
PHED COMMITTEE #3 
March 7,2011 

March 4,2011 

MEMORANDUM 

TO: Planning, Housing and Economic Development Committee 

FROM: &"'>rI\-1/Linda McMillan, Senior Legislative Analyst (1LV \ \ 

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

The PHED Committee met on January 20th to begin its review of the Planning Board's 
Draft of the Housing Element of the General Plan and to review the County's Housing Policy 
which was approved in 2001. The Committee also discussed several other housing plans and 
reports that have been produced since the Housing Policy was approved. At that session, the 
Committee discussed what the process should be for revising both the Housing Element and the 
Housing Policy and whether the two documents might be combined into one. The PHED 
Committee session was followed by an overview briefing to the Council on January 25th

. 

Because the Housing Element is an update to the General Plan, there are time 
requirements for Council action or extension of time for consideration. The time for 
consideration is currently set to expire on March 23, 2011. There is no limit to the number of 
times the Council can extend time for consideration. That said; the Chair of the PHED 
Committee believes it would be in the Council's best interest for the PHED Committee to 
complete work on its recommendations for any amendments to the Planning Board's Draft of the 
Housing Element and forward these recommendations to the full Council for consideration prior 
to March 23, 2011. The PHED Committee would also develop a list of issues that are not 
included in the Housing Element but should be a part of the County's Housing Policy and 
forward these issues to the Executive and request the Executive send a revised Housing Policy to 
the Council for consideration and approval. The Executive would not be expected to forward a 
revised Housing Policy to the Council until after budget sessions are completed. 

This packet is set up to help the Committee work through any amendments it may want to 
recommend to the Planning Board Draft of the Housing Element. A second session is scheduled 
for March 14th. If the Committee completes its recommendations on March 14th

, the Housing 



Element could be taken to the Council at its March 22nd session and a further extension would 
not be required. 

1. 	March 1 Planning Staff Briefing on Census DatalAmerican Community Survey 

At its March 1 session, the Council received a briefing from Planning staff on 
information available to date from the 2010 Census and from the 2009 American Community 
Survey. An excerpt of slides related to housing is attached at ©33-45. Census data for 
population by age and housing are not yet available. 

2. Planning Board Draft to the Housing Element - context 

Council staff suggests the Committee consider the Housing Element in the following context: 

• 	 The Housing Element is a long-term policy document The Goals (©8) state that this 
Element of the General Plan is meant to cover a 20 year period. 

• 	 The Housing Element is a policy for all housing it is not limited to providing the policy 
structure for certain types or price levels of housing. 

• 	 The Housing Element is not a funding document This does not suggest that it could not 
contain policy statements regarding items that require funding but it cannot ensure any 
level of funding is approved. 

• 	 Policies included in the Housing Element may need to be implemented through 
legislation, regulations, master plans, and/or zoning text amendments for which the 
specifics are not yet proposed or approved. 

3. 	 Issues 

A. Definitions 

There are several terms used throughout the Draft Housing Element that have multiple 
definitions. Council staff suggests the Committee discuss these terms and decide whether they 
want to recommend a specific definition and whether there should be a defmition section added 
to the Housing Element 

Affordable Housing The Element says that housing is affordable when it costs no more than 
30 percent of a household's gross annual income. This definition would not be limited any 
income level. However, Affordable Housing is more commonly used in the Plan to define 
moderate or low income housing at about 70% of area median income or below. The current 
(1993) Housing Element also uses the term affordable housing but also refers to the provision of 
low, moderate, and median-income housing. The slide at ©41 divides household income into 
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four categories: low (about 50% of AMI), Moderate (about 70%), middle (about 100%) and 
upper (about 150%). 

• 	 Does the Committee concur that the policy goal of the Housing Element should be based 
on housing costing 30% of gross income (regardless of income)? 

• 	 Does the Committee want to define Affordable Housing as affordable to a household 
earning 70% of AMI or below or should the terms moderate and low priced housing be 
used in place of Affordable Housing? 

