reevaluation ofhousing needs in Montgomery County, and recommend housing policy 
changes to reflect needs at that time. 

This is a correct copy ofCouncil action. 

dgar, C 
Cl of the Council 
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Housing Supply & Demand 
Overview 

Purpose 

This report by the Research & Technology Center of the Montgomery County 
Planning Department assesses the supply and demand for housing in 
Montgomery County, Maryland. It is one in a series of background reports and 
analyses prepared in support of a pending update of the Housing Element of the 
General Plan. 

The analysis begins with a comprehensive assessment of the local housing 
environment, including an inventory of existing housing and market conditions 
along with key factors shaping the supply and demand for housing in 
Montgomery County. The following section presents an analysis of the gap 
between existing and projected supplies of housing relative to demand at 
affordability thresholds for households of different sizes. The report concludes 
with a brief analysis of the implications that these trends and conditions might 
have for policies-especially land use and development-related policies-that 
affect the County's affordability environment 

Note on sources 

Most of the information in this report was mined from several data sets 
developed and maintained by the Research & Technology Center, including, the 
COG Round 7.1 Forecast, the Census Update Survey and housing market data. 
Research staff compiled a sizeable base of information in the course of preparing 
this analysis. In addition to the tables and charts included in this re'port and its 
accompanying data book, the reference base includes a detailed inventory of the 
County's housing stock in GIS. Together these resources provide a rich statistical 
base for assessing housing, land use, transportation, economic and related 
policies in master plans. Similar analyses could be performed at the sub-county 
level. 
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Housing Construction Trends 

Single-family attached (townhomes) and multi-family units 
(condominiums and apartments) have been the dominant form of home 
construction in Montgomery County over the past four decades. Single­
family detached homes account for less than 50 percent of new units built since 
1970. Even so, single-family detached homes remain the single largest category 
of homes in the County, reflecting the fact that single-family detached dwellings 
accounted for more than 90 percent of homes built in the County before 1970. 

Average single-family home sizes-and corresponding prices-have 
increased. Single-family detached housing units nearly tripled in size from 
1,323 square feet in the 1950s to 3,272 square feet this decade. Single-family 
attached housing units doubled in this same time period from 891 square feet to 
1,792 square feet. Driven by a mix of demand for larger homes by affluent 
consumers and profit-maximization by builders, the trend to building larger-and 
more expensive-homes has helped drive up average housing prices Countywide. 

After decades ofgetting smaller, newer multi-family are getting larger 
on average-reflecting a marked shift in consumer choice. The average 
square footage of a new multi-family unit fell steadily each decade between 1970 
and 2000, but that trend has reversed. At around 1,300 square feet, new multi­
family units are once again being built at a size not seen since the 1960s. The 
trend to larger multi-family units partly reflects an increase in for-sale units (i.e., 
condominiums). It also reflects a general shift in consumer preferences, with 
more households of all types-including families-choosing to live in multi-family 
units proximate to transit, retail, job and entertainment centers. 

Ca pacity Constraints 

Montgomery County is approaching bUild-out. 82 percent of existing 
residential capacity already has been reached; approved development currently 
in the pipeline pushes that to 91 percent. Permitted capacities can increase or 
decrease, such as when master plan updates or rezonings change permitted 
densities. Areas that currently are at or near build-out can acquire additional 
capacity by redevelopment of underused properties. 

In-fill development will supply most new housing capacity. Most large 

landholdings outside of the Agricultural Reserve are almost fully developed. 

Future growth in the County will be primarily in the form of community-scale 
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redevelopment and infill in proximity to existing and planned transit service. The 
rural nature of the Agricultural reserve is likely to remain intact, while portions 
of the County currently developed at suburban densities will become increasingly 

Housing Market Trends 

Strong demand and comparative affluence keep housing prices 
relatively high over time. Sustained levels of population growth over the 
several decades have tended to strain housing supplies, keeping prices high. A 
large number of comparatively wealthy residents seeking higher-end homes also 
boost housing prices overall. 

Limited land availability creates upward price pressure. A dearth ofland 
available for new construction has put a premium on remaining greenfield and 
redevelopment land alike. Cost pressures have been especially intense in parts of 
the County that are in very high demand, including areas close to major 
employment centers and transportation corridors, as well as neighborhoods with 
top-ranked schools and community amenities. 

Higher construction costs have helped drive up new home prices. Since 
2004, construction material prices have increased more quickly than other 
consumer goods. Rising labor costs also are boosting construction costs. Between 
2004 and 2007, costs increased 31 percent compared to a 15 percent increase in 
consumer goods. This increase is driven by higher energy costs, a decrease in the 
availability of skilled labor, and increased worldwide demand for construction 
materials due to exploding economic growth (especially in China and India) as 
well as reconstruction costs in areas affected by war and natural disasters. In a 
strong housing market"these costs typically are passed on to consumers; in a 
shakier market, they tend to reduce the num ber of housing starts. 

Already an expensive housing market, Montgomery County saw home 
prices spike still higher in the housing bubble. The record-low interest rates 
and lax lending standards during the nationwide housing bubble of 2002-2006 
produced a power surge in the local housing market. An average new single­
family detached unit was just under $1 million in 2007 -up from $436,000 in 
2001. The average price of an existing single-family detached home increased 
from $290,000 in 2001 to $569,000 in 2007. An average new townhouse in 2007 
was priced at $475,000 compared to $266,000 in 2001. An existing townhouse 
was $365,000 in 2007 compared to $155,000 in 2001. 

Housing sales have slowed in the past two years. Days-on-market for 
resale homes increased from fewer than 40 days on average from 2003 through 
2005 to around 100 days in 2007. Montgomery County's housing market 
slowdown is less severe than in neighboring Virginia counties: after keeping pace 
with Montgomery County through the housing boom, both Loudoun County and 
Fairfax County have experienced sharper increases in days-on-market 

The nationwide foreclosure crisis is beginning to hit Montgomery 
County. Between December 2007 and March 2008, foreclosure rates Countywide 
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doubled from 0.89 to 1.8 foreclosures per 1,000 households. Maryland 
foreclosures are also growing at a faster rate than the national average (6 percent 
versus 4 percent). Along with serving as an indicator that growing numbers of 
households are in crisis, a spate of foreclosures can destabilize commuI1:.:.iti:::.·e=.:s::..:a::::::nc:.:d=--__________ 
erode the value of home investments among neighboring households. 

Overall, Montgomery County rents are comparatively moderate. There is 
a rent divide between western portions of the County and the eastern and 
northern portions of the County. Rents are noticeably higher than the 
Countywide average of$1,281 in Bethesda/Chevy Chase ($1,674), Rockville 
($1,523) and Darnestown-Potomac ($1,369). Moderate average rent is found in 
Germantown-Gaithersburg ($1,165), Olney ($1,165), Upper Montgomery County 
($1,039), and Wheaton ($1,170). 

There is pent-up demand for larger rental units. Nearly all rental 
apartments (86 percent) are one- and two-bedroom units. There is only a handful 
(268) of four-bedroom plus units in Montgomery County. Vacancy rates for 
three-bedroom apartments (4.8 percent) and four-bedroom plus units 
(3.1 percent) are below the Countywide average (5.1 percent), indicating that 
there is a need for more large rental apartments in the County. One reason for 
the relatively low number of larger rental units is the high rents attached to these 
units. The weighted average rent for 3-bedroom plus units in the County is 
$1,780. which is out of reach for many households. A household would have to 
earn at least $71,200 to afford this unit 
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Housing Supply & Demand 

Demand Factors 

Population & Household Growth 

Montgomery County is emerging from a period of exceptionally fast 
population growth. The number of County residents surged between 1980 and 
2000, growing by 30 percent during the 1980s and 14 percent from 1990 to 
2000. The County's population is forecast to grow by an additional 14 percent 
this decade. By 2010, the CQunty will have an estimated 990,000 residents-a 
total population increase of nearly 411,000 (71 percent) since 1980. 

The County is forecast to continue adding residents-albeit at a slower 
pace-over the next 25 years. Between 2010 and 2030, Montgomery County is 
forecast to add another 155,000 residents (16 percent), boosting total population 
to 1.2 million by 2030. While the pace of growth will slow relative to previous 
decades, it will be on top of a larger population base. 

Household growth will continue to outpace population growth. The 
number of households grew 36 percent during the 1980s and by another 15 
percent from 1990 to 2000. Household growth will slow slightly to 14 percent 
this decade. By 2010, households are expected to number 370,000, an overall 
increase of nearly 163,000 households (79 percent) since 1980. Between 2010 
and 2030, the County is forecast to add more than 71,000 households (16 
percent), reaching 441,000 households by 2030. 

Demographic Change 

Acombination of high birth rates among County residents and an influx 
of new residents has fueled population growth since 2000. From 2000 and 
2005, natural increase (Le., births minus deaths) added 38,000 residents. Over 
the same period, net migration (Le., the number of people moving in minus those 
moving out) added 25,000 residents; foreign immigration accounted for roughly 
90 percent of this net migration. Most people moving to other parts of Maryland 
chose Frederick County, followed by Howard County. 

The relatively faster growth in households reflects a general trend 
toward smaller households. Households in Montgomery County are getting 
smaller on average, declining from 2.79 residents per household in 1980 to an 
estimated 2.68 in 2010. By 2030, the average size of a household is forecast to be 
2.59 residents. Declining household sizes reflect a number of demographic 

trendS-including an increase in the number of seniors living alone; smaller 

families; and more singles. 
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Families account for the largest share of Montgomery County households. 
62 percent of the County's households are married couple households and 
10 percent are single-parent households. Households with children ages 0-18 

_______	a_c_co_u_n_tfor 38% of all households (132,180). Single-faITlil",,-y-,-h-,o,-u_si_n_...g,-in--,-p_a_rti.,--·c_u_la_r___________ 
attracts family households-in fact, 84 percent of households living in single-
family homes are families. 

The County's population includes a growing proportion of seniors. 
Currently, only 11 percent of County residents are age 65 and above. As the 
cohort of residents between 45 and 64 (currently 27 percent of the population) 
ages, the number ofhouseholds comprising one or more seniors will increase 
dramatically, generating additional demand for senior housing options. 

County residents are exceptionally well-educated. 70 percent of County 
residents over the age of 25 hold a degree beyond a high school education. 
However, not all County residents are well-educated: 8 percent of adults lack a 
high-school diploma. 

Foreign-born residents account for a substantial share of the County's 
population. One in three households has a foreign born head ofhousehold or 
spouse. The proportion of foreign- and native-born households is roughly equal 
for both single-family and multi-family households. Roughly two out·of three 
foreign-born households occupy single-family housing units. One in 3 residents 
over the age of five speaks a language other than English. 

Montgomery County is affluent. Median household incomes in Montgomery 
County are almost twice the national median ($83,880 versus $44,684 in 2004). 
High household incomes reflect prOximity to the nation's capital. Median federal 
incomesexceed median private sector incomes in Montgomery County. The 
County also is home to many of the capital region's highly paid legal and other 
professionals. A relatively large base of high-wage professional, Scientific and 
technical service jobs reflect the presence of life sciences and information 
technology (IT) industry clusters in the County. 

Most employed County residents commute to jobs in Montgomery County. 
60 percent of the resident labor force works in the County, with 22 percent. 
working in the District, and 17 percent working in other Maryland counties or 
Northern Virginia. 

Housing Choices 

Most households occupy single-family housing. Reflecting the impact of 
pre-1970s housing development patterns, 77 percent of the County's households 
live in single-family detached or attached housing. 

Most households own their homes. 74 percent ofhouseholds own their 
home; ownership is split largely by housing unit type. About 94 percent of single­
family households own their home, while only 30 percent of multi-family 
households own their home. This trend may be shifting as there have been a large 
number of new for-sale condominium apartments and apartment conversions 
under development and in the development pipeline over the past several years. 
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"Mansionization" boosts both housing sizes and prices. The 
neighborhoods most impacted are in the Urban Ring. Most notably, 75 percent of 
infill activity has occurred in Bethesda, Chevy Chase, and Kensington. 
Redevelopment permits dropped off noticeably in 2007, which coincides with the 
local housing market slowdown, decreasing home values, and increasing 
foreclosures. 

Higher energy prices may offset the trend to larger homes. The rising 
cost of heating and cooling may undermine the appeal of very large homes. 
Moreover, high gas prices are likely to discourage future construction in less 
expensive outer ring suburbs, as the cost of a long commute offsets the perceived 
advantages of owning a larger home than one could afford closer to work This 
trend already may be evident in the fact that home prices are declining and 
foreclosure rates increasing more quickly in distant suburbs around the metro 
region, including Prince William and Frederick Counties. 

Multi-family housing attracts a diverse demographic base including 
families and persons with advanced degrees. Contrary to common 
perceptions, multi-family units house significant numbers of families as well as 
some of the County's most highly educated residents. Families account for nearly 
half (47 percent) of multi-family households Countywide. 28 percent of multi­
family residents hold a master's, professional; doctorate or other advanced 
graduate degree. These facts may indicate that multi -family living increasingly is 
viewed as a lifestyle alternative versus an afford ability imperative. 

Multi-family housing is a crudal source of housing for newcomers and 
short-term residents. The majority of households moving into the County 
between 2000 and 2005 (60 percent) chose to live in multi-family housing, which 

. tends to be more readily accessible (due to higher turnover rates) and affordable 
to newcomers, who tend to be younger and therefore less affluent than older, 
established households. Located next to the nation's capital, Montgomery County 
also traditionally has housed a large transient population, including diplomats, 
military families, students and political workers; given the very high cost and 
continued competition for single-family detached housing, multi-family units 
provide a needed degree of flexibility and affordability. 

Renters historically have paid a larger share of their household income 
towards housing costs. Regardless of housing unit type (single-family versus 
multi-family), renters on average pay more than owners, with 41 percent of 
renters spending more than 30 percent of their household income on housing 
costs, versus 17 percent of owners. This trend also may be shifting, as rising 
interest rates push up monthly payments on adjustable rate mortgages and more 
households are forced into foreclosure. 

Seniors have an expanded range of independent living options. The 
supply of senior housing increased by 1,659 units from the year 2001 to 2005. At 
the same time, however, the number of nursing units, assisted living units, and 
subsidized assisted living units has declined-indicating a potential shortage in 
housing for seniors with the most needs. 
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Economic Growth & Diversification 

A comparatively robust economy underlies high and rising housing 
demand. Strong job growth in and around Montgomery County has ensured a 

--------<:steady-base-ufdemand-forhousTng;-'fIre-eolllltThas-adt:l~-TIITmrthart3·0·CI,OOO-----------

jobs since 1975-effectively doubling its employment base over the past thirty 
years. It is now a major job destination with more than half a million people 
working in the County. The stability of the regional economy-anchored by the 
federal government-has tended to buffer the impact of economic shocks such as 
the dot-com bust and September, 2001 terrorist attacks. 

Job growth is expected to slow as a result of limited growth capacity. The 
existing jobs/housing ratio (1.4) indicates a slight surplus of jobs relative to 
housing. When jobs exceed housing capacity, an area must import workers, 
increasing housing prices or forcing workers to endure longer commutes. Limits 
on commercial development capacity are expected to generate an optimal ratio of 
1.5 to 1.6. 

Constraining job growth can have negative consequences. Effective 
management of growth enhances economic development by maintaining a stable 
fiscal climate and ensuring adequate funding for quality schools, services, 
amenities and infrastructure. Even so, economic growth rarely occurs at a steady 
pace. If local companies are unable to expand locally during crucial periods of 
rapid industry growth and restructuring-especially in technology-driven 
sectors-the County could fall behind in the competition for future business and 

. talent. 

Suburban patterns ofgrowth and transit connectivity issues have 
resulted in a high percentage ofworkers that commute by driving alone 
(72 percent). There are few, convenient cross-County transit options. MARC is 

. the only direct cross-County rail option with limited service between 
Germantown and Silver Spring. The majority of County-based transit is bus­
oriented. Bus routes typically require riders to switch buses at least once 
between housing and employment cores. Additionally, bus schedules are often 
unreliable due to heavy traffic conditions in the County. 

Many businesses and employees are favoring clustered development 
patterns over sprawl. There is growing evidence that sectors traditionally 
based in suburban campus style developments-including life sciences and IT­
are drawn to urban centers for the same reasons that have attracted creative and 
professional businesses-housing, transportation and amenities attractive to 
their workforce and provide a denser base of ties to industry services, suppliers 
and customers. 
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Housing Supply & Demand 


The Affordable Housing Gap 


The County has a sizeable shortage of affordable housing that will 
persist if existing land use patterns are maintained. 

The following tables show the relative availability of units affordable to 
households within a given income range, based on an estimated rent or total 
housing cost of no more than 30 percent of income. There is a net shortage of 
43,000 units in Montgomery County housing available to households earning less 
than $90,000 per year, while there is a surplus of housing available to higher 
incomes, especially those earning more than $150,000 per year. The 2006 
median household income in Montgomery County was $91,641.Ifthere is no 
change in existing land use capacities and development plans, the gap in 
affordable housing-based only on household income-will remain almost 
unchanged in 2030. 

Summary of Demand and Supply Imbalance (2005) 

Affordable Monthly Housing Number of Units Number Supplied Number Supplied Sufficiency/ 
Annual Household Income Cost Demanded (Owner Occupied) (Renter Occupied) (Deficiency) 

Less than $30,000 Less than $749 39,942 619 12,510 (26,813) 

$30,000 to $59,999 $750 to $1,499 77,926 8,325 59,940 (9,661) 

$60,000 to $89,999 $1,500 to $2,249 68,196 48,337 13,680 (6,179) 

$90,000 to $119,000 $2,250 to $2,999 57,585 64,790 2,340 9.545 

$120 to $149,000 $3,000 to $3,749 36,099 47,083 900 11,884 

$150,000 and above $3,750 and above 67,251 93,296 630 26,676 

Summary of Demand and Supply Imbalance (2030) 

Affordable Monthly Housing Number of Units Number Supplied Number Supplied Sufficiency/ 
Annual Household Income Cost Demanded (Owner Occupied) (Renter Occupied) (Deficiencv) 

Less than $30,000 Less than $749 50,797 1,491 19,478 (29,828) 

$30,000 to $59,999 $750 to $1,499 99,104 12,465 93,327 6,688 

. $60,000 to $89,999 $1,500 to $2,249 86,729 52,631 21,300 (12,799) 

$90,000 to $119,000 $2,250 to $2,999 73,234 75,304 3,643 5,713 

$120 to $149,000 $3,000 to $3,749 45,909 60,197 1,401 15,689 

$150,000 and above $3,750 and above 85,527 105,701 981 21,156 
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The housing crisis disproportionately affects families. 

The severity of the existing and future affordable housing crunch is more 
apparent when the analysis factors in the ability of households to find affordable 

-----------chousi-ng-ap}:IF0pr-i-a-te-t0-t-fie-ir-f-amHy-si.z;e{aeser-ibea-in-t-er-ms-{)f-number-of-------------­
bedrooms)-a key element of choice. 

When household size is taken into account, there is an estimated overall 
shortage of nearly 50,000 affordable housing units in Montgomery County. This 
represents the total number of housing units needed by households of various 
size and income levels over and above the amount of available in the current 
housing stock. If there is no change in existing land use capacities and 
development plans, the gap in affordable housing will grow to an estimated 
62,000 by 2030. 

The existing housing gap indicates that an estimated 50,000 households 
Countywide are either experiencing an immediate housing crunch-spending 
more than 30 percent of their income to rent or own their homes, or living in 
units that are too small for their families-or would be unable to afford to buy 
their homes today. 