Workforce Housing - the term Workforce Housing is also used in this document. At the time 
the Planning Board approved its draft, the County had a mandatory Workforce Housing program 
that defined Workforce Housing as housing affordable to incomes between 70% and 120% of 
Area Median Income. Workforce Housing in new construction is now voluntary. The 
Committee has also previously discussed that adults in most moderate and low income 
households are working and are part of the workforce. 

• 	 Does the Committee want to define Workforce Housing at a certain income range and use 
this term in the Housing Element? 

Senior -At the public hearing, Mr. Freishtat, of Shulman Rogers, requested that the Council 
include a statement in the Housing Element that, for housing purposes, the definition ofa senior 
adult is a person aged 55 or older. He notes that the County currently has several definitions but 
that using age 55 would align the County with Federal and State ofMaryland policy. 

• 	 Does the Committee agree that, for purposes of housing, the definition of senior adult 
should be aged 55 or older? (If so, Council staff will work to see what the implications 
might be for other law or documents.) 

B. Council StaffComments on Specific Sections ofthe Planning Board Draft 

1. Challenges and Goals (©6-9) 

The overview that is provided on ©6-7 reflects data that has been previously discussed 
regarding the expected growth in population, the expected need for additional housing units, and 
the projection that new affordable housing units will not keep pace with need. 

Council staff does not suggest any change to the overall tone and message contained in 
these pages but notes that the paragraph on MPDU and Workforce Housing needs to be updated 
to correct some information on MPDU requirements and the repeal of the requirement for 
Workforce Housing. Information on median income and the corresponding affordable mortgage 
payment should be updated to reflect 2010 data. 

3 




Goals (©8-9) 

The Planning Board recommends three main goals for the revised Housing Element. The 
following table shows the new goals and the goal included in the 1993 Approved Housing 
Element. 

GOALS 
I Planning Board Draft - 2009 I 1993 Approved General Plan Refinement 

(Current) 

. Conservation of the stable neighborhoods and the 

existing housing stock. 
Encourage and maintain a wide choice of housing 

types and neighborhoods for people of all 

incomes, ages, lifestyles, and physical capabilities 
at appropriate densities and locations 

Ii 

I Concentrate new housing in mixed-use transit­

! oriented areas. 

I Close the Housing Affordability Gap. 

There was discussion during the Council briefing on whether the term "stable" is the 
appropriate term for what is envisioned and what the implications are if an existing 
neighborhood is somehow thought of as not "stable." Council staff recommends the goal be 
amended to "Conservation and care of existing neighborhoods and the existing housing 
stock." The description of this goal is to maintain the quality of existing neighborhoods and 
homes and to take care when there is infill development or incremental change. 

Council staff also suggests that the footnotes be added to ©8 and 9 to show the source of 
the projections in the gap for affordable housing for households earning $90,000 or less. Lastly, 
Park and Planning should be asked to consider whether the recent drop in housing prices changes 
these projections as the studies were completed in 2008. 

2. Strategic Framework (©10) 

This section discusses master planning and regulatory framework that is needed to 
achieve the goals of the Housing Element. 

Council staff recommends that a statement on Wedges and Corridors should be 
inserted before the paragraph on master plans. "On Wedges and Corridors" is only 
mentioned in the Abstract. The 1993 Housing Element has a "Key Concept" that says in part, 
"Consistency with the Wedges and Corridors concept is fundamental to the Housing Goal. The 
Refinement expects all residential development to conform to this pattern ... " If the Committee 
agrees, Council staff will work with Planning Staff to draft an appropriate statement. 

Development regulations (©10; 2nd paragraph) Council staff recommends the 
paragraph be amended to say, "Development regulation should reflect the goal of 
providing housing near transit, jobs, and services..." The current wording would have 
development regulations requiring housing, but the regulations should reflect the planning and 
zoning that has been approved in master and sector plans. 
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The County Executive recommends that the sentence that says the Zoning 
Ordinance should be revised to clarify that affordable housing is a permitted use in all 
residential zones be deleted because he is not aware that there is any residential zone where 
affordable housing is not allowed. Council staff agrees with this recommendation. 

The third bullet in the strategic framework states, "New revenue sources are needed to 
maintain the Housing Initiative Fund, and to provide for rental assistance programs. Capital 
programming must be monitored by the Planping 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 high quality, non-auto mobility. 

Council staff is concerned about the second sentence in the above paragraph because the 
Housing Element is not a funding document and having a statement about ensuring funding 
cannot guarantee that funds will in fact be there. Council staff suggests the second sentence be 
amended to say, "New revenue sources are also needed to fund projects that support 
communities such as sidewalks, parks, and other facilities needed for high quality, non­
auto mobility." 

The County Executive recommends adding employers to the list of those that 
identified as entities public agencies should be collaborating with for production and 
preservation of affordable housing. Council staff agrees with this recommendation. 

3. Objectives 

The following table provides the four objectives recommended by the Planning Board 
and the six objectives that are contained in the 1993 Approved Plan. 

OBJECTIVES 
Planning Board Draft - 2009 1993 Approved General Plan Refinement 

(Current) 

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. 

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

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

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. 

Housing and the Environment - Provide 
economically and environmentally sustainable 
housing and neighborhoods. 

Encourage housing near employment centers with 
adequate access to a wide variety of facilities and 
services. Support mixed-use communities to 
further this objective. 
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i Planning Board Draft - 2009 1993 Approved General Plan Refinement 

(Current) 


Housing and Neighborhood Design - Create more 
 Encourage an adequate supply of affordable 
• balanced, attractive, and walkable neighborhoods housing throughout the County for those living or 
. through regulatory reform of private . working in Montgomery County, especially for 
I developments and leadership in design of public i households at the median income or below. 

projects. 

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

Concentrate the highest density housing in the I 
Urban Ring and the 1-270 Corridor, especially in 
transit station locales. 

i 

At the last session, the Committee discussed whether there was enough difference 
between Objective #1 and Objective #4 as they both discuss balanced, walkable communities 
near transit. The Committee may want to continue this discussion and hear more from Planning 
staff about why the Board forwarded them as two separate objectives. The Planning Board's 
Objective #4 does reference the need for regulatory reform to achieve these types of 
communities. However, the Executive has commented that there is not enough emphasis on 
regulatory reform and has suggested a 5th objective. 

Executive's recommended Objective #5 (©22) Housing and Land Use, Zoning and 
Development Approvals streamline the regulatory process and remove barriers to housing 
production, especially affordable housing production. 

The Executive recommends the following policies for this objective: 

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

• 	 Consolidate sequential review and approval processes into on coordinated, concurrent 
process. 

• 	 Provide incentives, including height and density, to promote appropriately designed and 
priced housing. 

• 	 Allow sectional map amendments that address changing community and market 
conditions to proceed independently oftime consuming master plan and sector plan 
amendments. 

• 	 Ensure that all master plan and sector plan amendments address the need for additional 
affordable housing in the plan area, and promote specific strategies to meet that need. 

• 	 Allow flexibility in meeting site plan requirements commensurate with the provision of 
affordable housing in excess of minimum requirements. 

Does the Committee want to combine the current Objectives #1 and Objective #4 in 
terms of discussing the characteristics of walkable transit oriented communities and then 
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replace the current Objective #4 with the Executive's recommendation which would focus 
on the regulatory process? 

4. Policies/Strategies 

a) Policies to Implement Objective #1 - Housing and Neighborhood Connectivity (©12) 

The Executive recommends that Policy 1.4 be amended to replace the term "County 
employee" with "public employee." This would include a broader range of employees as 
ones who should have access to housing near their job site and the revision may avoid 
problems with ethics and collective bargaining. (©23) Council staff agrees with this 
recommendation; however, Council staff also suggests that a policy be added that recommends 
that housing should be provided for employees near private and non·profit job sites such as 
hospitals and research facilities. This would address the example provided by Planning staff of 
long drives for nurses and other critical health workers and also addresses the goals of locating 
housing in the Shady Grove Life Sciences Center area. 