Existing Housing Supply & Demand Conditions (2005) 

PERSONS IN HOUSEHOLD 

Annual Household Income Affordable Monthly Housing Cost 1 2 3 4+ Total 

Less than $30,000 Less than $749 (9,932) (6,666) (4,884) (5,331) (26,813) 

$30,000 to $59,999 $750 to $1,499 3,273 (40) (3,149) (9,745) (9,661) 

$60,000 to $89,999 $1,500 to $2,249 3,765 (2,175) (1,768) (6,002) (6,179) 

$90,000 to $119,000 $2,250 to $2,999 7,414 448 (219) 1,902 9,S4S 

$120 to $149,000 $3,000 to $3,749 6,275 1,821 233 3,556 11,884 

$150,000 and above $3,750 and above 14,356 5,471 2,505 4,344 26,676 

Net Surplus I (Deficit) 25,150 (1,141) (7,283) (11,275) 5,451 

Projected Housing Supply & Demand Conditions (2030) 

PERSONS IN HOUSEHOLD 

Annual Household Income Affordable Monthly Housing Cost 1 2 3 4+ Total 

Less than $30,000 Less than $749 (9,991) (7,412) (5,895) (6,529) (29,828) 

$30,000 to $59,999 $750 to $1,499 13,364 5,692 (1,790) (10,578) 6,688 

$60,000 to $89,999 $1,500 to $2,249 3,755 (4,171) (3,076) (9,307) (12,799) 

$90,000 to $119,000 $2,250 to $2,999 9,061 (1,186) (1,484) (677) S,713 

$120 to $149,000 $3,000 to $3,749 9,057 2,632 283 3,717 1S,689 

$150,000 and above $3,750 and above 16,814 3,344 875 122 21,lS6 

Net Surplus I (Deficit) 42,060 (1,102) (11,087) (23,252) 6,620 
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The affordability crisis is reaching up the income ladder. 

Low-income households. As would be expected, the affordability crisis is 
felt most acutely among the County's lowest income households. Without a 

---------ss-u-bs-t:ant-i-a-I-ehange-in-1:he-e-iis-1:i-ng-hous-i-ng-envi-remment,ili-is--segment-of-thp-e------------­
community will continue to struggle to find affordable shelter. 

Moderate income households. Households that are earning between 
60 percent and 80 percent of area median income (AMI) based -on their 
household size also face a substantial shortage of affordable housing. In 
particular, the housing needs of moderate-income families with 2 or more 
children are likely to go unmet without a change in development patterns. On a 
positive note, if the County's stock of multi-family housing continues to expand 
by the amount forecast under current master plans and approved development 
plans, the burden is expected to ease for some moderate income household 
segments-mostly singles, couples and small families. 

''Workforce'' households. In 2005, households earning between $60,000 
and $90,000 per year faced a shortfall of nearly 10,000 housing units targeted to 
their income and household sizes. By 2030, the shortage of housing in that 
income band is expected to increase by 65 percent to more than 16,500 units. 
Most households earning from $90,000 to $120,000 annually can afford a home 
in Montgomery County today; by 2030, there will be an estimated shortage of 
3,500 units for households in this income band. More affluent households may 
choose to occupy less expensive units-driving housing prices still higher and 
crowding out households of moderate and lower incomes. 

The affordable housing crisis will have mUltiple impacts. 

Housing-burdened middle-class households are likely to leave Montgomery 
County. In the past, these out-movers-especially skilled blue collar and service 
workers-tended to stay in the region, settling in outer suburban and rural 
counties. However, higher gas and living costs have made this adjustment 
untenable; if households or moderate means are unable to find acceptable 
housing closer to job centers, the County risks losing access to this vital skill base 
altogether. Area businesses will find it increasingly difficult to attract employees 
from less expensive housing markets, or retain lower-wage employees and those 
with families. 

Rising foreclosures are just one part of the burgeoning affordability issue. If 
housing supplies do not expand to meet current or projected levels of unmet 
need, growing numbers of households will be forced to spend more of their 
income on housing-leaving less money available for utilities, maintenance, 
transportation, retirement savings, education, leisure and other expenditures. A 
large concentration of distressed households can destabilize a neighborhood, 
piling additional costs on residents and communities in the form of blighted 
appearance, rising vandalism and other crime, higher insurance premiums, lower 
health indices, lower school achievement and more. 
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Housing Supply & Demand 


Continued market failures 

Market forces are unlikely to dose the affordability gap described in the 
previous section. In theory. high housing prices should stimulate homebuilding. 
expanding housing supplies until prices return to more affordable levels. There 
are several obstacles to such a market-driven adjustment. 

• Options for expanding supply are constrained while underlying demand­
especially among high-wage jobs-remains strong. 

• High labor, land and construction material costs tend to make it more 
profitable for builders to target higher-income market segments, even when 
there are subsidies to produce moderate-income housing. 

• The recent downturn in the housing market is unlikely to resolve the 
shortage. The housing market bubble of the past few years merely 
exacerbated an already-serious affordable housing crisis. Prices will decline 
from their peak levels in the 2002-2006 housing bubble, but continued high 
demand and sharp supply constraints will keep prices up. 

• The recent tightening of credit availability further constrains-the ability of 
households to purchase housing. 

Policy implications 

Until recently, the basic housing challenge in Montgomery County has been to 
keep pace with burgeoning population growth. while providing for the most 
vulnerable groups in the community. Thus, the existing policy mix essentially 
aims to (1) provide incentives to create affordable housing; and (2) target 
demand-side assistance for at-risk population groups. 

The County's existing policy mix is unlikely to meet the scale of need. which 
now extends to a substantial share of the County's population and will worsen in 
the future. A key problem is that our existing tool set works best in a relatively 
robust fiscal and economic environment. 

• Demand-side subsidies-rent vouchers, homebuyer tax breaks, foreclosure 
prevention and other assistance-are expensive, and federal support for 
these measures has dwindled. County resources-especially when 
constrained by unstable property tax revenues-are unlikely to cover the 
expanding base of need. 
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• Existing supply-side initiatives-chiefly inclusionary zoning-have worked 
very well in the past. Even so, these tools-including MPDUs, workforce and 
productivity housing-typically count on a robust housing market These 
policies work less well when the market is cool-especially if othe~ policies ___________~ 

such as impact fees increase the costs or reduce potential operating income 
for developers. 

Recommendations 

Given the wide-reaching consequences of Montgomery County's affordable 
housing crisis-as well as the limits of any single policy measure. to address all 
aspects of the problem-the issue needs to be addressed by a comprehensive 
portfolio of supply and demand-side initiatives. The following recommendations 
focus on policies-especially land use and development regulations-that can be 
addressed in a general and master plan or development review context. 

Demand-side measures 

While planning departments typically use supply-side policies, their efficacy 
depends heavily on understanding and responding to demand-side factors, 
especially affordability and choice. The following principles should be kept in 
mind. 

• Rethink homeownership as a goal. With a current homeownership rate 

above 70 percent, the County should continue expanding multifamily to 

provide more rental options. 


• Continue meeting the needs of households at all life stages. The increase in 

multi-family housing has eased the housing crunch for some segments of the 

community, especially young adults, singles and seniors. However, more 

needs to be done to meet the needs of families of modest means (keeping in 

mind that this includes many families earning at or above the median 

income). The trend to larger multi-family dwellings and high-intensity 

single-family dwellings should be encouraged, and augmented by allowing 

accessory structures and smaller lot developments. 


• Continue promoting more urbanized development patterns. Sprawl is no 

longer a viable antidote to the affordability crisis. Higher gas prices drive up 

the cost of homeowners hip, espeCially for distant suburbs. Consumers 

increaSingly are likely to prefer close-in housing options. 


• Emerging industry sectors tend to favor clustered development patterns 

over sprawl. Even industries traditionally based in suburban campus style 

developments are beginning to adapt to more urban environments that 

supply the housing, transportation and amenities attractive to their 

workforce and provide a denser base of ties to industry services, suppliers 

and custolJlers. 


• Understand the vital role that services, transportation, amenities, healthy 

environments and other enhancements can play in offsetting housing costs 

by supporting access to jobs. 


Analysis ofthe Supply & Demand for Housing, Montgomery County, Maryland 13 I P age 



-----------------------

• 	At the same time, consider linking housing developments to services 
designed to ease the burden on stressed households, especially for projects 
that might generate gentrification pressures that could undermine 
established communities. 

Supply-side measures 

The creation and preservation of affordable housing must be a cornerstone of 
land use and development planning. 

Redevelopment should be consistent with the concepts set forth in the report 
Framework for Planning In The Future: Revitalizing Centers, Reshaping Boulevards, 
and Creating Great Public Spaces. Many existing commercial centers offer 
opportunities for increased residential density in proximity to employment 

. centers and retail opportunities. These revitalized centers will also need to be 
better connected, which the County can accomplish by improving transit service, 
reconnecting communities to the grid, and improving pedestrian and bicycle 
amenities and connectivity. Finally, increasing density in areas targeted for 
growth will cause the market to increasingly demand better public spaces. 
Potential strategies might include the following: 

• Rezoning to higher density-or implementing minimum density 
requirements in the use of our zones. Historically, we have typically only 
used about 60 percent of the density allowable in our zones. 

• Allowing smaller lots, which would be appropriate for cottage zoning, as an 
example. 

• 	Allow-and encourage construction of-accessory apartments in all or 
nearly all areas of the County, especially in areas proximate to metro 
stations 

• Permit flexible-unit size apartment buildings, where walls, plumbing and 
utilities are built to allow easy reconfiguration to respond to changing 
market for unit sizes. 

• Reduce parking requirements for affordable housing projects, especially 
near transit and mixed use developments. 

• Avoid over-loading projects with fees and exactions-especially in weak 
market environments-that could render an otherwise promising project 
economically unviable. 

• Allow planners greater flexibility to negotiate with developers to achieve a 
desired mix of density, affordability and supporting amenities without 
burdening individual projects with a standard set of requirements. Focus on 
ensuring provision of amenities and mitigations with community- or 
neighborhood-wide-rather than project-specific-benefit 

• Expand greentape assistance. Ensure that all development applications with 
at least 20 percent affordable or workforce housing are entered into an 
accelerated review process. 
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MPDUs 

The MPDU program has successfully provided thousands of 

affordable housing units to County residents over the past 35 

years. In recent years, policy makers and planners have become 

concerned about the transition from price-controlled units to 

market rate units that has occurred due to short control periods. 

The response has been to increase the control period to 30 years for 

for-sale MPDUs and 99 years for rental MPDUs, and make the 

control period resettable for both types, which effectively makes 

the unit affordable permanently. 65% of MPDUs that have been 

developed over the programs lifetime have had their control period 

expire. The increase to a 3D-year control period will help curtail the 

number of units able to be sold at market rate prices. 

MPDU 

bystatu$ 

Source: DHCA, HOC 

• Expired III Active MPDUs 

"" Privatelv Owned MPDU Rentals HOC Owned MPDU Rentals 

Existing MPDUs are in danger of expiring. Assuming no resets, it is 

expected that 1,030 for-sale MPDUs will expire by 2014, and 888 

for-rent MPDUs will expire by 2024. The loss of these units would 

® 


have a huge impact on the affordable housing supply 

In addition to the units already developed and in the 

there are over 3,000 MPDUs in the development 

February 2008). Due to the new control period, 

able to provide affordable housing options in the 

future and offset expected losses due to control 

I. 
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A~ticipate~ Fut~re.SLipp,ly,(lf,J~eW"MPDUs, 
*ritirt~! bHCAf Hob .'! ' 'r('\"+,'/.:,,)':::,!;'~~\~n:lif\:;".·,L·!:i'~! ;:,-;,:, ,,' 

Number of 
Units % Distribution 

Pending Applications 1,691 54% 

Certified Site Plans 1,148 37% 

Ready for Sale/Rent 2008 121 4% 

Ready for Sale/Rent Near Future 169 5% 

TOTAL 3,129 100% 

MPDU Status, Units BuiltSince 1972 
.::1. ',: ; . i, <_. ,_ _ ',. . . ' ,- -,,' , 

Source: DHCA,HOC' 

Number of 
Units % Distribution 

Expired 8,126 65% 

Active MPDUs 1,654 13% 

Privately Owned MPDU Rentals 1,006 8% 

HOC Owned MPDU Rentals 1,714 14% 

Total MPDUs 12,500 100% 

® 
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HOC AND MARYlAND FINANCED AFFORDABLE HOUSING 

The Housing Opportunities Commission (HOC) plays a vital role in 

the provision and maintenance of the affordable housing stock in 

Montgomery County. They have successfully accumulated over 

6,000 units that are targeted at various levels of affordability. 

Between 2002 and 2007, HOC has increased their affordable unit 

stock by a net of 874 bond financed units. 

HOC Bond Financed Units 

UnltsAcqulrod or Lost {2002-20071 367 363 


• Acquired ~ lost 

HOC concentrates on providing housing to households earning the 

least. About 65% of their units are aimed at households most in 

need of help. (Households earning less than 50% of AMI.) HOC 

owns or manages units that are affordable. to households making up 

to 120% of AMI (and in very few cases exceeding 120% of AMI), with 

the emphasis on those households making less than 50% of AMI. 

In addition to HOC, Maryland provides bond financing for projects 

that provide affordable housing. There are 139 state bond­

financed projects that have yielded a minimum of 2,961 affordable 

units in Montgomery County. Together the State, HOC, and the 
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HOC Bond Financed Units 
byHoLisehold Income Range Target 
$ou"e, HOC, M·NCPPC 

2,115 

840682 
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County are working to provide a wide range of 

units to County residents . 

.. 
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HOC Bond Financec:i U"ltS.(2002.120Q7).;,."·.. :,· 
SbUI'C/!:HOC; M-!\ICPflC .... :,)t' : . .,i.•. ".,"'" 'i,.< 

2002 2003 2004 2005 2006 2007 Total 

HOC Acquired Units 66 236 367 363 127 o 1,159 


HOC Units lost o o o (128) (129) (28) (285) 


HOC' Bond Financed'Units (2007),]::,:" ,"'. 
S~urcditlot;M.NCPPC , " ,'j :",\?,~;.,-:'/ !::,':,',':';, .. 

Number ofUnits % Distribution 

Rent 30% of AMI or Less 2,115 31% 


Rent 31-40% of AMI 1,138 17% 


Rent 41-50% of AMI 1,440 21% 


Rent 51-60% of AMI 682 10% 


Rent 61-79% of AMI 840 12% 


Rent 80-120% of AMI 480 7% 


Rent Over 120% of AMI 76 1% 


Total Units 6,771 100% 
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Testimony of Scott W. Reilly 

on the Housing Element of the General Plan 


Montgomery County Council 

December 1, 2009 


Good afternoon. For the record, I am Scott Reilly, Chief Operating Officer, Department of Housing 
and Community Affairs, testifYing on behalf of County Executive Ike 

The County Executive is pleased that a number of the issues identified by his Affordable Housing 
Task Force are addressed in the draft Housing Element. The Task Force report included 
recommendations on: 

• 	 preserving the County's existing affordable housing stock, 
• 	 creating new affordable housing, and 
• 	 adopting regulatory reform, especially mitigation of the expensive and time consuming 

development approval process. 

The Executive Branch supports the Element's Policy Goals that encourage co-location of housing 
with public facilities. We recommend adding a provision that where the County is pursuing 
housing co-located or adjacent to a public facility, the residential density from the public facility 
portion of the site may be transferred to, or reserved for, the residential component. 

Despite our comments to the Board, the Plan has not addressed a significant issue affecting housing 
production the regulatory and approval processes of the County agencies themselves, including 
the Planning Board. 

A recommendation in the Affordable Housing Task Force report is the streamlining of the 
development approval process and removal of barriers to housing production, especially affordable 
housing. The Executive recommends that a fifth objective be added to the Housing Element to 

. address these concerns. 

We would title it: Housing and Land Zoning, and Development Approval. Policy Goals for 

the objective include the following: 


5.1 	 Expedite approval reviews for housing that meets strategic objectives of affordability, 
environmental sustainability, and transit serviceability. ' 

5.2 	 Consolidate sequential review and approval processes into one coordinated, concurrent 
process. 

5.3 	 Provide incentives, including height and density, to promote appropriately designed and 
priced housing. 

5.4 	 Allow sectional map amendments that address changing community and market conditions 
to proceed independently of time consuming master plan and sector plan amendments. 

5.5 	 Ensure that all master plan and sector plan amendments address the need for additional 
affordable housing, and promote specific strategies to meet that need. 

5.6 	 Allow flexibility in meeting site plan requirements commensurate with the provision of 
affordable housing in excess ofminimum requirements. 

1 



Vv'hile we are encouraged that the Planning Board has begWl a rewrite of the Zoning Ordinance and 
is looking at overhauling its regulatory processes, we believe that this fifth objective will provide 
guidance to both efforts. 

We also believe that Objective 2, Diverse Neighborhoods and Housing, should note that there are 
additional impediments to accessing housing. These barriers include unfair lending practices, the 
lack of awareness of fair housing matters, and a shortage of testing information on fair housing in 
Montgomery COWlty. 

With these additions and amendments, and those in the COWlty Executive's written comnients, we 
believe that the new Housing Element will be a valuable tool in promoting and directing housing 
production, including affordable housing, as the COWlty approaches buildout. Thank you for the 
opportWlity to bring these issues to your attention. 
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MONTGOMERY COUNTY PLANNING BOARD 
THE MARYLAI"D-I"ATlONAl CAPITAL PARK AND PlANI"I:-.IG COMMISSION 

OFFICE OF THE CHAJR.c\fAN 

December 1,2009 

The Honorable Nancy Floreen 
President 
Montgomery County Council 
Stella B. Werner Council Office Building 
100 Maryland Avenue 
Rockville, Maryland 20850 

Re: Public Hearing of the Housing Element of the General Plan 

Dear Ms. Floreen: 

On behalfof the Planning Board, I am pleased to enter these comments into the record. 

The Planning Board recommends the Council adopt the proposed Housing Element of the 
General Plan, which brings the housing goals of the County's General Plan into alignment 
with the County's current housing priorities and with recent housing legislation and initiatives 
at the state and federal levels. 

The Housing Element makes reconimendations for housing in the County and indentifies the 
policy objectives, regulatory reforms, and land use strategies needed to accomplish the 
recommendations. It satisfies the requirement ofthe House Bill 1160, which requires a local 
government to have a comprehensive plan with a workforce housing element as a prerequisite 
to participation in the Workforce Housing Grant Program established by that bill. 

The proposed plan addresses several key housing challenges we will face in the future. High 
housing values in the County reflect strong demand as well the County's reputation for high 
quality of services and stable neighborhoods. The negative side of this robust housing market 
is a chronic shortage of housing that is affordable for much of the County's workforce and for 
other moderate and lower income households. The County is forecasted to exceed one million 
persons by 2015, and to add about 72,000 households between 2010 and 2030. The greatest 
housing need will be for seniors, young households, large families, and people with special 
needs. This need will be accompanied by a growing demand for rental units. 

We cannot solve our housing problems with policies that reinforce traditional patterns oflow 
density sprawled development. The proposed document encourages new strategies designed 
to successfully accommodate the next generation's demand for homes and communities that 

8787 Georgia Avenue, Silver Spring, ,\'laryland 20910 Phone: 301.495.4605 Fax: 301.495.1320 !\off.,
www.MCPackandl1Ianning.org E-Mail: mcp-chairman@mncppc.org 
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The Honorable Nancy Floreen 
Housing Element of the General Plan 
December 1, 2009 
Page Two 

are balanced, convenient, and sustainable. In addition to conserving existing affordable 
housing, new housing strategies must be developed that offer a smarter future vision for the 
County's 106 auto·oriented commercial strips, that rethink its 8,000 acres of surface parking 
lots, and that optimize opportunities for housing near high quality transit service. 

The Housing Element identifies master plans, development regulations, new revenue sources, 
use of appropriately locate surplus public land, and collaboration among public agencies as 
the essential components of a strategic framework necessary to achieve the goal of adequate 
housing supply for the County's future population. It is the result of more than two years of 
public review process, research, interagency work sessions, and numerous meetings with 
representatives of community and development groups. A public hearing was held on April 
23, 2009. Subsequently, the Planning Board held two work sessions, on June 18th and the 
July 23rd, and unanimously approved the proposed draft ofthe Housing Element for the final 
review and approval by the County Executive and the CounciL 

The Planning Board anticipates significant public and private sector coordination will be 
required for successful implementation of the Housing Element. We look forward to working 
with the Council in the months ahead, and we thank you for providing the leadership needed 
to reach our goals. 

3i~C~~relY' 

I fct;l­: ~~ 
Royce H son 
Chairman 



December 1, 2009 

5104 Elm St., Bethesda MD 20814 (301)652-6359 email -theelms5l8@earthlink.net 

MONTGO}VIERY COUNTY CIVIC FEDERATION TESTIMONY TO COUNTY COlJNCIL 
ON DRAFT REVISION OF THE HOUSING ELEMENT OF THE GENERAL PLAN 

I am Jim Humphrey, testifying on behalfof the Montgomery County Civic Federation. At 
their meeting on November 9, Federation delegates unanimously approved the following 
position on the draft revision of the Housing Element of the General Plan: 

"The Federation members believe that an important objective of the Housing Element should 
be the preservation ofexisting affordably priced housing, both government-controlled and free 
market available sale and rental units, while insuring units are maintained in good condition. 
This is a specific goal in the current Housing Element (Objective 4 - Strategy F, 1993 General 
Plan Refmement). Instead, a half-hearted recommendation to 'make affordable and workforce 
housing a priority' is buried as the 7th of 34 policy strategies in the document, with no specifics 
as to how this should be done. The most affordable housing units are those that already exist, 
since housing on redeveloped sites is almost always priced higher than that which currently 
exists. In addition, in environmental terms, existing housing has a smaller carbon footprint 
than redeveloped housing, regardless of how energy efficient that new housing may be. 

"A second and equally important objective of the new Housing Element should be the 
preservation of the character and guality of life of existing neighborhoods. One of the six 
Objectives in the Housing chapter of 1993 General Plan Refinement is to protect existing 
residential neighborhoods, with 6 specific strategies identified to achieve that objective; but, all 
of these references have been removed in the proposed revision. We believe the objective of 
protecting single-family home neighborhoods, which occupy 72% of the developed land in the 
county, should be retained in any revision of the Housing Element. And we believe a new 
strategy should be added to the revision, recommending the creation and application of 
standards necessary to preserve the character of residential neighborhoods and insure the 
compatibility of infill projects with that character. 

"MCCF delegates believe the proposed strategy to 'allow accessory apartments in residential 
zones by-right under appropriate design standards and conditions' [Strategy 2.1] is an attempt 
to circumvent a county policy debate that has yet to take place. The Federation strongly 
supports retention ofthe current Special Exception process for approval ofaccessory 
apartments. " 

On the reverse of this page, we have included the sections of the current Housing Goals chapter 
that we believe should be retained and strengthened in any revision you approve. Thank you. 
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Federation delegates believe the follmving Housing Objectives and Strategies, which are 
currently in effect in the 1993 General Plan Refinement, should be retained and strengthened in 
any revision of the Housing Element: 

HOUSING OBJECTIVES & STRATEGIES from Housing Goals chapter currently in effect 
(1993 General Plan Refinement, approved by County Council in November 1993) 

OBJECTIVE 4 
Encourage an adequate supply of affordable housing throughout the County for those living or 
working in Montgomery County, especially for households at the median income and below. 
Strategies 

* * * 
F. Preserve existing affordable housing where possible. 

OBJECTIVES 
Maintain and enhance the quality and safety of housing and neighborhoods. 
Strategies 
A. Discourage deterioration of housing through well-funded code enforcement, neighborhood 
improvement programs, and other appropriate techniques. 
B. Ensure that infill development and redevelopment complements existing housing and 
neighborhoods. 
C. Mix housing with other uses with special care in ways that promote compatibility and 
concern for residents' needs for safety, privacy, and attractive surroundings when introducing 
new uses into older neighborhoods. 
D. Provide for appropriate redevelopment of residential property when conditions warrant. 
E. Protect residential neighborhoods by channeling through traffic away from residential 
streets and discouraging spill-over parking from non-residential areas. 
F. Use special care to plan uses at the edges of high-density centers that are compatible with 
existing neighborhoods. . 
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Hillandale Citizens Association 

December 1, 2009 


Testimony for Montgomery County Council 

Amendment to the Housing Element of the Montgomery County General Plan 


The three basic goals of the Housing Element, conservation of stable neighborhoods, 
concentration of housing in mixed-use, transit oriented areas and closing the affordability gap are 
laudable goals which all Montgomery can appreciate as we look to the future. However, beneath the 
surface of these goals, there are contradictory recommendations and a lack of clarity. 

Hillandale is an older, just-at-the-Beltway, just-at-the-county-line community comprised of 
modest homes. Our area is very inclusive, with a mix of single-family homes, garden and high-rise 
apartment complexes. Our schools are highly challenged. Hillandale's single-family neighborhoods have 
rented homes, accessory apartments, registered living units, and rented rooms. We have group homes for 
the developmentally disabled and small assisted-living care homes. We also have home-based 
businesses. We have a lot of community pride and concern for our neighborhood. We are part of the East 
County, the MCPS Red Zone, and our perspective is different from the generalized overview provided in 
the Housing Element. 

We welcome the acknowledgement that older neighborhoods, like Hillandale, are vulnerable to 
decline if services are not maintained and codes are not enforced. Unfortunately, the recommendation to 
eliminate the special exception requirement for accessory apartments contradicts that goal. The special 
exception process has worked well for Hillandale. Our most recent case (S-2728) started as an 
overcrowding complaint. Through the documentation and hearing process, a number of difficult issues 
were resolved resulting in a marked improvement rather than a deteriorating situation. The Board of 
Appeals provides the best venue to bridge cultural and attitudinal differences. This is markedly different 
from the unsatisfactorily resolved situations resulting from DHCA-only administered registered living 
units. If the county's goal is to increase affordable housing in the least costly way and without 
causing neighborhood decline, we ask Council to modify this Housing Element and reinforce the 
long-standing county policy to allow accessory apartments by special exception. 

The goal of concentrating new housing in transit-oriented areas needs to include two 
additional policies: (1) achieving a jobs/housing balance, and (2) assessing transit quality. In 
Hillandale, you can see the Beltway at a standstill every morning. If there were more jobs locally, if there 
was a jobs/housing balance, there would be less long distance commuting. And, although several transit 
routes serve our area, these local routes are insufficient to serve a bigger high-density, mixed-income 
community well. The county needs to define transit quality and specify transit development areas better 
than the currently defined 10-minute headway. Matginal transit centers and crossing Ride-On routes 
should not be the qualifying criteria for a projectto be designated transit-oriented and ready for high­
density residential development. 

Regarding the final goal of closing the housing affordability gap, much of MNCPPC's data 
does not reflect the recent historic change in the real estate market, or the fact that according to 
DHCA, the county now has large pockets of "naturally-occurring affordable housing." With this 
new reality, the county needs to institute policies to achieve economically integrated communities. 
Affordable housing projects should be located to seek geographical balance based on the existing housing 
mix. With an analysis to prioritize areas, a more equitable countywide dispersal of affordable housing 
could result. This would be healthy for individual communities, schools and the entire county. 

Thank you for your consideration of the issues important to all the residents of Hillandale. 

Eileen Finnegan 
10404 Sweetbriar Pkwy, SS, MD 20903 
301-439-2263 



HCA Area Home Sales: 2003-2009 
Hillandale Average Sales Price by Year & Quarter 

September 30, 2009 

525,000 ,---------, 
500,000 +-----1 
475,000 +--­
450,000 +--­
425,000 -t---­

400,000 -t---­

BCY '03: 87 Sales 

13 CY 04: 76 Sales 

B CY 05: 71 Sales 

o CY 06: 58 Sales 

o CY 07: 54 Sales 

'03-'09 Annual Average Sale Price 

375,000 
350,000 
325,000 
300,000 

I 550,000..,.-----------------, 
I 

500,000 
475,000 
450,000 
425,000 
400,000 
375,000 
350,000 
325,000 
300,000 
275,000 

10 20 30 40 

525,000 +----------;=;----j 

El2004 

.2005 

[J2006 

[J2007 

.2008 

.2009 

1'03.'09 Average Sale Price by Quarter 

Time Line: Average Sales Price by Quarter 


2003-2009 
600,000 ,..---,-___;-.,__-,-~--__,_~-~__,____;-.,____,___r-

500,000 +_-l----f--+-+--!--+--+ -+-+--H.."...~\1_---(,r--;----,J_..t-~P+_-+-+_--+-_t-+_+_+___1 

400,000 

350,000 -r---t"-iii:F-'F-..Fi-lt­

300,000 -I--"''-l---'--i-i+-­

30 
03 03 03 

20 30 40 10 20 30 40 
04 05 05 05 05 06 06 06 06 07 

2003 

87 Existing Homes 


Total Value: $29.5M 

Average Price: $339J)4k 

Median Price: $ 340.0k 

County Median: $383.0k 

2004 

76 Existing Homes 


Total Value: $29.61\11 

A verage Price: $384.4k 

Median Price: $384.8k 


County Median: $450.0k 

2005 

71 Existing Homes 


Total Value: $34.3M 

Average Price: $482.6k 

Median Price: $468.95k 

County Median: $530.0k 

2006 
58 Existing Homes 

Total Value: $29.9M 
Average Price: $515.1k 
Median Price: $504.5k 
County Median: $552.5k 

2007 

54 Existing Homes; IN $820 


Total (Ex) Value: $26.0M 

Average (Ex) Price: $481.4k 

Median (Ex) Price: $475.0k 

County (Ex) Median: $560.0 

2008 

46 Existing Homes 


Total Value: $ 18.5 M 

Average Price: $401.7k 

Median Price: $397.5k 


County Median: $ unknown 

2009 
Year to Date: 9/30/09 

29 Existing Homes 
Total Value: $9.4 M 

Average Price: $326.9k 
Median Price: $320.0k 

County Median: $unknown 



HOC Testimony 

. Housing Element of the General Plan 


December 1 , 2009 


Good afternoon. I am Sally Roman, a Commissioner with the Housing Opportunities 
Commission (HOC), speaking on behalf of the Commission. Thank you for this 
opportunity to comment on the draft Housing Element of the General Plan. 

We would like to commend the Planning Board and Planning staff for this thoughtful, 
comprehensive draft and support this effort to update the County's housing planning 
policy to respond to the chaUenges of an increasingry urban environment. 

Overall, we are pleased to endorse the goals and objectives of the draft Element. We 
believe they provide a sound basis for future housing development and preservation in 
the County. However, there is one significant omission. The Housing Element of the 
current General Plan includes the objective, "Promote a sufficient supply of housing to 
serve the County's existing and planned employment .... " This concept is implied but 
never stated in the current draft. We believe it is important to clearly express this idea 
as County policy. This is particularly important for the lower income workers HOC 
serves since an insufficient supply of housing near their jobs tends to push prices, which 
are probabty already high, way beyond their reach. We urge you add such an 
objective. 

We especially support two of the Element's policy statements and hope that they will 
actively pursued in futu:-e master plans and planning decisions. These are 2.2, "Make 
affordable and workforce housing a priority in all parts of the County." and 4.5, "Include 
affordable and workforce housing in all suitable public buHding projects in appropriate 
locations throughout the County." 

Policy 2.9, "Create a partnership between Montgomery County and the Housing 
Opportunities Commission to acquire vacated properties for affordable and workforce 
housing .... " should be revised to say "Support the partnership between Montgomery 
County and the Housing Opportunities Commission ..... " as HOC and the County already 
work together on projects of this nature. We appreciate the good re!ationshi;J we enjoy 
with the County as we pursue this type of project. 

We suggest two other minor but important revisions. On page 11 in the discussion of 
master plans, we suspect that the intention was to increase opportunities to develop a 
ratio of housing units to jobs that reflects the number of workers per households rather 
than Jl a high jobs-housing ratio," and we would revise it accordingly. In the "Interagency 
Coordination Matrix" we would add HOC as a primary agency in 4.5, "Include 
affordable housing in all suitable public building projects ... " as HOC typically plays a role 
in such projects. 



Thank you for considering our comments. We would be glad to answer any questions or 
discuss them with you or the staff. 
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DAVID D. FREISHTAT : ATTORl'ffiY AT LAW 

T 301.230.5206 1: dfreishtat@shulmanrogers.com 

GANDALSHULMAN 
PORDY

ROGERS ECKER 

December 2, 2009 

The Honorable Nancy Floreen, President e 
"0Montgomery Country Council 052979 

100 Maryland Avenue R
Rockville, Maryland 20850 I 

W 

Re: Public Hearing; Planning Board Draft of the Housing Element of the 2E 
General Plan .~ 

Our File No. 110023.00005 \.n 
Q:) 

Dear Mrs. Floreen: 

I request that you include this letter in the record of the public hearing on the Housing 
Element of the General Plan. I suggest that the Housing Element include a statement that the 
definition of a senior adult, for housing purposes be 55. The Federal Government has set the age 
for senior housing at 55 and above, in the law regarding Federal Low Income Housing Tax 
Credits. The State of Maryland, in its Housing Policy, has defined a senior as 55 years and 
above. 

Montgomery County defines a senior at different levels. For example, the zoning 
ordinance defines a "senior adult" as 62 years old. In the PRC zone, a senior is defined as 50 
years old. It is suggested that the County definitions should be aligned with Federal and State of 
Maryland policy. 

The Housing Element should start the process of bringing the definition of a senior adult 
in line with Federal and State policy. If nothing else, bringing the definition of senior adult in 
line with Federal and State policy will avoid the possibility of having a discrimination lawsuit 
filed against the County in some bizarre fact situation. In addition, after adopting the Housing 
Element, the zoning ordinance definition of "senior adult" should be changed to reflect the new 
age. 

Thank you for the opportunity to address this issue. 

ver;:;n-nv. y_0_ur-- -sn' . 

~~ 
David D. Freishtat 

DDF:grs 

®

12505 PARK POTOtvlAC AVENUE, 6TH FLOOR, POTOMAC, NO 20854 301.230.52:)0" 30"1.230.2891 

I J I I I I, ,I , , I I I; I ,I' I I Ii, I' i 
I \ j ' , 

mailto:dfreishtat@shulmanrogers.com


~\\ \d.-/\(O" 
Page 1 of 1 

~0.s\~G t:.Lt.Kt:.~ GP 
NAN 

Delgado, Annette c..C· 

From: Andrews' Office, Councilmember 

Sent: Tuesday, November 24, 2009 4:04 PM 

To: Montgomery County Council 

Subject: FW: Accessory Apartments 052807 N
1._" 

-----Original Message----­
From: Matt Zaborsky [mailto:normortgage@comcast.net] 
Sent: Tuesday, November 24,20093:59 PM 
To: Andrews' Office, Councilmember 
Cc: Berliner's Office, Couneilmember; Ervin's Office, Councilmember; Eirich's Office, Couneilmember; Floreen's Office, 
Councilmember; Knapp's Office, Councilmember; 
councilmember .Ieventhal@montgomerycountymd.gov.couneilmember. trachtenberg@montgomerycountymd.gov 
Subject: RE: Accessory Apartments 

Philip Andrews 
County Council President 
100 Maryland Avenue 
Rockville, Maryland 20850 

SUBJECT: Testimony for 12/1/09 hearing on proposed revision of Housing Element of General Plan 

Honorable Council President Andrews, 

The purpose of this note is to inform you that the NORBECK MEADOWS CIVIC ASSOCIATION (NMCA), a 480-unit 
community, has voted to strongly oppose the recommendation, which is included as Policy 2.4 on page 14 of the July 2009 
Planning Board draft revision of the Housing Element of the General Plan, to allow accessory apartments in residential zones 
by right. The NMCA supports the current process that requires the property to be posted and a special exception hearing to be 
held. We wish to submit this position in writing since we are not certain we can get a representative to a hearing in the middle 
of the day on December 1, 2009. 

Our Association strongly opposes this change because these apartments can quickly change the character of a community 
especially one zoned for single-family dwellings. Parking is one of the first concerns especially since our streets are narrow and 
do not have curb and gutter. Secondly, apartments within existing dwellings increase the density of the neighborhoods putting 
more traffic on local streets, and more pressure on community resources such as schools, police, and fire protection. Lastly, 
many folks choose to pay more to live in a single-family detached dwelling in a less congested neighborhood. To allow 
accessory apartments by right will greatly diminish their quality of life and lower property values by allowing an unlimited 
number of single family dwellings to transition to apartments. 

It should also be noted that other homeowners associations in Olney feel similarly as evidenced by the overwhelming vote at 
the Greater Olney Civic Association meeting on November 10, 2009 to Similarly oppose the new language that would allow 
accessory apartments by right. We ask that the County Council NOT approve this new proposal. Please feel free to contact 
me if more information is needed. 

Matt Zaborsky, Vice President 
Norbeck Meadows Civic Association 
301-774-1311 
mattz@normortgage.com 

11/25/2009 
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Marin, Sandra 

From: sharondooley@comcast.net 

Sent: Wednesday, November 18, 2009 11 :35 AM 

To: Montgomery County Council 

Subject: General code reinforcement 052677 

To County Council members: 

GOCA recently passed a resolution asking that the portion of the Genera! Code which addresses accessory 
apartments remain as written - this requires that such additions which are frequently called "in-law 
apartments" still be subjected to approval as special exceptions rather than be given blanket approvals as 
allowed by right. I believe we are joined with the Montgomery County Civic Federation in their opposition to 
these projected changes. 

Please let us know of your opinions in this matter; I do hope you can agree with this reinforcement of current 
standards which should serve to enforce our zoning regulations. 

Thank you, 
Sharon Dooley 
President GOCA 
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CherrywooJ Homeowners Ji.ssociation, Inc. 


P.O. Box 159 


Olney, Maryland 20830 

November 21,2009 

Philip Andrews N 
'I....f1

County Council President 
100 Maryland Avenue 
Rockville, Maryland 20850 

N 

SUBJECT: Testimony for 1211/09 hearing on proposed revision of Housing Element or 
General Plan 

Honorable Council President Andrews, 

The purpose of this note is to inform you that the Cherrywood Homeowners Association, 
a 606-unit community, has voted to strongly oppose the recommendation, which is 
included as Policy 2.4 on page 14 of the July 2009 Planning Board draft revision of the 
Housing Element of the General Plan, to allow accessory apartments in residential zones 
by right. The Cherrywood HOA supports the current process that requires the property to 
be posted and a special exception hearing to be held. We wish to submit this position in 
writing since we are not certain we can get a representative to a hearing in the middle of 
the day on December 1,2009. 

Our Association strongly opposes this change because' th~se apartments can quickly 
change the character of a community especially one zoned for single-family dwellings. 
Parking is one of the first concerns especially since our streets are narrow and do not 
have curb and gutter. Secondly, .apartments within existing dwellings. increase the 
density of the neighborhoods putting more traffic on local streets and more pressure on 
community resources such as schools, police, and fire protection. Lastly, many folks 
choose to pay more to live in a single-family detached dwelling in a less congested 
neighborhood. To allow accessory apartments by right will greatly diminished their 
quality of life and lower the property values and life savings by allowing an unlimited 
number of single family dwellings to transition to apartments. 