The Executive recommends that Policy 1.5 be amended to specify that connectivity 
improvements should be made to non·motorized vehicular and pedestrian instead of just 
non·vehicular to emphasize the use of bicycles. Council staff agrees with this 
recommendation. 

b) Policies to Implement Objective #2 - Diverse Housing and Neighborhoods (©13) 

Policy 2.2 states, "Make affordable and workforce housing a priority in all parts of the 
County." Council staff is concerned about this statement for two reasons: (1) all parts of the 
county could be interpreted to include agricultural and industrial areas; and, (2) given other 
policy statements, there has been a higher priority placed on affordable housing in areas near 
transit. Council staff suggests that the intent of Policy 2.2 could be combined with Policy 2.3 
to say, "Encourage neighborhood diversity with a range of unit sizes, types, occupancy 
(rental and ownership) and price ranges including those affordable to low and moderate 
income residents." 

Policy 2.4 states, "Allow accessory apartments in residential zones by right under 
appropriate design standards and conditions." Council staff has two suggestions regarding this 
policy: (1) the issue of whether something is by right rather than special exception is more 
appropriate for Objective #4 which references regulatory reform - this is also true for Policy 2.7 
which says that licensed adult and child day care facilities should be allowed by right in 
appropriate high density areas, and (2) support of accessory apartments (by right or special 
exception) could also be included in Policy 2.2. It would read, "Encourage neighborhood 
diversity with a range of unit sizes, types (including accessory apartments), occupancy 
(rental and ownership) and price ranges including those affordable to low and moderate 
income residents." 

This memo will address accessory apartments again in Objective #4 policies. 
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Policy 2.6 says, "Encourage parking to be provided as a separately priced and purchased 
amenity in high density areas." The Executive has recommended that "encourage" be 
changed to "allow." Separately priced parking is allowed in a parking district but not all "high 
density" areas. Therefore, if the Housing Element is approved to say "allow" it would imply that 
zoning changes will be approved to do so. If the Committee agrees that this policy should be 
implemented then "allow" could be used. Otherwise, Council staff suggests the sentence 
read, "Encourage parking to be provided as a separately priced and purchased amenity 
where allowed." 

Policy 2.8 says, "Provide tax relief for income-eligible seniors beyond the homeowner's 
property tax credit so they can stay in their neighborhood as long as they desire." This is 
followed later by Policy 2.13 that says, "Develop programs to help small households and seniors 
find and occupy housing that is right-sized for their needs, so that oversized home do not become 
a burden and so the existing housing stock is available for appropriately sized households." 
Council staff recommends that language about tax relief not be included in the Housing Element. 
This does not mean that there would not be a policy to help seniors age-in-place but it might not 
be with tax relief. Council staff suggests combining these two policies to read, "Promote 
efforts to allow seniors to stay in their neighborhoods as long as they desire, including 
programs to help seniors age-in-place and assistance for seniors and other small 
households to find and occupy housing that is right-sized for their needs, so that oversized 
home do not become a burden and so the existing housing stock is available for 
appropriately sized households." 

Policy 2.9 is to "create a partnership between Montgomery County and the Housing 
Opportunities Commission ..." Council staff recommends this policy be deleted as there is a 
long-standing partnership between HOC and DHCA to do the things that are described. 

Policy 2.10 says, "Encourage housing cooperatives, faith -based organizations, and 
neighborhood housing groups to use their existing property or to purchase land and buildings for 
the production ofaffordable and workforce housing." The Executive is recommending adding 
employers to this group. Council staff agrees with the addition of employers but 
recommends amending the policy to "encourage housing cooperatives, faith-based 
organizations, neighborhood housing groups, and employers to partner with the County to 
produce and preserve affordable and workforce housing." Council staff is concerned about a 
policy that is too specific about use of existing property or the purchase of land given the wide 
variety of project scenarios that could result. 