It should also be noted that other homeowners associations in Olney feel similarly as 
evidenced by the overwhelming vote at the Greater Olney Civic Association meeting on 
11-10-09 to similarly oppose the new language that would allow accessory apartments by 
right We ask that the County Council NOT approve this new proposal. Please feel free 
to contact if more information is needed. 

Sincerely, 

£)~QAi. ~_ i~ , A, L .~. 
. ~. 

Paul F. Jarosinski 
President 
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Marin, Sandra 

From: Louis Wilen [Iouis.wilen@verizon.net] 

Sent: Wednesday, December 09, 2009 1 :16 PM 

To: Knapp's Office, Councilmember; Montgomery County Council 053080 
Subject: Please OPPOSE a simplified Accessory Apartment approval process 

Dear Councilmember Knapp, Mr. President, and Members of the Council: 

Yesterday evening, I watched a presentation at the GOCA meeting by several county officials about the 
proposal to allow accessory apartments "by right". The county officials clearly were trying to gain support for 
allowing accessory apartments to be allowed "by right", instead of through a public hearing process. 

Accessory apartments increase crowding and cheapen neighborhoods. But that's only part of the reason to 
oppose accessory apartments. 

Under our property tax system, homeowners with accessory apartments get significant homestead credits 
and county tax credits, even though they are partially landlords. Owners of accessory apartments effectively 
get tax benefits that are intended solely for owner-occupants. At the same time, these owners contribute to 
overcrowding of single-family neighborhoods and increase the burden placed on schools because of the 
much greater number of children that tend to live in a house that has an accessory apartment. 

r-..J ..!>. 
f:3 0I ask that you OPPOSE any attempt to simplify the accessory apartment approval process. '·0 -... 

~ 

-<c:::Jp, c:::J 
(""")Thank you for hearing my concerns. n C, .'I

"" 
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Louis Wilen ~-« 
:l> In,"l17101 Macduff Avenue ~ 
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Olney, MD 20832 C? c: 
:z: 
--1N 

a -< 

12110/2009 


mailto:Iouis.wilen@verizon.net


Approved and Adopted 

White Flint Sector Plan 

Montgomery County Planning Department 

Maryland-National Capital Park and Planning Commission 

www.MontgomeryPlanning.org

II 
7100000016 


® 


2010 

http:www.MontgomeryPlanning.org


Demographic Profile and Housing Resources 

The area for the demographic and housing analysis is twice the size of the Sector t'lan area. 
Within the analysis area, there are about 18,720 residents, 3,000 detached units, 1,140 
townhouses, 2,900 garden apartments, and 1,755 high-rise units. 

Within the Sector Plan area, there are 2,321 existing and 2,220 approved dwelling 
units, all of which are high-rises (Table 2). More than 1,000 of the existing units in the 

area are rental units. There are 211 existing moderately priced dwelling units 
and 258 more affordable units have been approved. 

Compared to the residents of Montgomery County as a whole, residents of the 
Flint Sector Plan area are generally older, less diverse, wealthier, highly educated, and 
more likely to live alone in a rental unit in a multifamily building. More than half of the 
residents of White Flint live and work in Montgomery County, 28 percent work in the 
District of Columbia and more than 20 percent use transit. 

Table 2: Existing and Proposed Housing Units - June 2008 

Total I Existing I Total IApproved I Total I P~~~~ed 
Existing MPDUs Approved MPDUs Proposed 12.50/: 

Ho~singl 2 321 
Units ' 

211 
~.... 

2,220 
-~ 

258 ul 9,800 I 1,225 

Proposed 
workforce 
housing 
(10%) 

980 

Total 

Affordable 

Housing 


Units 


2,674 

Households in White Flint spend on average 30 percent of their income on housing, which is 
less than the 47 percent spent by households County wide. White Flint has a larger percentage 
(40 percent) of non-family households than the County (26 percent). One half of the area's 
households are married couples compared to 62 percent County wide, and 38 percent of the 
householders live alone compared to 24 percent of householders County wide. Apartments are 
in high demand. There was a 3.5 percent apartment vacancy rate in 2006, compared to 
County rate of 4.3 percent. There are no nursing homes or group homes within a half mile of 
the Metro station. 
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Mixed Uses 

In compact development, vertical and horizontal mixed uses provide variety in the 
uses will provide fewer single-use buildings. This does not suggest, however, that 
buildings. 

environment. Vertically-integrated 
are no suitable places for single-use 

Housing 

Affordable housing in an urban environment takes many forms, but because space is at a premium, the units are typically 
apartments. To accommodate a variety of households, all new residential development should include different 

unit types and sizes, including options for the number of bedrooms per unit, and provide choices for all budgets. New 
residential development should yield 9,800 new units, of which at least 12.5 percent will be MPDUs, according to current law 
(Chapter In addition to the MPDUs, new residential development in a Metro Station Policy Area must include Workforce 
Housing units (Chapter 25B). 

Affordable housing is a suitable use for publicly owned land or land recommended for public use. Where new private 
development is proposed adjacent to publicly owned land, consideration should be given to public/private ventures to 
provide more than the required affordable housing through land swaps or other creative solutions. This Plan recommends 
that units for seniors and special populations be included in residential development, particularly in locations nearest local 
services transit. 

Child Daycare 

One difficulty working families face is finding child daycare near or home. Child daycare is an optional incentive in the 
CR Zone. Child daycare should be incorporated in new office residential development, especially near transit 

Hotels 

Hotels generally should be located close to transit, especially within the first one quarter mile of the Metro station. Hotels at 
this location will support the Conference Center facilities and could be integrated with residential uses and ground floor 
They can also accommodate visitors to the Walter Reed National Military Medical Center and NIH, just two stops south on 
Metro's Red Line. 

Industrial 

There are properties with existing low-intensity industrial uses at the edges of the Sector Plan area where redevelopment is 
unlikely in the immediate future. This Plan does not discourage the continuation of these uses. 

Local Services 

Grocery stores, restaurants, local retail and commercial services, such as hair salons, pharmacies and dry cleaners, make a 
neighborhood desirable. Local retail should be incorporated where appropriate in the ground floor of buildings where streets 
cross Rockville Pike (Old Georgetown Road, Executive Boulevard, Marinelli Road and Nicholson Lane) or interior north/south 
roads (Woodglen Drive Extended and Nebel Street). Regional retail is best located along Rockville Pike where there is high 

® White S"dor Plein 2010 Gnd 25 



• 	 The Planning Boord must establish on advisory committee of property owners, residents and interested groups that are 
stakeholders in the redevelopment of the Sector Plan area, as well as representatives from the Executive Branch, to 
evaluate the assumptions mode regarding congestion levels, transit use, and parking. The committee's responsibilities 
should include monitoring the Plan recommendations, identifying new projects for the Amenity Fund, monitoring the CIP 
and Growth Policy, and recommending action by the Planning Boord and County Council to address issues that may arise. 

Phasing 

Development may occur anywhere within the Sedor Plan areai however, all projects will required to tund or, at a 
total transportation infrastructure costs. The phases of the staging plan are set at 30 percent, 30 percent, and 40 percent 

respectively of the 17.6 million square feet of new development. This Plan recommends that affordable housing units provided 
under the CR Zone incentives (and are in addition to those required by Chapter 25A) may be excluded from the staging capacity. 
Residential development must pass the School Adequacy Test in the Growth Policy. This test is assessed annually. Any development 
approvals that predate the approval of this Sector Plan are considered to be in conformance with this Plan. For such approvals, 
only the difference between the amount of the prior approval and any requested increase would be subject to the phasing cops. 

Phase 1: 3,000 dwelling units and 2.0 million square feet nonresidential development 

During Phose 1, the Planning Board may approve both residential and non-residential development until either of the limits above 
is reached. Work-around road projects west of Rockville Pike, including the streets for the civic core, should be contracted for 
construction during Phase 1 and completed before commencement of Phase 2. 

following prerequisites must be met during Phase 1 before moving to Phase 2. 

• 	 Contrad for the construction of the realignment of Executive Boulevard and Old Georgetown Road. 

• 	 Contract for construction of Market Street (B-1 0) in the Conference Center Block. 

• 	 Fund streetscape improvements, sidewalk improvements, and bikeways for substantially all of the street frontage within one 
quarter-mile of the Metro station: Old Georgetown Road, Marinelli Rood, and Nicholson Lone. 

• 	 Fund and complete the design study for Rockville Pike to be coordinated with SHA, MCDOT, and M-NCPPC. 

• 	 Achieve 34 percent non-auto driver mode shore for the Plan area. 

• 	 The Planning Boord should assess whether the build out of the Sector Plan is achieving Plan's housing goals. 

® 	 Fbt S('Cf<ll !\pr,! 20 69 



Phase 2: 3,000, dwelling units and 2.0 million square feet nonresidential development 

Before development beyond the limits set in Phase 1 can be approved, the Planning Board must determine that all the Phase 1 
public projects have been completed. The amount of development that could be approved in Phase 2 is set at approximately 
one-third of the planned development. During Phase 2, the Planning Board may approve both residential and non-residential 
development until either of the limits above is reached. 

The following prerequisites must be completed Phase 2 before proceeding to Phase 3. 

• 	 Construct streetscape improvements, sidewalk improvements, and bikeways substantially of the street frontage within one 
quarter-mile of the Metro station: Old Georgetown Road, Marinelli Road, Nicholson 

• 	 Complete realignment of Executive Boulevard and Georgetown Road. 

• 	 Construct the portion of Market Street as needed for road capacity. 

• 	 Fund the second entrance to White Metro Station. 

• 	 Explore the potential expediting portions of Rockville Pike where right-of-way exists or has been dedicated. It 
be constructed once "work-around" roads are open to traffic. 

• 	 Increase non-auto driver mode share to 42 percent. 

• 	 The Planning Board assess whether the build out of Sector Plan is achieving the housing goals. 

• 	 I he Planning Board must develop a to determine to bring the mode share to 51 percent NADMS for residents 50 
percent NADMS for employees Phase 3. 

Phase 3: 3,800 dwelling units and 1.69 square feet nonresidential development 

Before development beyond the limits set in Phase 2 can be approved, the Planning Board must determine that 
Before development beyond the limits set in Phase 2 can be approved, the Planning Board must determine that 

and private projects have been completed. In Phase 3, the remaining transportation capacity could be committed. At the end 
Phase 3, the development should total 14,500 units (17.4 million square feet) and 12.9 million non-residential square feet. This 

is a 58/42 percent residential/non-residential mix and close to the desired 60/40 percent residential/non-residential mix. 

• 	 Complete all streetscape improvements, sidewalk improvements and bikeways outside one quarter-mile from the Metro. 

• 	 Reconstruct any remaining portion of Rockville Pike not constructed during prior phases. 

• 	 Achieve the ultimate mode share goals of 51 percent NADMS for residents and 50 percent NADMS for employees. 
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Phase 1 
3,000 dwelling units 
2 million square feet non~residential 

Contract for the construction of the realignment of 
Executive Boulevard and Old Georgetown Road. 

Contract for construction of Market Street 

(B-10) in the Conference Center block. 

Fund streetscape improvements, sidewalk 
improvements, and bikeways for substantially all of 
the street frontage within one-quarter mile of the Metro 
station: Old Georgetown Road, Marinelli Road, and 
Nicholson Lane. 

Fund and complete the design study for Rockville Pike 
to be coordinated with SHA, MCDOT and M-NCPPC. 

Achieve 34 percent non-auto driver mode share for the 
Plan area. 

.The Planning Board should assess whether the build 

out of the Sector Plan is achieving the Plan's housing 
goals. 

Phase 2 
3,000 dwelling units 
2 million square feet non~residential 

Construct streetscape improvements, sidewalk 
improvements, and bikeways for substantially all of 
the street frontage within one-quarter mile of the Metro 
station: Old Georgetown Road, Marinelli Road, and 
Nicholson Lane. 

Complete realignment of Executive Boulevard and Old 
Georgetown Road. 

Construct the of Market Street as needed for 
road capacity. 

Fund the second entrance to the White Flint Metro 
Station. 

Explore the potential for expediting portions of 
Rockville Pike where sufficient right-of-way exists or 
has been dedicated. It should be constructed once the 
" rk a ound" roads are open to traffic wo - r . 

Increase non-auto driver mode to 42 percent. 

The Planning Board should assess whether the build 
out of the Sector Plan is achieving the Plan's housing 
goals. 

The Planning Board must develop a plan to determine 
how to bring the mode share to 51 percent NADMS 
for residents and 50 percent NADMS for employees 

Phase 3. 

Phase 3 
3,800 dwelling units 
1.69 million square feet non~residentjal 

Complete all streetscape improvements, sidewalks, 
and bikeways outside one-quarter mile from the Metro. 

Reconstruct any remaining portion of Rockville Pike 
not constructed during prior phases. 

Achieve the ultimate mode share goals of 51 percent 
NADMS for residents and 50 percent NADMS for 
employees. 
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Report and Recommendations 


Montgomery County's 


Affordable Housing Task Force 


March 2008 



Letter to Montgomery 
County Executive Isiah Leggett 

March 31, 2008 

Dear Mr. Leggett: 

In response to your call for action we have had the privilege of serving as Co-chairs of 
the Affordable Housing Task Force. It is now our pleasure to transmit to you the Task Force 
Report and Recommendations. 

Your direction was clear: There is a way, and we must find it. You instructed us to come 
together, study proven alternatives, develop new ones, and recommend the strategies that will 
result in more affordable housing for Montgomery County residents. Indeed, the challenges were 
formidable. The cost of housing in Montgomery County has reached a point that threatens much 
of what we hold dear. Our outstanding quality of life and the strength of our economy and com­
munities are in grave danger as the cost of either renting or purchasing a home is out ofreach for 
so many who live here, work here and dream of doing both. 

We have worked alongside a dedicated group ofhousing experts and advocates, 
business owners and employers, community members, and staff from County departments and 
agencies. Our approach was to first identity the most critical issues impacting affordable 
housing in the County and create subcommittees. These areas include: Case Studies, 
Community Support, Finance, Incentives and County Land, Zoning and Regulation. Each task 
force member participated in one ofthe subgroups. A talented and committed technical support 
team was assembled from County departments and agencies to work with each respective 
subcommittee. Each group also had a designated chairperson who was responsible for 
coordinating and managing the work of his or her subcommittee. Throughout the month of 
December 2007, DHCA staff coordinated and managed intensive public work sessions 
throughout the County where significant feedback was solicited and received. The report you 
have before you is the final result of this entire rigorous process. 

On behalf of the entire task force, we thank you for the opportunity to serve in this 
capacity and participate in this important endeavor. 

Sincerely, 

Barbara Goldberg-Goldman Richard Y. Nelson, Jr. 
Co-Chair Co-Chair 



Executive Summary 


Montgomery County, Maryland is an exceptional community. It combines vibrant, exciting and 
diverse urban centers with attractive suburban neighborhoods and a beautiful and productive agricultural 
landscape. Our County is home to almost one million individuals, making up 18% of Maryland's entire 
population. We are home to the largest concentration of residents holding a Bachelors degree of any 
community with a population over 50,000. And it encompasses nearly 500 square miles of land. Our own 
economy and community commitment are among the strongest in the nation. Our cultural arts 
environment continues to expand. No longer can we be described as a "bedroom community" to the 
nation's capital. Our attraction is based upon much, including an excellent school system, public services, 
job availability, well-maintained neighborhoods, and commercial centers. 

The downside of being one of the most desirable communities in the nation in which to live is the 
increased inflationary pressures on the County's housing stock. Even though the County has developed 
some of the most progressive and effective affordable housing programs in the country, programs such as 
the award winning Moderately Priced Dwelling Unit (NIPDU) program, and the Montgomery Housing 
Initiative Fund (HIF), a model trust fund, our current efforts do not sufficiently address the affordable 
housing crisis that we now are facing. Indeed, the scope of the affordable housing issue is substantial, 
encompassing a wide spectrum of income levels from the homeless and special needs populations, well 
into the range of the middle income workforce. The difficulty, and in some cases the impossibility, of 
finding affordable housing here has reached catastrophic proportions. 

To address this issue, Montgomery County Executive Isiah Leggett formed the Affordable 
Housing Task Force by issuing Executive Order 84-07 on February 28, 2007. Recognizing that the 
increasing lack of affordable housing will have crippling effects on Montgomery County's residents, 
communities, and economy, County Executive Leggett brought together a group of dedicated representa­
tives and individuals from all sectors of Montgomery County and the region to form the task force. 
Housing experts and advocates, representatives of the financial and development industry, builders, 
housing providers, planners, community members and representatives of governmental departments and 
agencies all came together to consider the issues and potential solutions. The larger task force then 
divided into subcommittees around particular issues. 

Members of the subcommittees worked tirelessly. They met in person in and outside of the full 
task force meetings, collectively, and individually. They brainstormed, they agreed, and they disagreed. 
They lent us the benefit of their expertise and experience, and they generously contributed their time, 
talent and resources including office space for meetings, complementary meals and coffee. The full Task 
Force reviewed, discussed and debated all of the recommendations. Staff then prepared an informal 
document and presented it to the community-at-Iarge in order to solicit diverse feedback. A series of six 
intense work sessions were held at or near each of the County's Regional Service Centers. Each work 
session consisted of several hours of presentation, dialogue, and debate; providing opportunities for 
significant comment, review, and suggestions. 
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Executive Summary 

After identifying the most critical issues affecting the creation and preservation of affordable hous­
ing in the County and exploring new ideas and programs that have been proven effective around the coun­
try, the Task Force went to work in identifying a variety of tangible and realistic tools to address the hous­
ing crisis right here in our own backyards. The Affordable Housing Task Force proposes the implementa­
tion of the following recommendations and strategies to the County Executive. 

Issue 1: Preserve Affordable Housing 
Market pressures are making both rental and ownership housing more expensive in Montgomery County. 
Households who rent are at a particular risk. It is imperative that Montgomery County retain and preserve 
the existing affordable rental housing stock by maintaining the affordability of units and reducing the im­
pacts of conversion of affordable rental housing to condominium ownership. 

Recomnlendations: 
• 	 Create a Short Term Property Acquisition Fund 
• 	 Create a Revolving Equity Fund 
• 	 Work proactively with the private sector involved in housing in order to preserve and 

maintain as many affordable homes as possible. 
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Executive Summary 

Issue 2: Create Affordable Housing 
Because of market conditions, including the high costs of land, labor, materials, and regulatory 
requirements, the construction of affordable housing is less economically viable than it was in the recent 
past. Demands for public funds are fierce in times of static public revenues. Steps must be taken to reverse 
this trend. 

Recommendations: 
• 	 Add "Increasing Affordable Housing" as a new objective in all future master plans. 
• 	 Investigate the use of an affordable housing impact fee on all new non-residential 

development. ' 
• 	 Create a more attractive planning and economic environment for the development of 
• 	 affordable housing. 
• 	 Reduce parking requirements for housing developments in order to reduce homeowner costs, 

encourage use of mass transit and promote more environmentally friendly patterns of development. 
• 	 Develop a comprehensive inventory of all publicly owned sites and properties and make appropriate 

sites available for housing. 

Issue 3: Adopt Regulatory Reform 
Regulatory requirements and fees can add time and expense to the development of affordable housing. Eas­
ing of some requirements and fees, and the expediting of reviews can save time and money in the produc­
tion of affordable housing. 