Policy 2.11 says, "Amend housing policies to encourage projects that mix condominium 
and rental units, allowing income restricted units to avoid high condominium fees." The 
Executive says that he is unaware of any policy that prohibits the mixing of rental and 
condominium and suggests the issue is high-condominium fees that make units unaffordable to 
moderate income households (©23). He recommends the following language, "Encourage 
developers of mixed-income communities to adopt lower condominiumlhomeowner 
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association fees for income-restricted units." Council staff agrees with the Executive's 
language. 

Policy 2.12 says, "Promote full inclusion of all ages, stages of life, and physical abilities 
by using standard accessibility features in all new or renovated housing." Council staff does not 
disagree with the intent of this policy but believes that a definition of "standard accessibility 
features," needs to me provided. 

c) Policies to Implement Objective #3 - Housing and the Environment (©14) 

Policy 3.1 says, Require green and energy efficient design and materials ... by increasing 
the number of buildings and units built or retrofitted for energy efficiency, on-site energy 
production, and water conservation use. Council staff is unclear whether the Planning Board 
meant this to be a requirement or whether the better word would be "Promote." 

Policy 3.2 says, "Reduce parking requirements for residential units near transit and with 
parking lot districts to decrease impervious surfaces and carbon emissions." The Executive 
recommends adding the words and increase affordabilitv. Council staff agrees with this 
addition. 

Policy 3.3 says, "Provide stormwater management fee credits for pervious pavers and 
other materials and strategies that reduce stormwater runoff ... " This is later followed by Policy 
3.5 that says, "Provide tax credits for rehabilitating older units so that they are energy efficient 
and healthy." Council staffis again concerned with including language about fee or tax 
credits in the Housing Element and suggests that "provide incentives" be used instead. The 
Executive says that he believes that other behaviors can be encouraged through fee credits and 
would broaden the policy. He then notes that any initiative that reduces County revenues must 
be carefully evaluated in these times of fiscal restraint. (©23) The relative benefit of each credit 
would have to weigh the benefit against the cost to the County. 

Policy 3.7 says, "Require preservation of tree canopy and sustainable site design, 
including native plants and conservation landscaping techniques." The Executive suggests 
substituting the word conservation for preservation and adding, "as well as soil 
decompactation strategies" to the end of the sentence. Council staff agrees with the 
Executive's suggestion but is again unclear whether the Planning Board meant this as a 
requirements and, if so, to whom. 

d) Policies to Implement Objective #4 Housing and Neighborhood Design (©15) 

As previously noted, this objective discusses regulatory reform and Council staffhas 
suggested that it might be combined with the County Executive's recommendation for a 5th 

objective. 
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Council staff also suggests that if the PHED Committee wants to include language in the 
Housing Element about whether accessory apartment or adult or child care should be allowed by 
right that it would be appropriate to include it in this section, but Council staff also suggest that it 
be a broader statement such as, "Review whether uses that contribute to diversity in housing 
and walkable transit oriented communities that are currently provided by special exception 
could allowed by right if appropriate conditions and standards are in place." This would 
not limit what might be reviewed and speaks to the overall goal of streamlining approval 
processes when appropriate. 

Accessory Apartments - the Council received public hearing testimony objecting to 
including a policy to allow accessory apartments by right from the Montgomery County Civic 
Federation, the Hillandale Citizens Association, the Norbeck Meadows Civic Association, 
Greater Olney Civic Association, and Cherrywood Homeowners Association. The League of 
Women Voters and Action in Montgomery (AIM) have voiced their support for accessory 
apartments. Under any circumstances the change from a special exception process would have 
to be made through a zoning text amendment not just language in the Housing Element. The 
Board of Appeals has record of 817 approved accessory apartments, along some may not be in 
use. In the last two years, there have been 27 applications of which one was denied. 

5. Other issues: 

Should something be included about housing in the rural areas? 

The Housing Element is for all housing. The 1993 Housing Element says "Explore the 
feasibility of rural centers in appropriate locations, such as the Residential Wedge." 