Recommendations: 
• 	 Expedite regulatory reviews. 
• 	 Permit accessory apartments without requiring special exception permits. 
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Executive Summary 

Issue 4: Achieve Community Acceptance ofAffordable Housing 
The need for affordable housing as an integral part of an inclusive community is often not understood or 
appreciated. This lack of understanding often leads to opposition to affordable housing programs and de­
velopments. To some extent, nearly every aspect of the County is dependent on affordable housing oppor­
tunities, near employment centers, for entry level and service sector employees, retired residents, and others 
who are unable to compete for market priced housing. The County must take steps to help achieve commu­
nity acceptance, understanding and support of affordable housing. These steps should include the following: 

Recommendations: 
• 	 Promote well-designed, low impact affordable housing to foster public acceptance. 
• 	 Develop and implement an extensive community support educational campaign. 
• 	 Encourage business support of affordable housing initiatives. 

Issue 5: Goals for Affordable Housing Preservation and Production 
When implemented, the recommendations contained in this report will provide a tool-box of initiatives that 
will expand the County's ability to preserve and develop affordable housing. To effectively and efficiently 
address the County's affordable housing needs, there must be an assessment of the demand for housing to 
serve various populations in the County. The County Housing Policy adopted in July 2001, established 
annual goals for affordable housing preservation and production by program and by population group. The 
first step in implementing the recommendations of the Affordable Housing Task Force should be an assess­
ment of and a recommitment to these goals. 

Recomntendations: 
• 	 Review and assess the affordable housing preservation and productions goals as noted by the 

Department of Housing and Community Affairs in the July 2001 County Housing Policy. 
• 	 Address the very special, specific and diverse needs of the homeless population, developmentally 

and physically challenged individuals, seniors and others with special needs by consulting and 
working with advocates, housing providers, health and human service agencies and organizations. 

• 	 Engage the County-Stat program to assist in assessing progress toward meeting the 
established goals. 
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Executive Summary 

Issue 6: Home Purchase Assistance for Public Employees 
Montgomery County relies on a dedicated, qualified workforce to provide public services to the County's 
residents. The cost of housing has hindered the County's ability to attract and retain quality employees. 
Employees who purchase homes in the community in which they work can provide a reliable, stable work­
force that will enable the County to continue to provide public services efficiently and for good value to its 
residents. 

Recommendation: 
Create a program that will provide temporary abatement of property taxes, transfer taxes, and recordation 
fees for eligible County employees who purchase a home in the County. 

Moderately Priced Dwelling Units, MPDUs 
attractively integrated among market rate housing 
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THE AFFORDABLE HOUSING 

TASK FORCE MISSION 


In March 2007, County Executive Isiah Leggett appointed a Task Force to examine the affordable hous­
ing issues in Montgomery County and make recommendations. 

The Task Force mission was to advise the County Executive on strategies to increase the availability of 
affordable housing in Montgomery County. 

The Task Force was directed to: 

1. 	 Review affordable housing "best practices" from around the country. 

• 	 Determine their applicability to Montgomery County based on affordable housing needs in 
Montgomery County. 

• 	 Identify existing barriers to affordable housing development and preservation in 
Montgomery County. 

• 	 Adopt or suggest adoption of relevant "best practices," determining which can be 
implemented quickly and which require longer implementation schedules. 

2. 	 Propose other creative solutions to address Montgomery County's affordable 
housing needs. 

• 	 Identification of required resources. 
• 	 Proposal of legislative, regulatory, land use or other initiatives. 

3. 	 Develop and assist in the implementation of strategies to educate the public 
around the necessity of providing a full range of housing choices that will 
sustain and enhance the economic vitality and quality of life in Montgomery 
County. 
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BEGINNINGU(]JEND 

Montgomery County .9!! end homelessness. 

With engaged community stakeholders, government partners, service providers, and indeed, all 
citizens, we are taking action to ensure that every person in Montgomery County is housed. 

Montgomery County must end homelessness. 

Our challenges are many. Montgomery County, one of the wealthiest counties in the country, 
has an extremely tight rental market, with a vacancy rate of 1.8%. It is especially difficult for 
low-income people in the County to locate and secure housing. On a given day in the County, 
1,250 people experience homelessness, including 325 children. And over the course ofa year, 
over 3,000 men, women and children receive services in the homeless system. Here, as all over 
the country, people are discharged from institutions and prisons into homelessness. Children are 
living in motels with their families- in Montgomery County. People with mental illness or 
addictions are unable to find a place to call home- in Montgomery County. But, because of 
these and numerous other examples, 

Montgomery County will end homelessness. 

How will we end homelessness? Steps on three fronts must be taken: "building the foundation," 
"closing the front door," and "opening the back door."! Building afoundation means laying the 
supports needed for people to end home1essness- providing them with a decent wage, treatment 
options for any addictions or health problems, and available affordable housing. Closing the 
front door speaks to the tools to keep people housed- preventing folks from needing to enter 
"the homeless system" by building supports across a community. Finally, we must "open the 
back door" ofhomelessness by quickly moving people out ofhomelessness and into the housing 
most appropriate for them. 

1 National Alliance to End Homelessness, A Plan ta End Hamelessness- Haw to End Hamelessness in Ten Years, 
2000, ~~..c="-,-=::;" 
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The analogy of the house in these action fronts is purposeful- people are homeless because 
they have no place to live. They may have problems that contributed to their homelessness, but 
the fact remains that they are homeless due to their lack of a residence. 

In the beginning. How did Montgomery County get here- to the point oftalking about and 
working together to actually end homelessness? In the early 80s, citizens, congregations, and 
government became concerned with the number ofhomeless people on the streets. In response, 
a number of programs, including shelters and soup kitchens, developed over time to serve 
homeless people in the County. However, there was a need for coordination ofservices and 
advocacy. 

The Montgomery County Coalition for the Homeless started as an informal group of those 
agencies, staffed by a County-funded position. The Coalition was not incorporated as a 501 (c) 
(3) organization until 1991. Over the years, through informal meetings, the Coalition evolved as 
an umbrella organization for the agencies in the homeless system. Advocacy and identification 
ofgaps in services emerged as key purposes of the Coalition that continue today. 

For over twenty years, the caring people ofMontgomery County, nonprofit providers, faith­
based organizations, volunteers, and government, operated a homeless system that struggled to 
meet the increasing needs ofpeople experiencing homelessness. Our current system includes 
prevention programs, outreach, emergency shelters for singles and families, transitional housing, 
and permanent supportive housing. Day programs provide services to men and women to help 
them engage in services and linkages are made to a range ofmainstream services. 

"Beginning to End" was developed after a two-year process ofcommunity retreats and 
workgroup meetings- in other words, a great deal of coordination and consultation with 
providers, stakeholders, and concerned community members created this living document. 

In order to end homelessness, many more people than those that work to provide services to 
homeless individuals and families must choose to act. So, in a sense, we are at the beginning 
now, too. 

Who are the homeless in l~ontgomery County? The annual one-day census ofpeople 
experiencing homelessness in the County was conducted on January 24,2002. Of the 1250 
people counted as homeless, 69% are between ages 18 and 59 and 23% are ages 4-17 (see Figure 
1). When asked how long they had been homeless, 41 % of respondents answered longer than 
one year and 25% said 1-6 months. 



Figure 1- Age 
Figure 2- Length of time homeless 
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There is a housing crisis that makes it extraordinarily difficult to find affordable housing in 
Montgomery County. The National Low Income Housing Coalition observes that in 
Montgomery County, an extremely low income family that earns 30% ofthe area median income 
of $86,500 can afford to pay no more than $649 in monthly rent. The family has to pay $943 for 
a two-bedroom unit at fair market rent.2 The "housing wage" in the County is $18.13 an hour. A 
housing wage is the amount a worker must earn per hour in order to be able to work 40 hours per 
week and afford a two-bedroom unit at the area's fair market rent. This hourly wage of$18.13 is 
352% of the current minimum wage. 

Local action to end homelessn ess must take place within two distinct contexts, systemic and 
tactical. This plan does this by strategizing systemic changes to end homelessness. Community 
members that attended the Coalition's annual retreat in October 2001 proposed initiatives and 
changes to end homelessness within this context. The stakeho lders focused on what changes 
need to be made across the entire community to end homelessness- not just in traditional 
homeless services, but rather, everything that "feeds" into homeless services or causes (directly 
or indirectly) people to become homeless. For example, the group recognized that changes need 
to be made with the mental health system and other systems 0 f care. These systemic changes are 
an integral part of this local plan. 

At the same time, we must decide how to best manage and optimize the current delivery system. 
This level ofplanning addresses changes that we can make to best serve those experiencing 
homelessness in Montgomery County at the present time. This could include programmatic 
changes, shifting the populations served in various shelters to address current demands and an 
ongoing assessment ofprograms and services. 

These two levels ofplanning and change are intertwined. We must and will continue to serve 
people as they enter homelessness at the same time we develop the infrastructure to help them 
exit. Both processes need the support and participation ofhigh-Ievel govenunent officials with 
the authority, and the will, to make positive change. Some ofthe same resources are required for 
each process and both processes should be driven by data, as anecdotal evidence is not enough. 

2 National Low Income Housing Coalition, Out ofReach 2001: Grmving Wage-Rent Disparity, 2001, 
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In order to end homelessnes!<." we need better data. It is true that we know a great deal about 
homelessness in Montgomery County, from years ofproviding services to people experiencing 
homelessness, the one-day censuses that we conduct every year as part ofthe Continuum ofCare 
process, and the development ofour Homeless Management Information System. However, in 
order to achieve real strategic change that ends homelessness, we need better data, data that 
informs us every step of the way. In Objective D, we advocate for comprehensive assessment of 
the current system of care for people experiencing homelessness. This must include better data 
collection that will help us make the case for the needs ofhomeless adults and children. 

Montgomery County children are homeless, too. 
The needs and issues ofthe more than 325 children experiencing homelessness in the County 
deserve special attention in our quest to end homelessness. These children have unique 
vulnerabilities that need to be assessed. Homeless children generally experience more health 
problems and inadequate access to medical care more than housed children. Their health may be 
compromised in many ways: unhealthlliving conditions, lack ofpreventive and routine care, 
delayed treatment, and poor nutrition. 

Homeless children also experience a great deal of stress and trauma as a result oftheir families' 
economic struggles. This frequently results in developmental and emotional problems. These 
effects manifest themselves in the classrooms ofMontgomery County. Additionally, across the 
nation over one-fifth of homeless children do not attend school- this is in spite of state and 
federal efforts to improve access to school for homeless children. We must ensure that every 
homeless child in our community has access to steady and quality education. And, most 
importantly, we must work to decrease the number of children experiencing homelessness. 

"Housing First" to End Homelessness 
The "housing first" philosophy is intrinsic to "Beginning to End"; therefore, this plan emphasizes 
housing. "Housing first" means permanent supportive housing (housing with services) for the 
chronically homeless. For less disabled people and families, "housing first" means moving them 
into permanent housing with links to services very quickly. As the National Alliance to End 
Homelessness (N AEH) asserts, "People should not spend years in homeless systems, either in 
shelter or in transitional housing.,,4 . . 

3 Better Homes Fund, Homeless Children: America's New Outcasts, 1999. 

4 National Alliance to End Homelessness, A Plan to End Homelessness- How to End Homelessness in Ten Years, 
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Montgomery County Will •.. 
Our plan focuses on the activities and commitments necessary to end homelessness. The 
systemic plan is organized into 6 objectives and corresponding actions and steps. The objectives 
are to: 
• 	 Increase the stock 0 f affordab Ie and subsidized housing for all 0 f our County's citizens; 
• 	 Improve wages and wage supports so that people can afford housing and provide better 

support services for economically disadvantaged people; 
• 	 Stop the flow ofpeople into homelessness from other systems of care; 
• 	 Develop appropriate community resources for people needing treatment for mental health or 

addictive disorder; 
• 	 Reduce barriers to people exiting homelessness quickly; and 
• 	 Raise public awareness about homelessness, its prevalence in Montgomery County, its 

impact and potential solutions. 

"We can do this!" 
These objectives, and accompanying actions, comprise an ambitious plan - but that is what a 
problem ofthis magnitude requires. It demands commitment and action on the part of 
stakeholders across the community- government, the private sector, community-based 
nonpro fits, and private citizens. These actions will range from changing zoning laws in order to 
open the doors to affordable housing construction and rehabilitation, to changing policies and 
procedures that result in homelessness. 

The plan means that stakeholders will talk to people with whom they do not usually do business. 
It means that our actions will match our words saying that homelessness is unacceptable. All of 
this must happen ifwe are to overcome the problem ofhomeless ness. 

The Montgomery County Coalition for the Homeless and its member organizations look forward 
to working withthe County Executive, County Council, Departments ofHealth and Human 
Services and Housing and Community Affairs, the Housing Opportunities Commission, 
Montgomery Housing Partnership, other nonprofit housing providers, corporations, nonprofit 
human services providers, health care advocates and providers, criminal justice system, faith 
community, civic community, mental health system, developers, and every citizen of 
Montgomery County. 

We can, must and will end homelessness in Montgomery County. 

Join us in making this happen. 
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BEGINNINGlJWEND 

Objectives, Action and Associated Steps 

A. Increase the stock of affordable and subsidized housing for all of our County's citizens. 

Action: The County Executive should declare a housing crisis for special needs housing and 
low/moderate income housing. 

Step: The County Executive should appoint and fund a high-level interagency housing 
workgroup that will identify publicly owned land for development into affordable housing 
and will oversee the mandate to increase the stock ofaffordable and subsidized housing . 

• Workgroup members will include heads of the Housing Opportunities Commission 
(HOC), Department ofHousing and Community Affairs (DHCA), Department of 
Health and Human Services (DHHS), Maryland-National Capital Park and Planning 
Commission (lVINCPPC), and Montgomery County Public Schools (MCPS). 

Step: The County Executive should appoint ad hoc Community Housing Crisis 
Response Team to monitor efforts of interagency housing workgroup and zoning review 
groups (see below). 

Action: Support and/or develop alternative housing models that serve people at 10-20% of 
the poverty line. 

Step: Develop 100 new housing units per year (2002-2012). 

Action: Identify and advocate for changes in housing/zoning laws and policies that impede 
deVelopment of affordable/subsidized housing. 

Step: Convene group consisting of zoning experts, civic associations and interested 
parties to complete review of existing zoning laws and policies. 
Step: Group to make recommendations to County Council Planning, Housing, and 
Economic Development committee for change to current laws to encourage development. 

Action: Identify and advocate for incentives to develop affordable/subsidized housing 
including incentives for small landlords and for developers who convert larger buildings into 
Personal Living Quarters (PLQs). 

Step: Hold focus groups with developers and small landlords to identify issues impeding 

development of affordable/subsidized housing and to identify incentives. 

Step: Make recommendations to Interagency Housing Workgroup. 


Action: Build support for inclusive communities by working with other community groups. 
Step: Recruit other groups interested in housing to strengthen the Alliance for Housing 
Action (AHA); including, but not limited to, Action in Montgomery (AIM), Progressive 
Montgomery, groups concerned with housing for individuals with special needs and 
disabilities, and faith-based organizations to coordinate efforts to increase inclusive 
communities. 



B. 	Improve wages and work supports so that people can afford housing and provide better 
support services for economically disadvantaged and disabled people. 

Action: Support efforts to increase national minimum wage. 
Step: Monitor federal actions and send legislative alerts to interested parties to encourage 
contacts with legislators. 
Step: Interested parties contact federal legislators to support campaign. 

Action: Support efforts to provide a living wage at state and local levels. 
Step: Monitor legislative actions and send alerts to interested parties to encourage 
contacts with legislators. 

Action: Improve and increase job training programs that provide skills that earn a livable 
wage. 

Step: Form advocacy relationship with Workforce Development Corporation to increase 
resources for hard to place clients. 
Step: Hold an informational program on available job training programs. 
Step: Stakeholders will convene to identify gaps and propose improvements to County 
Council and County government. 

Action: Support programs that provide health care to low-wage earners. 
Step: Monitor legislation at the state level and send legislative alerts to interested parties 
to encourage contacts with legislators. 

Action: Maximize federa~ state, and county earned income tax credit for low-wage earners. 
Step: Ongoing advocacy. 
Step: Education. 

Action: Encourage state provision of extended unemployment benefits in times of economic 
receSSIOn. 

Action: Support child care subsidies for working families. 
Step: County should continue to structure child care subsidy program to augment state 
resources. 

Step for above actions: Partner with County's legislative staff person. 

Action: Improve transportation system for lower income people to 1) address realities of 
commuting and 2) provide transportation subsidies. 

Action: Provide longer and deeper rental subsidies as safety net housing assistance. 
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C. Prevent entry to homelessness. 

Action: Partner with other systems ofcare to ensure adequate transitional housing models 
with goals oflong-term housing placement. 
>- Partner with discharge planners fromjails, prisons. andjuvenilejusticefacUities to ensure 

people are not discharged into homelessness and to ensure people are job ready when 
exiting criminal justice system. 

>- Partner with discharge planners from hospitals to ensure people are not discharged into 
homelessness. 

>- Partner with discharge planners from the child welfare andfoster care system to ensure 
people are not discharged into homelessness. 

>- Partner with discharge planners from mental healthfacUities to ensure people are not 
discharged into homelessness. 
Step: Meet with representatives from each system ofcare mentioned above to discuss 
plans ofaction. 
Step: Begin measuring percentages ofpeople entering homeless service system from 
each ofthe other systems ofcare. 

Action: Review existing county policies to make sure they are not inadvertently causing 
homelessness. 

Step: Interagency Housing Workgroup to review internal county policies and make any 
recommendations for policy changes (by 5/03). 

Action: Prevent evictions. 
Step: Develop early warning system for customers at risk o flosing housing by working 
with landlords to contact appropriate agencies prior to eviction and when potential to 
maintain housing may still exist. 
Step: Develop an inter-agency early warning notification system for potential evictions 
between sheriffs office and county emergency services. 
Step: Provide better in-home supports to help people maintain housing 
by advocating for case managers to work with housed families at risk ofhomeless ness 
with the goal ofmaintaining current housing. 

D. Reduce barriers to people exiting homelessness quickly. 

Action: Assess current system of care for people experiencing homelessness. 
Step: Conduct comprehensive assessment ofcurrent system utilizing improved data 
collection. The assessment will include identification ofgaps and recommendations for 
change. 
• The one-day census should be changed to elicit better data on the characteristics and 

needs ofhomeless children. . 

Action: Develop a "housing first" model in the County that moves people directly into 
housing with supports following. 

Step: IdentifY a lead nonprofit agency to pilot a housing fIrst modeL 

Action: Review and revise current policies that make entry into housing difficult. 

Step: Interagency Housing Workgroup will review current policies and make 

recommendations for changes. 




Action: Assist people experiencing homelessness in navigating rental market and with 
problems securing housing. 

Step: Provide housing counselors who act as liaison for customers with rental companies 
and/or landlords. 

E. 	Develop appropriate community resources for people needing treatment for mental 
health or substance abuse. 

Action: Support the mental health community in developing a continuum ofhousing options 
for people with mental illness . 

. Step: Using the AHA continuum ofhousing needs as a guide, encourage 
providers ofmental health housing to deVelop the range ofhousing needed including 
skilled nursing facilities, assisted living facilities, group homes, residential crisis 
stabilization centers, personal care homes, foster care, natural family placement, satellite 
housing, and independent living. 

Action: Support the addiction community in developing appropriate housing for treatment 
ofpeople with addictive disorders. 

Step: Meet with addiction community. 

F. 	 Raise public awareness about homelessness, its prevalence in Montgomery County, its 
impact and potential solutions. 

Action: Encourage accurate portrayals of the existence and depth of the problem of 
homelessness in the County by developing relationships with the local media. 

Step: Contact local papers about running a series (at least one story a month) about 
homelessness or services/programs. 
Step: Contact radio stations to run PSA's about homelessness in Montgomery County 
and appear on talk radio. 