Protection ofExisting Neighborhoods 

The Planning Board Draft clearly states a goal is conservation of stable neighborhoods 
and existing housing stock and Policy 2.1 discusses strengthening the stability of established 
neighborhoods - still there has been some concern expressed about whether the Planning Board 
Draft does enough to emphasize investment in maintaining neighborhoods. Council staff does 
not agree that it is the Planning Board's intent to lessen the importance of protecting existing 
neighborhoods but notes the following policies from the 1993 Housing Element that were 
mentioned in some of the testimony received. 

1993 Objective#5 - 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 houses and 
neighborhoods. 
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C. 	 Mix housing with other uses with special care in ways that promote compatibility and 
concern for residents' need for safety, privacy, and attractive surroundings when 
introducing new uses into existing housing and 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. 

Should the Housing Element say anything more specific about rental housing (need/or) or 
tenant needs 

The Housing Element Draft does discuss diversity in housing including rental. However, 
in the recent presentations Planning staff has emphasized the need for the increasing demand for 
rental housing both because of economic conditions but also because of changing preferences? 
Does the housing element say enough about rental housing? Is this an issue better left analyzed 
in a revised Housing Policy? 
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MONTGOMERY COUNTY PLANNING BOARD 
THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

OFFICE OF THE CHAm.t'1A.N 

July 30, 2009 

The Honorable F:hil..Andr:ews, President 
Montgomery County Council 
Stella B. Warner Council, Office Building \.V 

100 Maryland Avenue 
Rockville, Maryland 20850 

Dear Mr. Andrews: 

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

The Planning Board held a public hearing on the draft housing Element on 
April 23, 2009, and subsequently held two work sessions on June 18 and July 23 , The 
proposed Housing Eler::iient addresses the changes in the County's priorities for future 
commuruty development and preservation. The strategies proposed in the plan move 
Montgomery County towards a more sustainable future where people of modest 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 requrrements 
of the State of Maryr1and' s 2006 Workforce HOUSLT1g Grant Program, as required by House 
Bill 1160. 

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

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

Sharon.Suarez@mncppc-mc.org, or Khalid Afzal, Acli.n.gJvfanager, Research Team at 

301-495-4650. 


____"-'.u..,....,er 1y, 

~.. " ,- . 
<: .... '":. ~ . 

/ 

cc: The Honorable Isiah Leggett 
Montgomery County Executive 

20910 Phone: 30~.495.4605 Fax: 301495.1320 

WWw.MCParkandPlancing.org E-Mail: mcp-chaL.-.man@illllcppc..org. 
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planning board draft 

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

ABSTRACT 

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

The Plan makes recommendations for housing in Montgomerf County and identifies the 
policy obiectives, regulatory reforms, and land use strategies needed to accomplish the 
recomm-endations. It is ,!,eant to satisfy the requirements of the House Bill 1160. 

Also available at WNw.montgomeryplanning.org/community/housing 

The Maryland-National Capital Park and Planning Commission 

The Maryland-National Capital 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 maiority of Montgornerf and Prince George's Countiesi the 
Marfland-Washington Regional District (M-NCPPC planning jurisdiction) comprises 1,001 
square miles, while the Metropo!itan District (parks) com prises 919 square mile~, in the two 
counties. 

The Commission is charged with preparing, adopting, and amending or extending The 
Genera! 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 tre involvement 
and participation of individuals with disabilities, and its facilities are accessib:e. For 
assistance with special needs (e.g., large print materials, listening devices, sign language 
interpretation, etc.), please contad the Community Outreach and Media Re!ations Division, 
301-495-4600 or TDD 301·495·1331. 
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challenges and goals 


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 <ourifV's reside:ntial zoning capacity has be:~ri-re~thed. 
• 	 By 2015, theco-G'~ty"~jll h~~e ,i,dre:th~'ri'~brie' mnii~h residenfs:~" ., 

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

• 	 Since 1999,' rising 'home values hav~ 'priced 50,ooo'e~ist(ng'hoJsing:~nifs 

, ,beyond the financial capacity of .I11oclerate-incomehouseh9Ids .. ~, ' 


• 	 The current ra'te of affordable housin'g production cannot keep p~ce with 

price increases that are removing these units from the market. ' 


• < - • , •• • 	 .' 