Action: Educate children and adults about homelessness. 

Step: Develop speakers bureau from membership. 

Step: Contact schools and community groups to arrange speaking dates. 


Action: Continue advocacy with community groups, interfaith community, nonprofits 
neighborhood groups to counter NIMBYism ("not in my backyard"). 

Step: Contact civic associations, community groups and congregations to engage 
community in need for housing. 

Action: Raise awareness in and work with business community. 

Step: Speak at Chambers of Commerce to develop relationships. 


We can, must and will end homelessness in Montgomery County. 
Join us in making this happen! 
For more information, contact the 

Montgomery County Coalition for the Homeless at 3011217-0314 or www.mcch.net. 
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HOMELESSNESS IN MONTGOMERY COUNTY: 


BEGINNINGTIGJEND 

WHAT WE HAVE ACCOMPLISHED 

Increase the stock of affordable and subsidized housing for all of our County's citizens 
" Interagency Housing Workgroup and Affordable Housing Taskforce appointed. 
" Developed 40 new housing units. 
" Convened group of experts to review existing zoning laws and policies and forwarded 

recommendations to County Executive, County Council, the Planning, Housing and Economic 
Development (PHED) Committee of the County Council and to Park and Planning 
(M-NCPPC). 

" Held focus groups with developers to identifY impediments to development of 
affordable/subsidized housing (through Leadership Montgomery) and forwarded 
recommendations to PHED Committee and M-NCPPC. 

" Created County-funded deep rental subsidy program. 
" Created an affiliate organization, Coalition Homes, Inc., which owns and manages property 

providing permanent housing for formerly homeless individuals and families. 
" Expanded the permanent supportive housing program, Partnership for Permanent Housing, to 

serve 105 households. 

Improve wages and work supports so that people can afford housing and provide better 
support services for economically disadvantaged and disabled people 
" Provided longer and deeper rental subsidies. 
" Continued to monitor federal, state and local legislation and alert interested parties to 

encourage action on range of issues including wage, health care, unemployment and childcare. 
" Held informational meeting on available job training programs. 
" State passed living wage bill, which sets up two pay grades for workers of companies with 

state service contracts - at least $11.30 an hour in the Baltimore-Washington area and $8.50 an 
hour in rural areas. 

" Received funding from the County to open the Men's Emergency Shelter during day and 
provide onsite vocational training. 

" Secured funding for HealthCare for the Homeless to provide better healthcare to people 
experiencing homelessness and expand sites for mobile care. 

" Developed plan for HealthCare for the Homeless. 

Prevent entry to homelessness 
" 	Changed current eviction notice posted by sheriff to include additional resources for people at 

risk oflosing housing. 
" 	Created the Creative Housing Initiative Pilot Project (CHIPP) to address housing needs ofhigh 

end users of a variety ofpublic systems ofcare including the emergency medical system and 
the local corrections system. 

" 	Launched a County-wide Housing First pilot, with its implementation emphasizing prevention. 



Reduce barriers to people exiting homelessness quickly 
'-/ Developed a housing first program (Partnership for Permanent Housing). 

'-/ Conducted a one year pilot rapid re-housing project to help people experiencing homelessness 


navigate the rental market and overcome barriers to housing. 
'-/ Received funding to hire consultant to implement Housing First for the homeless system. 
'-/ Began development ofpilot for implementing Housing First in family homeless system. 
'-/ Developed appropriate community resources for people needing treatment for mental health or 

substance abuse. _' 
'-/ Supported mental health community in development of continuum ofhousing options (ex. 

Gallery at White Flint). 

Raise public awareness about homelessness, its prevalence in Montgomery County, its 
impact and potential solutions 
'-/ Produced and ran radio spots to raise awareness about homelessness. 
'-/ Continued to educate children and adults about homelessness. 
'-/ Increased outreach to business community and other community groups. 

WHAT STILL NEEDS TO BE DONE 

Increase the stock of affordable and subsidized housing for all of our County's citizens 
'-/ Create'at least 250 units to meet goals. 

Improve wages and work supports so that people can afford housing and provide better 
support services for economically disadvantaged and disabled people 
'-/ Identify gaps and propose workforce development improvements. 
'-/ Improve transportation system for lower income people to address realities of commuting and 

provide transportation subsidies. 

Prevent entry to homelessness 
'-/ 	Partner with other systems ofcare to ensure adequate housing models including jails, prisons, 

juvenile justice, hospitals, mental health facilities, child welfare and foster care to ensure 
people are not being discharged into homelessness. 

'-/ Review internal County policies to make sure they are not inadvertently causing homelessness. 
'-/ Develop early warning system for customers at risk o flo sing housing by working with 

landlords to contact agencies prior to eviction. 
'-/ Provide in-home supports to help people maintain housing through case management. 

Reduce barriers to people exiting homelessness quickly 
'-/ 	Review internal County policies to make sure they are not inadvertently creating barriers for 

people to exit homelessness. 

Develop appropriate community resources for people needing treatment for mental health 
or substance abuse 
'-/ Continue to work with behavioral health providers to ensure adequate housing models. 

Raise public awareness about homelessness, its prevalence in Montgomery County, its 
impact and potential solutions 
'-/ Continue public education through media and community outreach. 
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There is no success without hardship. 

- Sophocles 

Housing Initiative Fund 
Fiscal Year 2008 and 2009 Report 
Economic Turmoil Breeds New Opportunity 

In May 1988, the County Council enacted Chapter 258-9 to the Montgomery County Code 

establishing the Montgomery Housing Initiative program - now commonly referred to as the 

Housing Initiative Fund (HIF) - to be administered by the Department of Housing and Community 

Affairs. The fund was created to promote a broad range of housing opportunities in the County in 

order to assist in alleviating the difficulties of many low and moderate income households in 

obtaining and maintaining housing at costs that they can afford. 

Each year, the demand for affordable housing rises in the County, which is why I recommended and 

the council approved increasing funding for the HIF from approximately $24 million to $34 million in 

FY '08 and to $53 million in FY '09, an unprecedented 120 percent increase over two years. 

During this period, however, Montgomery County and the nation experienced a great economic 

crisis stemming from the collapse of our capital and financial markets, which threatened further to 

exacerbate affordable housing disparity. 

Given these challenges, I am pleased, now more than ever, to provide you with this report detailing 

the many great ways that the Housing Initiative Fund impacts Montgomery County and its 

residents. I am also pleased to report on several initiatives aimed at changing the way we do 

business, closing the affordable housing gap, and easing the effects of the housing crisis. 

Isiah Leggett 

County Executive 
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The art of leading, in operations large or small, 

is the art of dealing with humanity, of working 

diligently onbehalf of men, of being 
'PrJ"'''''"v of inc.'ic:,.,inn 

HOUSING INITIATIVE FUND 

The Housing Initiative Fund (HIF) is a locally funded housing trust fund that receives revenue from a 

variety of sources including loan repayments and 2.5 percent of the County's Property Tax revenue. 

Since its inception in 1988, the HIF has been administered by the County's Department of Housing 

and Community Affairs (DHCA). 

HIF funding is available throughout the year and can be used for predevelopment, bridge, 

acquisition, and permanent financing. Funding can be in the form of low-interest or no-interest 

loans, forgivable loans, or operating subsidies. To remain as flexible and responsive as possible, 

individual requests for funding are reviewed throughout the year by a Housing Loan Review 

Committee composed of three senior DHCA staff members with voting rights and three 

representatives from other County departments including the Finance Department, Heath and 

Human Services and the Office of Management and Budget. HIF funding can and has been used to: 

fund new construction; preserve existing homes; support new rental construction; finance the 

substantial rehabilitation of rental housing; support the preservation or development of senior, 

family, or special needs housing being developed by nonprofit or for profit sponsors; and support 

the preservation or development of single-family, town house and apartment buildings. This 

flexibility has helped the County develop a continuum of housing options. The certainty provided by 

a dedicated source of funding allows the County and its development partners to plan for the future. 

MULTIFAMILY HOUSING SECTION 

The Multifamily Housing Section operates within the Division of Housing and Code Enforcement of 

the Department of Housing and Community Affairs. The Section is responsible for the 

administration of the Montgomery County Housing Initiative Fund. With this fund, the Section seeks 
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to preserve housing that could be lost from the affordable housing stock, renovate distressed 

properties, build new, affordable housing including those for special needs populations, help build 

mixed-income communities through inclusionary zoning, build neighborhoods - and not just housing 

units through supportive services and programs, and work toward an equitable distribution of 

affordable housing units. 

LOAN PROCESS 

The Department of Housing and Community Affairs has the ability to tailor loans to maximize public 

purpose. For this reason, each loan is handled uniquely but generally tracks the following flow. 

Organizations submit an application to the Multifamily Housing Manager requesting County support 

through loan applications, PILOT requests, and housing service contracts. The Multifamily Housing 

Manager serves as a Loan Officer for loan requests of higher complexity, and uses discretion in 

forwarding requests to Loan Analysts and Loan Officers. Loan Analysts and Loan Officers review 

requests, prepare reports, and present them to the Housing Loan Review Committee. The 

Committee deliberates on the recommendation and advises the Director of DHCA. The Director 

decides which proposals are funded and determines conditions and terms based on the needs of the 

project. Once a decision is made, approved loans are assigned to the originating Loan Officer or 

Loan Analyst, who oversees the development of affordable housing projects under construction. 

While under construction, the Construction Manager provides in-depth construction monitoring, and 

after completion, the loan is forwarded to the Loan and Asset Manager, who monitors the project for 

affordability, viability, and compliance throughout the life of the loan. 

Maple Towers in Takoma Park 

(Before and an artist's rendering of after rehab) 
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Strategy is; A style of thinking, a 

conscious and deliberate process, an 

FOCUSED NEIGHBORHOOD INITIATIVES 

Providing healthy and sustainable communities with safe streets and secure neighborhoods is an 

important part of the mission for Montgomery County Government. In support of this mission, 

DHCA implemented a pilot initiative to comprehensively address community needs in two 

geographically defined Focus Areas. The two Focus Areas are: 

~ Mid-County (Georgia Avenue south to Randolph Road; east to Veirs Mill Road; north to 

Turkey Branch Creek; east to Georgia Avenue) 

~ Upcounty (Interstate 270 south to Great Seneca Creek; south west to Clopper Road; north 

west to Germantown Road; north east to Middlebrook Road to Interstate 270) 

The selection of these neighborhoods was made as the result of a data-driven analysis and through 

consultation with community residents and stakeholders. The County's efforts focused on single­

family homes in primarily, if not exclusively, residential neighborhoods and grew from a belief in the 

importance of strong, well-maintained neighborhoods as a critical component of overall community 

well-being. In identifying areas for consideration, DHCA first reviewed county-wide crime data, 

income data (as represented by the numbers of school-age children eligible for Free and Reduced 

Meals), and single-family rentals (later refined to focus on foreclosure events). These criteria are 

ones that have been commonly used to measure conditions at the neighborhood level, and this 

analysis identified areas that appeared to be experiencing challenges greater than those 

experienced by the county overall. 

A common concern expressed by residents and HOA 

representatives in both focus areas was the growing 

number of foreclosed properties and the impact on 

property values and HOA assessments. The 

consistent collection of HOA assessments is required 

to operate the services of the HOA effectively. 

Additionally, code enforcement complaints increase 

as lawns are not mowed, papers and other trash are 

not disposed of, and maintenance is deferred. 
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In order to address this key concern, DHCA developed a two-pronged attack which included 

preventing and mitigating foreclosures, and acquiring and rehabilitating vacant foreclosed properties 

using County and federal funds. 

Three non-profit groups were selected to carry out the acquisition and rehabilitation process, 

including: 

1. Housing Opportunities Commission of Montgomery County (HOC), 

2. Habitat for Humanity, Montgomery County, Maryland (Habitat-MC), and 

3. AHC, Inc. 

The Housing Opportunities Commission and the Neighborhood Stabilization Program 

In 2009, the federal government awarded Neighborhood Stabilization Program (NSP) funds 

nationally to states and local governments to address the growing housing foreclosure problem. 

Montgomery County received $2,073,965 of NSP funds as a direct allocation from the Federal 

government. The State of Maryland also received a direct allocation of NSP funds from the Federal 

government and established the "Neighborhood Conservation Initiative Program" (NCI); the State 

then made a portion of these funds available to applicants through a competitive process. 

Montgomery County received $2,500,000 of these NSP funds through the state's NCI program. 

Montgomery County used its allocation of approximately $4.5 million in NSP monies to provide 

funding to HOC to purchase and rehabilitate 15 to 20 foreclosed houses in the Upcounty and Mid­

County Focus Areas to be leased to low-income county residents. The majority of the people to be 

housed will have household incomes at or below 40 percent of Area Median Income (AMI), with an 

emphasis on homes that will accommodate larger families, for whom the current affordable housing 

shortage is most acute. HOC will rehabilitate these homes as necessary to make them as low­

maintenance and energy efficient as possible. As of January 2010, HOC has acquired twelve 

homes. 

Habitat for Humanity and the Mid-County Focus Area 

Habitat-MC provides extensive training and resources 

to support very low income residents in becoming 
successful homeowners. Working in partnership with 

hundreds of volunteers, Habitat affiliates build 

affordable housing locally. In 2009, the Neighborhood 

Revitalization Program was created as a partnership 

between Habitat-MC and Montgomery County 

Government to reclaim neighborhoods devastated by 

foreclosure. The County awarded $3.5 million in HIF 

funds to Habitat for Humanity to acquire and rehab 13 

foreclosed properties in the Mid-County Focus Area. As 

of February 2010, Habitat-MC has acquired twelve homes, resold five to eligible homebuyers, and is 

in the process of renovating and reselling the remaining seven. 
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AHC, Inc. and the Upcounty Focus Area 

AHC has partnered with the County to acquire, renovate! and resell foreclosed homes to income­

qualified households in the targeted Upcounty area. The program addresses the wave of 

foreclosures impacting the County by investing in affected neighborhoods, generating economic 

activity, and providing homeownership opportunities to low- and moderate-income households. The 

homes acquired under this program are vacant bank-owned, two- or three-bedroom townhomes or 

single family homes in need of modest renovation. The homes are then resold to households 

earning 70 to 100 percent of the area median income (AMI) at an affordable purchase price. 

AHC handles all aspects of the purchase of the homes. After purchasing the properties from the 

banks, AHC is responsible for property management including security, utilities, insurance, 

weatherization, and general maintenance and upkeep. AHC also oversees a scope of renovations 

designed to enhance market value, improve energy efficiency, reduce on-going maintenance costs, 

enhance "curb appeal", and position the home as an attractive alternative to renting. While the 

renovations are still underway, AHC markets the homes to prospective purchasers. Once a suitable 

purchaser is identified, AHC assists the buyer in obtaining financing and ensuring that the 

transaction is successfully closed. The program is funded with a $2.4 million revolving line of credit 

from the Housing Initiative Fund ($2 million) and Community Legacy funds ($400 thousand). As 

each home is resold! the sale proceeds are recycled into the next home. AHC estimates that it will 

create at least 20 affordable homeownership opportunities in a 24-month period and return much of 

the initial funding to DHCA. 

Artist's Rendering of the Gude Drive Complex 

INVESTMENTS IN SPECIAL NEEDS HOUSING 

One of the highest affordable housing priorities in Montgomery County is the need for housing that 

is affordable, accessible, and that meets the supportive service needs of persons with special needs, 

including the homeless, persons with physical or developmental disabilities, the elderly! those who 

are victims of abuse, and those with chronic mental illness or addictions. Funding to nonprofit 

organizations to purchase properties for use as group homes is one way to assist in meeting this 

need, but Montgomery County has aggressively pursued additional strategies to address this priority 

need. 
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Presented below are three initiatives that implement the continuum of care principles adopted by 

Montgomery County. The continuum of care considers the comprehensive care requirements for 

special needs individuals and the availability of short and long-term facilities, community programs, 

and services. The first initiative is the Gude Drive Complex, a facility that was developed through a 

collaboration among Community Ministries of Rockville (CMR), the Department of Heath and Human 

Services (DHHS), the Department of Housing and Community Affairs (DHCA), the Housing 

Opportunities Commission of Montgomery County (HOC), and the Montgomery County Coalition for 

the Homeless (MCCH). The Gude Drive Complex incorporates a more "urgent care" environment to 

persons who are homeless. The second initiative is a revolving loan fund that allows Housing 

Unlimited, Inc., a non-profit developer of affordable housing for persons with mental disabilities, to 

purchase Moderately Priced Dwelling Units (MPDUs) to house individuals with psychiatric disabilities. 

The final initiative is a Housing-First Voucher Program operated by MCCH and funded with federal 

HOME Program funds and county HIF funds. This program empowers those with special needs by 

presenting them with rental vouchers and the freedom to live where they want and seek the 

services they need. These three initiatives demonstrate not just housing but housing with 

supportive programs aimed at helping one of the County's most disadvantaged populations. 

Gude Drive Complex 

According to the Metropolitan Washington Council of Governments, on any given day in our 

community there are over 1,100 people experiencing homelessness, including 600 women and 

children. Seventy-two percent of homeless adults in Montgomery County have at least one 

disability. TwentY-Six percent of homeless adults in Montgomery County work but cannot afford 

housing. For the homeless or those threatened with homelessness, housing choices are not only 

limited by affordability considerations but also by the need of supportive services. Preventing 

homelessness through early intervention, coordinated case management, and financial assistance 

were identified as priorities along with more long-term transitional and permanent housing and 

supportive services need to help those already homeless. The need of year-round shelter and safe 

havens for those single homeless persons who are unwilling or are unable to participate in the 

County's system of social services continue to be a priority. 

Gude Drive provides three programs for the homeless, 1) Adrianne's Safe Havens, 2) Chase 

Partnership House, and 3) Men's Emergency Shelter. MCCH operates Adrianne's Safe Havens and 

the Men's Emergency Shelter, while CMR operates the Chase Partnership House. Adrianne's Safe 

Haven provides a comfortable and non-threatening environment that offers case management and 

counseling, life skills training, weekly on-Site psychiatric services, and connections to medical care, 

vocational training, day treatment programs, and other appropriate community resources. The 

Men's Emergency Shelter provides a 24-hour a day, 7 days a week shelter for men experiencing 

homelessness. Community Ministries of Rockville's Chase Partnership House provides transitional 

housing services to men aimed at progressing them through indiVidual treatment programs and into 

mainstream society. 

The importance of these programs is immeasurable. For this reason, when the County became 

aware that the buildings housing Adrianne's Safe Havens and the Chase Partnership House 

programs were in need of substantial rehabilitation, and that the Men's Emergency Shelter needed 

overflow space for the winter months, the County responded by collaborating with several 

prominent organizations and by awarding HIF funds for the improvements. 
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These improvements, funded in part with a $6.4 million investment from the HIF as well as State 

and private grants, included an addition to the emergency building which allows for 35 men to be 

sheltered. This addition also provides space for a range of on-site services including new laundry, 

bathroom and shower facilities, two medical exam rooms, and a meeting space, and computer lab 

for educational and vocational activities for men in the shelter. A second new building was 

constructed to house the Adrianne's Safe Havens, the Chase Partnership House, and offices for 

MCCH services and staff. In addition to providing transitional shelter for 51 men, the new building 

features offices for staff, two dining rooms, two life skills kitchens, two computer labs, laundry and 

bathroom facilities, conference rooms, and lounges. 

Housing Unlimited Inc.'s Revolving Fund 

Housing Unlimited, Inc. (HUI) is a non-profit, housing development organization based in Silver 

Spring serving adults with psychiatric disabilities. HUI accomplishes its mission by providing 

affordable, permanent housing opportunities, empowering people to live independently, relocating 

people from substandard housing to appropriate housing, helping people moving from the homes of 

their aging parents, providing public education, advocacy and community linkage, and bringing 

people who need housing together in partnerships. Through 2009, HUI has acquired 41 homes 

throughout Montgomery County serving 123 adults with psychiatric disabilities. 

In 2007, HUI's Board of Directors approved an ambitious strategic plan that set the course for HUI 

activities through 2011. HUI is now implementing its plan for steady, prudent expansion of its 

operations. 

To help reach its goal, in .2008 the County 

awarded $500,000 in HIF funds to establish 

a revolving loan fund that enables the 

nonprofit to move swiftly to purchase MPDUs 

that are offered for new sale or resale 

through the County's MPDU Program. Once 

acquired, HUI uses a $1.4 million 

reservation from the State Community Bond 

Program and a reservation of $500,000 in 

County HOME funds to revolve the HIF funds 

and permanently finance the homes. 

A recently acquired HUI MPDU 

Montgomery County Coalition for the Homeless' 

Housing First Rental Voucher Program 


Housing First is more than a strategy. It is a philosophy developed in the 1990's by Dr. Sam 

Tsemberis that is based on the belief that housing is a human right that should not be denied based 

on whether or not a person abuses substances. Under the Housing First model, a person is first 

housed, and then offered a variety of wraparound services intended to address the factors and meet 

the other needs that may have contributed to that person's homelessness. 
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Using $750,000 in County HOME funds, the Montgomery County Coalition for the Homeless (MCCH) 

and DHCA developed a Housing First Rental Voucher pilot program that provides rental assistance to 

formerly homeless families and single adults. Additionally, the County provided $114,000 HIF funds 

for initial "start-up" operating assistance. Participants served under the program have incomes at 

or below 50 percent of AMI, but typically incomes are well below 30 percent of AMI. Approximately 

40 percent of the households served are single adults and 60 percent are families with children. In 

line with the general demographics of the single adult homeless population, many single adults have 

wide ranging and possibly multiple disabilities. The families, mostly single parents, generally have 

fewer disabilities, but face the challenge of providing for a family while earning extremely low 

incomes. MCCH provides varying levels of support for these clients through individualized case 

management customized to the client's need. 

MCCH serves three groups of participants in the Program. The first group of families and individuals 

comes directly from emergency homeless shelters as part of the County's Housing First initiative. 

This Program effectively ar.td rapidly ends homelessness for these participants, providing stable 

homes and the supportive services necessary to assist the tenants in maintaining their housing. 

The second group comes from the various transitional homeless programs throughout the County. 

Individuals and families participate in these programs for various reasons and generally can live 

independently when they are ready to move on. Many clients in both emergency shelters and 

transitional homeless programs have income, just not sufficient income to rent a market rate unit 

without assistance or ongoing subsidy. MCCH does not terminate a participant from their programs 

if they lose their income, but it is extremely difficult to live independently without any resources 

even if one is not required to pay rental fees. From experience, MCCH has learned that having 

some income, even if minimal, is one important factor in housing stability. These programs provide 

the stable and supportive housing these tenants continue to need on a long term basis. The third 

group consists of stable clients who no longer need the intensive case management provided in 

other county programs, but still need a continuing rental subsidy due to their extremely low­

income. They are also provided with and benefit from an ongoing reduced case management 

relationship. This is a much needed housing option in the continuum of care; permanent housing 

with continuing financial assistance and limited case management. This solution greatly benefits 

the clients who are appropriate for such an option while opening up space in more intensive housing 

programs for those who need them. 

FOCUSED COMMUNITY PROGRAMS ­
MORE THAN BRICKS AND MORTAR, HELPING PEOPLE 

The flexibility of the Housing Initiative Fund allows it not only to create service-enriched housing but 

also to fund initiatives that build the human infrastructure for distressed neighborhoods and areas 

otherwise inaccessible services at affordable housing developments. In FY '08 and '09 HIF funding 

supported targeted neighborhood community revitalization, resident services, and educational 

activities including the Individual Development Account Program, Community Life Programs, 

Stewartown Homes Community Development Programming, and Rebuilding Together Montgomery 

County. 
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Individual Development Account (IDA) Program 

Serkalem "Serk" Beyadglegn will never forget the first time she turned the key and opened the door 

to her newly purchased town house in Montgomery Village, MD in April of 2008. She immediately 

went to the kitchen and opened every cabinet stroking the wood on the doors. "I can't believe we 

own this beautiful house. It's ours!" she exclaimed as she inspected each room of her 3 bedroom, 2 

bath home with her husband and daughter. 

Three years earlier, Serk had joined the Montgomery Housing 

Partnership's (MHP) Individual Development Account (IDA) 

program, which provides homeownership education and a 

housing deposit match. She soaked up the information she 

received in the mandatory financial fitness and homebuyers 

classes. She also faithfully deposited $65.00 each month for two 

years into her IDA savings account and that money was matched 

on a 3: 1 basis by Citibank, Montgomery County government, and 

the State of Maryland. As a result of her diligent saving and the 

matching funds, Serk had $5,280 in savings when she was ready 

to purchase her house. Participants can use the money for down 

payments or closing costs. 

On settlement day, Serk reflected on the hard work of becoming 

an educated buyer and expressed the "pure joy" the family felt 

as they settled into their new home. "We would like to thank all Serkalem "Serk" Beyadglegn 
the agencies and organizations that supported us during this and her husband, Berihun 
process," states Serk. "We are now part of a strong Abageto purchased their 
Montgomery County community. Thank you!" home in Gaithersburg. 

Community Life Programs 

If you ask Victor and Edith Lemus why they choose to live at 

Amherst Gardens, they mention affordable rents and good 

living conditions but they quickly point out that one of the best 

amenities is Montgomery Housing Partnership's Community Life 

Programs and activities, which is partially funded by the HIF. 

The Lemus family has four daughters ranging in age from 3 to 

12 years old, who have participated in the Community Ufe 

Program at Amherst. "Our daughters attended the MHP 

preschool." states Victor, "This program really helped them to 

get ready for kindergarten and learn basic skills in a gentle, bi­

lingual environment." The Lemus girls have also participated in 

the After-School Program as well as the Summer Enrichment 

Victoria Lemus (right) Program. 

proudly poses in their caps 
and gowns before the MHP The Angels for Children Toy Drive is another reason the Lemus 

preschool graduation family likes living at Amherst Square. The Lemus family has 

ceremony. enjoyed the annual Christmas Eve tradition of a visit from Santa 

on a fire engine. With help from MHP's Community Life Program 
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and several community partners, Santa Claus delivers gifts to over 280 families living at Pembridge 

Square, Amherst Square and Amherst Garden apartments. The girls have also participated in 

numerous MHP fairs and festivals and delight in getting school supplies before the start of each 

school year. 

"We truly appreciate all the programs and activities offered by the Community Life programs at 

MHP." concludes Victor, "They have made a big difference in our community." 

5tewartown Homes Community Development 
Programming 

The County continued its effort to ensure that low­

income families in Montgomery County have access to 

computers and computer training as HIF funds were 

awarded to the Community Preservation and 

Development Corporation (CPDC) as part of the 

Building Neighborhoods to Call Home Initiative. The funds were used to continue the program 

known' as the Stewartown Homes Community Development Programming. 

Located in Gaithersburg, the Stewartown Homes townhouse community was purchased and 

substantially renovated in 1999 by the Housing Opportunities Commission. In addition to the 

physical improvements to the property and homes, each unit was also wired for computer use. A 

computer center on the grounds provides training for children and adults. 

The Community Preservation and Development Corporation continues to 'service the residential and 

community center computer network and helps to maintain the Stewartown Net Users Group 

(SNUG), a technology focused resident group. Additionally CPDC provides age-appropriate 

curriculum and classes for Stewartown Homes children, from 3:00 pm to 6:00 pm, Monday through 

Friday, throughout the school year and conducts classes and vacation activities throughout the 

summer. 

Rebuilding Together Montgomery County 

The County has also provided Rebuilding Together Montgomery County (formerly Christmas in April) 

funds to cover the costs of administering a program which covers the cost of minor home repairs for 
low-income homeowners. The funds are used to make these services available to homeowners who 

are either physically or financially unable to undertake home repairs on their own. Examples of 

such repairs include minor plumbing, painting, flooring, carpentry and electrical work; repair or 

replacement of gutters, doors! locks! handles! filters and handrails; installation of smoke and carbon 

monoxide alarms, grab bars! storm windows and screens; and debris removal. 

Rebuilding Together is responsible for securing volunteers and materials to complete repairs on at 

least 100 homes per year. Among other activities, the organization will also conduct presentations 

to increase public awareness of its program, create partnerships with businesses and organizations 

to provide referrals, volunteers, and materials and to conduct site inspections. 

Rebuilding Together Montgomery County is committed to helping residents who have worked hard 

to own their own homes, but whose failing health or limited income does not allow them to 

complete costly home maintenance. All services are provided free of charge. 
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Nothing worthwhile comes easily. Half 
effort does not produce half results. It 
produces no results. Work, continuous 
work and hard work, is the only way to 
accomplish results that last. 

- Hamilton Holt 

CountyStat is a component of Montgomery County's new results-based 

accountability system that promotes a culture of "managing for results", 

while addressing one of the County's priority objectives "A responsible 

and accountable county government." 

The Department of Housing and Community Affairs is responsible for producing an annual report for 

CountyStat. Please note that the statistics that follow incorporate all of DHCA's funding sources and 

resulting programs, not just HIF. 

QUARTERLY COUNTYSTAT REPORTING 

The Department of Housing and Community Affairs collects data regarding the production and 

preservation of affordable units through various funding sources, categorizes the data in the 

respective program. The data is reviewed during the year to determine the likelihood of 

accomplishing annual goals and objectives, and to determine whether an interim policy change is 

necessary. 

Programs 

1. 	 Community Development Block Grant (CDBG) 1. Moderately Priced Dwelling Unit (MPDU) 

2. 	 Community Legacy 2. Multifamily 

3. 	 HOME 3. NSP-NCI 

4. 	 HIF 4. Rental Agreements 

5. 	 HIF Acquisition and Rehabilitation Fund 5. Group Home Acquisition and Rehabilitation 

6. 	 Units Produced at No Cost to the County 6. Rental-Closing Cost Assistance 

7. 	 Weatherization 7. Single Family Rehabilitation 

8. 	 Neighborhood Stabilization Project (NSP) - 8. Single Family Foreclosure Prevention 
Neighborhood Conservation Initiative (NCI) 9. Weatherization 

KEY DEFINITIONS 

To assure proper reporting, DHCA has adopted the following definitions to measure results: 

)- Preservation Acquisition and/or rehab of an existing unit that has affordability 

restrictions 


)- Production - New construction or rehab of a market rate unit added to the affordable 

inventory 
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;;. 	 Pipeline Unit - A unit is considered in the pipeline as soon as the County commits funding 
to a project. A unit remains in the pipeline until it is online; this is true even if the project 
does not draw funds in a given year. 

;;. 	 Online Unit A unit is considered online once funds have been exhausted, 

acquisition/rehab/construction is complete, and the unit is ready for occupancy. 


The following statistics contain actual results for fiscal years 2008 and 2009 and projections for 

fiscal years 2010 through 2012. 

COUNTYSTAT RESULTS 

DHCA - Units Preserved FY'08 FY'09 FY'10 FY'l1 FY'12 
County Funded Units Online 34 423 222 543 380 

131 0 702 737 774 

Preservation Pipeline 954 190 150 170 175 

No-Cost Units Online 

Total Preservation 1,119 613 1,074 1,450 1,329 

DHCA - Units Produced FY'08 FY'09 FY'10 FY'11 FY'12 

County Funded Units Online 103 534 660 819 692 

No-Cost Units Online 116 242 53 182 191 

Production Pipeline 336 218 228 237 180 

Total Production 555 994 941 1,238 1,063 

Total Produced and Preserved 1,674 1,607 2,015 2,688 2,392 

DHCA - Cost Per Unit FY'08 FY'09 FY'10 FY'11 FY'12 
Preservation - Cost/Unit Online $57,932 $43,827 $36,948 $35,425 $33,334 

Production - Cost/Unit'Online $68,270 $57,076 $34,201 $46,858 $37,153 
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SUMMARY OF FINANCIAL INVESTMENTS 
Housing Initiative Fund FY 08 & 09 

(in thousands of dollars) 

Rental 
Acquisition / Rehab 
Elderly 
Public Housing Rehab 
Predevelopment 
Operations 
MPDU Acquisition 
Rental Subsidies 

Total 

$10,853 
$4,500 
$1,145 

$670 
$285 
$250 
$200 

~17t903 

29.8% 
12.4% 
3.1% 
1.8% 
0.8% 
0.7% 
0.5% 

49.2% 

$17,172 35.5% 
$0 n/a 
$0 n/a 

$125 0.3% 
$50 0.1% 

$1,100 3.0% 
$2,800 7.7% 

~21t247 5S.3% 

Homeownership 
Acquisition / Rehab $6,511 17.9% $0 n/a 
Foreclosure Prevention $2,700 7.4% $0 n/a 
New Construction $600 1.6% $0 n/a 
Closing Cost Assistance $500 1.4% $1,092 2.3% 
Foreclosure Acquisition / Rehab $0 n/a $4,100 8.5% 

Total ~10t311 2S.3% ~5t192 10.7% 

Special Needs Housing 
Homeless $4,128 11.3% 
Disabled $1,140 3.1% 
General $300 0.8% 
Operations $110 0.3% 
Other $30 0.1% 
Housing First $0 n/a 

Total $5t 70S 15.7% 

Building Neighborhoods to Call Home I Community Programs 
Operations $650 1.8% 
Programs $420 1.2% 
Homeownership $185 0.5% 
Special Needs $39 0.1% 

Total $1 t 294 3.6% 

Miscellaneous 
Staff Costs $800 2.2% 
Code Enforcement $0 n/a 
Other Professional Costs $400 1.1% 

Total $1,200 3.3% 

$10,647 22.0% 
$500 1.0% 

$3,061 6.3% 
$215 0.4% 

$0 n/a 
$3,750 7.8% 

$1St 173 37.6% 

$513 1.1% 
$821 1.7% 

$0 n/a 
$0 n/a 

$1 t 334 2.S% 

$1,300 2.7% 
$200 0.4% 
$900 1.9% 

$2,400 5.0% 

* In addition, $4,436,000 was committed and carried over to FY 2010. 
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AHC, INC. 

AHC is a private, nonprofit developer of affordable housing that was founded in 1975. Its mission is 

to produce, preserve, and manage affordable housing for low- and moderate-income residents. As 

the largest nonprofit housing sponsor in Northern Virginia, AHC operates a variety of housing 

programs. They include developing and managing affordable rental housing, providing 

homeownership opportunities for first-time homebuyers, offering housing rehabilitation services for 

low-income homeowners, and coordinating and providing services to strengthen residents' economic 

and social stability. AHC owns 19 apartment complexes in Arlington, seven in other Virginia 

locations, and six in Maryland, providing nearly 3,500 affordable apartments to 6,000 low- and 

moderate-income households. Resident services are offered on-site at several AHC apartment 

complexes, providing a wide range of programs including English language classes, computer 

training, after-school programs, tutoring, parenting classes, and financial literacy workshops 

HABITAT FOR HUMANITY OF MONTGOMERY COUNTY, MD, INC. 

Habitat for Humanity of Montgomery County's mission is to partner with the community to create 

homeownership opportunities for very low-income families in need of decent housing. In a spirit of 

collaboration and fellowship, Habitat for Humanity of Montgomery County works with individuals, 

institutions, businesses, and the Habitat families themselves to build simple, decent, energy 

efficient, and affordable housing for those living in substandard conditions in our community. 

While Montgomery County is one of the most affluent, fastest growing communities in the nation, 

thousands of its residents are living in poverty. Housing costs have sky-rocked, while income 

growth in many jobs has remained the same making the dream of homeownership almost 

impossible for low-income families. However, Habitat's unique homeownership model provides a 

solution to this problem by offering low-income families the opportunity to purchase their own 

Simple, decent, affordable home. Our goal is to end the cycle of poverty, instill a "can-do" attitude 
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and show families that with the right tools, they can have the confidence and competence to 


maintain their own stable community. 


Research shows that children of homeowners are more likely to stay in school. Owning a home 

leads to higher quality home environment, improved test scores, and reduced behavioral problems. 

Habitat's purpose is to create decent housing to unleash the potential of children who might be the 


next musical prodigy, business professional, or public official. 


THE HOUSING OPPORTUNITIES COMMISSION 

OF MONTGOMERY COUNTY, MD 
 •The Housing Opportunities Commission (HOC) was founded in 1966 as the Housing Authority of 


Montgomery County (HAMC). The mission of the Housing Opportunities'Commission is to provide 


affordable housing and supportive services that enhance the lives of low- and moderate-income 


families and individuals throughout Montgomery County, Maryland so that: 

}i> 	 No one in Montgomery County is living in substandard housing; 

}i> 	 We strengthen families and communities as good neighbors; 

}i> 	 We establish an efficient and productive environment that fosters trust, open 
communication and mutual respect; 

}i> 	 We work with advocates and providers to maintain support for all the work of 
the Commission. 

To achieve this mission, HOC operates as a public housing agency, a housing finance agency and a 

housing developer. In addition, HOC provides a wide range of supportive services to enhance the 

quality of life for its residents and help them achieve economic self-sufficiency. 

Currently, HOC's housing unit portfolio consists of 6,740 units owned directly by HOC; 6,168 HUD 


Housing Choice Vouchers administered; and 9,427 units financed by HOC for privately owned 


properties for a total of 22,335 units. 


HOUSING UNLIMITED, INC. 

Since the organization was founded, HUI has served more than 250 individuals with psychiatric 

. disabilities in HUI-owned and managed housing. The organization's model of separating landlord 

responsibilities from psychiatric services allows HUI's tenants to become full partiCipants within the 

community. Individuals served by HUI suffer from chroniC, serious mental health disabilities such 

as schizophrenia, bi-polar disorder, obsessive-compulsive disorders, anxiety and depression. 

Almost all HUI tenants have incomes that fall below 30 percent of AMI - the majority fall below 15 

percent. Rents are computed on a sliding scale, based on each tenant's income, and are capped to 

provide security and encourage employment. Tenants are required to pay rent in an amount equal 

to 35 percent of their monthly income. HUl's housing model is to provide permanent housing rather 

than emergency or transitional housing. 

HUI's housing is intended for very low income adults with psychiatric disabilities who can live 

independently, that is, they do not require an on-site supervisor or counselor. Tenants make their 

own private decisions regarding support services from local social service agencies. 
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HUI is in an expansion mode to meet the needs of the over 250 individuals on the HUI waiting list 

awaiting more permanent housing. Many of these individuals are homeless or are in precarious 

near homeless situations. In addition, many individuals are in supervised housing and have been 

recommended for independent housing. When HUI provides independent homes for individuals 

coming from supervised housing, preCiOUS openings in supervised housing are created (the public 

mental health system currently has a freeze on the development of new supervised housing units). 

MONTGOMERY COUNTY COALITION 	 ~montgomery county 
___CICOalitiOn for the homelessFOR THE HOMELESS 

The Montgomery County Coalition for the Homeless, a community-based nonprofit organization, is a 

leading provider of permanent and transitional housing, emergency shelter and supportive services 

for people experiencing homelessness. The Coalition is also an umbrella membership organization 

serving the provider network in Montgomery County through advocacy efforts, program 

coordination and educational activities. In addition, the Coalition spearheads a collaborative effort to 

implement a 10-year plan to end homelessness. 