Beginning in the 1970s, the County responded to this need with one of the nation's most 
successful and highly regarded indusionary housing programs, the Moderately Priced 
Housing Unit (MPOU) ordinance, which required all new developments above a threshold 
number ta provide a percentage of its units at prices affordable for households with 
i~comes no greater than 60 percent of the area median. In 2005, the MPOU law was 
amended to lengthen to 99 years the period of time during which an MPOU home must 
remain available at a below market price when transferred to a new owner or tenant. In 
2006, the County required 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 should cost no more th~n 30 percent of a hOlIsehold's 

gross annual income. 

• 	 The 2007 median inc.ome inMontgomery County for a household offour 
was $94,500, which would allow a $2,363 monthly mortgage payment on a 
house valued at about $346;500. ' 
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County population is forecast to exceed one million by 2015, and to add 155,000 
residents and 72,000 households between 4010 and 2030. Due to declining household 
sizel households will grow faster than the population and many existing households 
will change their housing requirements. The greatest needs will be for seniors, young 
households, large families, and people with special needs-disabled residents, homeless 
individuals, and families. There will be strong and growing demand for rental units. 

:f' "". 

ASidefr,?m licensed 'multifa'mily renta.l ap·a~.~e·nt~;jn Moritgome~ c~L!nty 
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Ninety-one percent of the County's residentially zoned land had been developed or 
approved for development by 2009. Less than 14,000 acres remain in the development 
en~elope for green field development It is clear that County housing needs cannot be . 
met by traditional patterns of low-density develo.pment that pushed ever outward. A..s 
transportation costs grow,' the cost of commuting can cancel out any reduction (n housing 
costs, not to mention the effect of increased miles of travel on both air quality and roadway 
congestion. Moreover, growing concern for the environment ond the need to reduce 
the carbon footprint of development are generating a major shift in both the supply and 
demand for housing. New housing must be developed by rethinking the future of the 
County's 106 auto-oriented commercial strips/'and its 8,000 acres of surface parking lots 
(most of them paved before modern stormwater management requirements existed), and by 
maki'ng the most of opportunities for housing near high quality transit service. 

Thus, a combination of forces-a shrinking supply of developable land, higher land 
costs, rising energy prices, shifts in the County's demographic profile, and environmental 
constroints-direct us to housing policies that look inward rather thon outward to' 
accommodatethe housing needs of the next generation for homes and communities that 
are balanced, convenient, and sustainable. 



goals 

Conservation of the stable neighborhoods and the existing housing stock. 

In the 20-year period cov~red 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 
newco'mers need d:fferent 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 ser/ices are not adopted and maintained, and housing and zoning codes are not 
enforced. They are also susceptible to tear-down and infHI development because they are 
often well-located in down-County and mid-County areas near employment and shopping 
centers', services, and public transit routes. The'se neighborhoods also contain the bulk 
of afford~ble 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 particular, must 
devote special attention toproteding existing neighborhoods. 

'In 2005, about 

one-half of our 

households lived 

in single-famify 

detached houses. 


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

Lorge scale housing subdivision is nearing its end in Montgomery County. Most of the new 
housing that will 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 transportation 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 planning 

j. • r •
Glvers;Tylng 

COm:l1G:li7!es. 
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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 belvveen 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. Expeded 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 medianL but that number approaches 50,000when hou~ehold 
size is taken into account. In contrast, a surplus of units was available to those with more 
than $.150,000 in annual nousehold 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 adions that should be taken to reduce the affordability gap. 

Housing Inventory 1920-2007 



a strategic framework ~________ 

Astrategic framework for achieving these goals informs master plannir,g, regulatory reform l 

public investments and expenditures, and engages the public, private, and independent 
sedors. It involves the following elements: 

• 	 Master plans must address existing and future housing needs with particular 
attention to proteding 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 l 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. C9pital 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 hi;;]h quality, non-auto mobility. 