MONTGOMERY HOUSING PARTNERSHIPS, INC. f-ft.MHP 
Montgomery Housing Partnership is the largest nonprofit housing organization in the County and 

has developed over 1,100 affordable homes to date. This year, MHP is celebrating its 20th 

Anniversary of preserving and expanding affordable housing in Montgomery County. Since 1989, 

Montgomery Housing Partnership'S mission is to preserve and expand quality affordable housing in 

Montgomery County. We advance our mission through three key strategies: 

1. 	 By acquiring, rehabilitating, building and managing quality affordable housing. 

2. 	 By developing and implementing community life programs to improve the quality of life and 

increase opportunities for our residents. 

3. 	 By collaborating with concerned citizens and businesses, public officials and community 

organizations to build strong, vital neighborhoods. 

VICTORY HOUSING, INC. ~~ing
Victory Housing is an award-winning nonprofit developer and operator of quality affordable assisted 

living for frail seniors and rental housing for working families and independent seniors. Victory 

Housing has developed and currently operates seven (7) affordable aSSisted living reSidences (total 

of 207 units) for frail senior citizens in Maryland. Approximately two-thirds of the residents in the 

assisted living reSidences have annual incomes of 60 percent of AMI or less. Their average age is 

87. Each reSidence provides three daily meals, assistance with activities of daily living such as 

bathing and dreSSing, laundry and housekeeping serVices, planned social and recreational activities, 

and emergency coverage at night. Monthly fees vary according to the incomes of the residents. These 

residences enable individuals to remain in the community in a home-like setting at an average cost of 

less than one-half that of a nursing home. Victory Housing's operations staff includes over 150 full- and 

part-time workers. 
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In addition, Victory Housing has developed seven (6) HUD apartment communities in Maryland 

(totaling 393 units) in Hyattsville, Olney, Temple Hills, Palmer Park, and Forestville, and one (1) 

community of 75 units in Washington, D.C., for very-low-income independent seniors. All of these 

communities serve residents whose income are 50 percent of AMI or less; the average income is 

closer to 30 percent of AMI. 

Victory Housing also acquires and substantially renovates aging apartment communities originally 

financed by HUD. A former HUD 202 community in Takoma Park (Victory Tower) with 187 rental 

units was re-financed and substantially renovated in 2004-05. As described above, Victory Forest 

(181 units, Silver Spring) and La Plata Manor (100 unit, La Plata, Maryland) were acquired this fiscal 

year and are in various stages of renovation at the end of FY 2009. 

There are also three (3) apartment communities (totaling 271 units) in Potomac, Silver Spring, and 

Germantown for mixed-income independent seniors. Almost all of the apartments must be rented 

to households earning less than 60 percent of the median area income, at affordable rents. Victory 

Housing also has three apartment communities (totaling 110) for families, two in Takoma Park and one 

in Washington, D.C. All apartment communities are managed by Habitat America, LLC. 

In sum, affiliates of Victory Housing have various ownership interests in 23 communities for seniors 

and families totaling 1,524 housing units. 

county Executive Isiah Leggett with Governor Martin O'Malley and DHCD Secretary 
Raymond A. Skinner at a ribbon cutting ceremony celebrating one of the nation's first 

"Weatherized" houses funded through the American Recovery and Reinvestment Act 
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On February 28, 2007, County Executive Isiah Leggett issued Executive Order 84-07 forming the 

Affordable Housing Task Force; this Task Force was instructed to develop strategies that would 

result in more affordable housing in Montgomery County. On March 31, 2008, the Task Force 

presented their strategies. The number one priority identified by the Task Force was the need to 

preserve the existing housing stock. Further, the Task Force recommended creating a short term 

property acquisition fund - now known as the "Housing Acquisition and Rehabilitation Program" - as 

a tool to enable experienced organizations to purchase at-risk properties and increase the public 

and nonprofit ownership of affordable rental housing. By saving the County's existing housing, the 

County does not need to create an expensive new neighborhood infrastructure of roads, schools and 

parks. Following are several projects undertaken in support of this priority. 

Maple Towers by Montgomery Housing Partnership, Inc. 

In December of 2008, Montgomery Housing 

Partnership, Inc. (MHP) acquired Maple Towers, 

an apartment complex with a history of housing 

code violations that had languished vacant for 

the two years. The purchase marked a historic 

achievement, the inaugural employment of the 

Housing Acquisition and Rehabilitation Program, 

which funded the acquisition in its entirety. 

MHP plans to substantially renovate Maple 

Towers, replacing the old balconies with Juliet­

style balconies, adding all-new kitchens and 

bathrooms, individually metering apartments, 

and increasing unit sizes creating affordable 

opportunities for larger families. These 

renovations will enhance unit interiors to bring 

them up to date and to make them more 

functional and environmentally friendly. MHP will 

also add a community space, which will house 

their award-winning Community Life Programs. 
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In early 2009, MHP was awarded State Low-Income Housing Tax Credits, which will support a large 

portion of the construction costs. The County and MHP have partnered with the City of Takoma 

Park, which has provided a 100 percent Payment-In-Lieu-Of-Taxes on property taxes. 

When completed, Maple Towers will offer a mix of studiO, one -, two - and three-bedroom units. 

Ten units will be market rate, and the remaining 26 will be affordable to persons at or below 60 

percent of the area median income (AMI). These renovations ensure the property's long-term 

viability, and make Maple Towers a better place to live and a better neighbor to the surrounding 

community. 

Seneca Ridge by the Housing Opportunities 
Commission of Montgomery County 

Seneca Ridge is a 76-unit townhouse development, 

owned by HOC that was constructed in 1972. 

Typical of structures built in the early 1970s and still 

operating with their original systems, it was in need 

of substantial renovations. A tour of the property 

revealed that the unit interiors needed to be 

enhanced to bring them up to date and to make 

them more functional. Also, the property needed 

more recreational, community, and green spaces. 

These invaluable renovations were made in part 

thanks to a $1.1 million HIF loan and a $1.5 million 

Community Development Block Grant loan. Now, 

families have a better place to live, kids have a 

place to play, and all residents can participate in 

educational seminars, career counseling, and a 

variety of health and recreational programs at the 

Tony Davis Family Resource Center. 

_	Towne Centre Apartments by the Housing Opportunities Commission of Montgomery 
County 

Well-located in the heart of Rockville and just a few blocks from the Metro, shopping and the 

Rockville Library, this ten-story elderly high-rise building had a problem. Bathrooms were badly in 

need of restoration. Upon notification, County HIF promptly provided a $250,000 no-interest, 

forgivable loan to HOC to replace the aging bathrooms thus providing proper plumbing to its 

population. 
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King Farm village Center Apartments by the Housing Opportunities Commission of 
Montgomery County 

The King Farm Village Center Apartments 

acquisition marked a momentous County 

achievement by creating the County's first 

workforce housing units. A $6.4 million HIF 

loan was made as a part of a joint effort 

between the County and HOC to convert an 

existing apartment complex into 47 two- and 

2 three-bedroom condominiums to be sold to 

eligible Montgomery County residents with 

incomes ranging from 71 to 120 percent of 

the area median income. 

The King Farm Village Center Apartments 

were selected due to its highly desirable 

location, size, and amenities. As of February 

2010, 8 units have been sold and another 5 

are under contract. The condos are located 

within walking distance of the Shady Grove 

Metro Station and close to shopping. The 

Village Center is anchored by a nearby 

Safeway supermarket and sits on a lush 10 

acre site with ample green space. The ground 

floor of each building contains a generous mix 

of retailers. Unit amenities have been 

upgraded to condominium-level finishes and 

include hard wood floors, granite counter tops, a stainless steel appliance package including a 

microwave, refrigerator, dishwasher, and stove, and full size washer and drier. The units have been 

and are currently for sale. Proceeds from the sale of the units will be used to payoff the original 

bank loan and a portion of the HIF loan. The condominium sales are targeted to County and City of 

Rockville employees and initial interest has been strong. The first sales were closed in November 

2009. 

The Jubilee Home by the Housing Opportunities Commission &. Jubilee Association of 
Maryland, Inc. 

HOC partnered with Jubilee Association of Maryland, Inc. to apply for State Department of Health 

and Mental Hygiene and County funding for the acquisition and rehabilitation of a group home that 

would serve three developmentally disabled residents and one live-in staff member. HOC will serve 

as the owner/landlord of the selected group home and Jubilee will provide appropriate social 

services. In July 2008, HOC acquired a three-bedroom home in Wheaton. The home is now under 

substantial renovation to meet the special needs of the future residents. Upon completion, the 

property will be under an HOC PrOject-Based Voucher contract for all three units. 
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Sophia House by Interfaith Works 

On Wilkins Avenue rests an important structure in Rockville - this 

is where Interfaith Works operates a 30-bed short- and long-term 

emergency shelter for women suffering from mental illness, 

substance abuse, and other disabilities. Interfaith Works serves 

over 150 women each year providing case management and 

helping women connect with appropriate housing and services. 
I • 

A $220,000 loan from the HIF was awarded to Interfaith Works to 

upgrade the facility, providing renovations which included 

refurbishing bathrooms, along with refinishing and remodeling 

kitchens and dining rooms with new cabinets and countertops. 

With help from the County, Interfaith Works is able to continue 
-> 

with its misSion of pursuing social justice with an emphasis on 

identifying and meeting the needs of the poor by leading and 

engaging Montgomery County's faith communities in service, education and advocacy. 

Montgomery County's Revolving Closing Cost Assistance Loan Program 

The Revolving Closing Cost Assistance Program 

was established in 2005 with funds from the HIF. 
The program is available to employees of 

Montgomery County Government and to those 

who work in Montgomery County who are income­

eligible and plan to purchase their first home in 

the County. Homebuyers who meet the income 

guidelines can receive a loan up to $10,000 

towards downpayment and/or closing cost 

assistance. 

To augment this existing program in December 

2008, County Executive Isiah Leggett announced 

the County's participation in the State's "House 

Keys for Employees" program which provides a 
County Executive Isiah Leggett,

matching contribution of up to $5,000 to income­
Congressman Chris Van Hollen and

eligible homebuyers who are employees of 
County Councilmember Roger

Montgomery County Government. These 
Berliner discuss Federal, state and

programs are administered for the County by the 
local efforts to help residents reduce 

Housing Opportunities Commission. 
their energy bills. 

To date, the program has provided loans totaling 

more than $1. 7 million to more than 200 eligible homebuyers who have purchased their primary 

residence in Montgomery County, including 26 loans to homebuyers earning incomes that qualify for 

the MPDU or Workforce Housing programs. 
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Ashmore at Germantown by AHC, Inc. 

AHC Inc., a not-for-profit developer of affordable housing based in Arlington, VA, worked closely 

with DHCA to acquire 29 brand new condominiums that are being operated as long-term affordable 

rental housing. The units are available to households earning up to 55 percent of the Area Median 

Income and are managed by AHC Management LLC - AHC's property management subsidiary. 

"Montgomery County has long been a leader in 

affordable housing. We are thrilled to have had the 

opportunity to partner with the County to 

implement this innovative approach to creating new 

affordable housing units," said Walter D. Web dale, 

President, AHC Inc. 

AHC financed the $5.4 million acquisition price and 

closing costs with a loan from the County's Housing 

Acquisition and Rehabilitation Program and a 
second loan from the County's Community 

Development Block Grant allocation. AHC will refinance the property and return a portion of the 

funding to the County to be recycled into additional affordable housing initiatives. 

"Creating and preserving affordable housing is one of my highest priorities," said County Executive 

Isiah Leggett. "I am pleased that the Housing Initiative Fund was used to acquire more than two 

dozen condominiums and make them affordable for eligible residents." 

AHC, Inc. MPDU Acquisitions - Gateway Commons 

and Leaman Farm 


In May 2009, AHC acquired six, two-bedroom, townhouse­

style condominium units at Gateway Commons - a 250+ 

unit, new construction community developed by Lennar. 

The development consists of town homes, garden-style 

condominiums and one-over-one townhomes (two units 

within one townhouse structure). The development is 

conveniently located on Route 355 just off Interstate 270 

and within walking distance of schools and shopping. 

AHC financed the approximately $770,000 acquisition 

price with a loan from the County's County's Housing 

Acquisition and Rehabilitation Program. Closing costs 

were financed with a seller credit. AHC will refinance 

the property which will enable it to pay down a 

portion of the initial County investment so that the 

funds can be recycled into additional affordable 

housing initiatives. 

In October 2009, AHC acquired two, three-bedroom, townhouse-style condominium units at Leaman 

Farm - a new construction community developed by Craftmark. The development consists of single 
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family homes, townhomes, and one-over-one town homes. The development is conveniently located 

near Interstate 270 and shopping. AHC has leased the units as affordable rental housing available 

to households earning up to 55 percent of the Area Median Income. In three years, depending on 

conditions in the for-sale housing market, the units will either be resold by AHC's Homeownership 

Division subject to MPDU restrictions or continue to be leased. 

AHC financed the acquisition price with a loan from the County's Housing Initiative Fund. Closing 

costs were financed with a seller credit. 

Victory Forest by Victory Housing, Inc. 

Victory Forest is a 181-unit 

affordable housing community 

for seniors in the Capitol View 

neighborhood of Silver Spring. 

Victory Forest is tucked away 

between the Connecticut 

Avenue and Georgia Avenue 

corridors. The building is 

located on a gradually sloped 

3.9 acre parcel of land in a 

tranquil, wooded setting. 

Victory Housing, the nonprofit 

development arm of the 

Catholic Archdiocese of 

Washington, purchased the 

property in August 2008 from an affiliate of the Housing Opportunities Commission and began the 

process of substantially renovating the property immediately thereafter. The acquisition and 

renovations were made possible, in part, by a $6,875,000 Housing Initiatives Fund loan from 

Montgomery County. Other sources of funds included proceeds from tax-exempt bonds issued by 

HOC and purchased by Bank of America, and equity from the sale of Low-Income Housing Tax 

Credits to SunTrust Bank (syndicated by Hudson Housing Capital). In addition, the property was 

originally financed through the HUD Section 236 program, which included an interest reduction 

payment ("IRplI
). As part of the acquisition, the IRP was "decoupled" in order to retain the benefits. 

Victory Forest now provides 36 units affordable to households with incomes at or below 50 percent 

of the Area Median Income (AMI) and 144 units affordable to households with incomes at or below 

60 percent of the AMI. Thirty-seven households benefit from project-based Section 8 vouchers 

provided by HOC. In addition, prior to acquisition, the County provided funds to subsidize the rents 

of approximately 64 households to lessen the burden of the rent increases. Upon acquisition, 

Victory Forest established an affordability reserve to continue this subsidy at the same dollar 

amount for these households as long as they remain residents at the property. 

The rehabilitation of the property, totaling more than $6 million, included renovations in the units 

and a complete renovation of all existing common areas, including a community room, dining room, 

library, fitness room, beauty salon, and store for residents. In addition, Victory Housing added a 

media center, wellness center, and arts & crafts room for the residents. There is also a courtyard at 
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the rear of the building with new furnishings which is accessible from the community room. All 

community areas benefited from extensive new furnishings and artwork to provide a comfortable, 

home-like atmosphere. In order to provide a warmer, sunnier environment throughout the building, 

significant steps were taken to improve lighting and choose cheerful paint colors and carpeting to 

help brighten community areas and units. In terms of resident comfort in their units, all 

heating/cooling units, windows, and sliding glass doors were replaced. 

The Apartments at Aspen Court by the Housing Opportunities Commission 

Aspen Court is a cul-de-sac in Takoma Park 

conSisting of three apartment buildings 

totalling 39 units. The first building, 7423-27 

Aspen Court, is a 16-unit vacant apartment 

building acquired by HOC under its Right of 

First Refusal in October 2007 using funds 

from the HIF. This non-operating property 

was built in 1954 and requires extensive 

capital improvements. An architect retained 

by staff has created a scope of work to 

renovate the vacant building's 13 two­

bedroom and three one-bedroom apartments. 

One of the buildings recently acquired at
The second property on the cul-de-sac is 717 

Aspen Court
Sligo Creek Parkway acquired by HOC in an 

off-market transaction in December 2008, also 

using HIF funds. This occupied building is a 12-unit failed condominium which had been partially 

upgraded by the previous owner. HOC has developed a scope of work to renovate this property as 

well. 

HOC acquired the third ll-unit property at 7411 Aspen Court in August 2009 using FY 2010 HIF 

funds; a renovation scope of work for this property is being developed as well. 

The acquisition and rehabiliation of the properties are financed, in part, with loans totaling 
approximately $2.8 million from the HIF. Once the renovations are complete, the Apartments at 

Aspen Court are expected to be rented to a mix of market-rate and lOW-income qualifying families 

earning 50 percent of AMI. Renovations are expected to be completed in 2010. 

Hampden Lane by the Housing Opportunities Commission 

This Hampden Lane project will be a new construction, four-story apartment building located in the 

heart of downtown Bethesda. The project will consist of six one-bedroom and six studio units, a 

large community room, a computer lab, a fitness center, central laundry facility, individual storage 

units, and managerial and counselor offices. The architectural design of the project will be 

consistent with the surrounding community which is made up of luxury residential/condominium, 

high end retail and class A office buildings. 
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DHCA has committed $945,000 in permanent 

financing toward development of the project. The 
balance of the financing will be provided through a 

combination of Low Income Housing Tax Credits 

to be purchased by Hudson Housing Capital, LLC, 

a construction bridge loan provided by Capital 

One, and State Rental Housing Partnership 

Program funds. 

The Hampden Lane Apartments are intended to 

house formerly homeless individuals who are 

ready for more independent living. The operations 

will be funded with Project Based Section 8 Artist's Rendering of the Hampden Lane PLQ's 
vouchers provided by HOC and will include a full­


time resident counselor. Construction is expected to start in early 2010. 


Cordell PLQs by the Montgomery County Coalition for the Homeless 

For several years, the 

Department of Housing and 

Community Affairs, the 

Department of Health and 

Human Services, the 

Housing Opportunities 

Commission, and the 

Montgomery County 

Coalition for the Homeless 

(MCCH) have been working 

together to develop new 

permanent supportive 

housing units. In 2004, the 

County completed the 
conversion of an Econolodge 

motel in Gaithersburg into a 

57-unit transitional and permanent housing facility called Seneca Heights. In 2007, the 

rehabilitation of a small apartment building on Dale Drive in Silver Spring was completed to become 

10 units of permanent supportive housing. 

In 2008, MCCH and County staff members began looking at office buildings that could be converted 

to permanent supportive housing. They wanted to develop a personal living quarters (PLQ), a 

residential building that must have shared cooking facilities and can have shared bathroom facilities. 

PLQs are Similar to Single Room Occupancy (SRO) housing projects. Two advantages of a PLQ are 

that the units can be constructed at the highest density and the lowest cost, and a PLQ offers the 

programmatic benefits of communal living. 

A mostly vacant office building at 4715 Cordell Avenue in downtown Bethesda was identified as a 

possible location for a PLQ. Built in 1965, the building at 4715 Cordell Avenue consists of 17,500 
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square feet over five floors and a partial basement. The property is in the CBD-l zone, a zone that 

allows for the development of a PLQ. Initial conceptual drawings show that the building could 

accommodate 32 PLQ units. Each of the top four floors would have eight PLQ units, a shared 

kitchen, dining and living area, and shared bathroom, and shower facilities. 

DHCA approved HIF funding for MCCH to acquire and rehabilitate the building. Once completed, 

Coalition Homes, Inc., a subsidiary of MCCH, will provide permanent supportive housing for single 

adults exiting homelessness. Additionally, MCCH will continue to lease the ground floor retail space 

to conventional storefront users at market rates and will use the below grade basement as office 

space for MCCH case managers and other support service staff serving the facility. 
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