• 	 Appropriately' located surplus public land should be made available to public 
and nonprofit agencies for assisted or below market housing. Proiects involving the 
redevelopment of public land or facilities, such as parking facilities, must provide 
more ~ffordable 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. . 
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Together, these strategies move Montgomery County toward a more sustainable future. ' 
The housing stock will be more diverse, more of it will be afford~ble 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. 

,.::',;: . ," .. 
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objectives 

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

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

• 	 Provide economically and environmentally sustainable'housing and neighborhoods. 

• 	 Create more balanced, attractive, and wa!kable neighborhoods through regulatory 
reform of private developments and leadership in design of public projects. 

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

" w.. 

The Aff<;irda.bi!,ity 
Index is housing 
costs divid ed 
by household 
incom'e. 

If 




housing, strategies 

Objective 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 

using ~ car, redul:ing the impact of , 


, . tran~portatiqn costs on household' 

1:;iudgets. ' 

. ,'~' ; ~ ;', .' 
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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 rentol and ownership·options). 

2.4 	 Allow accessory aportments 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 environmental costs in new housing 
constructfon. Encourage parking to be provided as a separately priced and 
purchqsed 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. 

2.1 o 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 oversiz.edhomes do not become a burden 
and so existing hOl;sing stock is oveiloble for aopropria+ely sized houserolds. 

2.1.1 	 ng a es to 



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 stortnwater management fee credits for pervious pavers and other moterials 
and strategies that reduce stormwater runoff. These techniques should mitigote 
the impact of allowable impervious surface rather than increase the footprint of 
development above what is currently permitted. 

3.4 	 Encourage smaller housing units that can serve changjng 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 strateg!es, 
including green roofs, swales r 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 affordable if it is 
not ,energy efficient, healthy and 
durable:' 

. -':'U.s. Green Building Council 
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Obiective 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 neighborhoods 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 	 Provideunderused and strategically located surplus public properties for housing, 
using best design practices to set higher standards and 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'~ Zoning Ordinance 
Rewrite is "promotingInfill of appropriate seale and creating 
neighborhoods of mobilityl where sustaina ble design makes 
great spaces: 	 . 
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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 th~ 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 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 through residential conversion 
of non-residential buildings. The County, M-NCPPC, HOC, the development community 
(profit and not-for-profit developersL State and federal agencies, and utilities would all have' 
varying degrees of involvement and responsibility in achieving infill developments. 

The following chart shows the anticipated coordination linkages in a general way, 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~~~~~in~'~oSe'~~~~'16,;~'(a): ofti,~ ," 
. M()ntgbtn'e'ry'¢ouri!:y~ode, eve:rY"~" . 

':"'dwellrng'[inlfmllsfco-iitciinat least ....~:' 
. ':150 square feet.of habitable floor area : . 
.:.... for the .ffr~~:occup~nt al)d at least 100' . 
:.:;;squ!3re'.fee·t.ofhabitaqle floor areafo,r·~ . .! 

.. ', '~very aci9i~on~(occupan~. " 
~ .' . ~ .;, .~".' -.; .. , ':., 
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1. Conserve stabie neighborhoods and existing 
housing stock . 

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

3. Close the afford ability gap 

Objective 1: Housing and Neighborhood Connectivity 

I 

1-./: 

1.1 Build most new housing in transit-oriented, mixed- I ! -./ I 
used locations. : i 

I -./ 
1.2 Increase inftll housing opportunities... -./ 

1.3 Coordinate infrastructure investment in existing 
and new neighborhoods... 

1.4 Provide housing for County employees at or near 
. their job sites... 

1.5 As older strip commercial areas and surface I I 
parking lots are redeveloped, indude housing and I -./ I 
improve non-vehicular connectivity... I 

. Objective 2: Diverse Housing and Neighborhoods 

2.1 Strengthen the stability of established 
neighborhoods through targeted programs... 

2.2 Make affordable housing apriority in all parts of 
the County. I 

2.3 Encourage neighborhood diversity through a range I 
of unit sizes, types, and occupancy... . 

2.4 Allow accessorj apartments in residential zones 

, 

by-right under appropriate design standards and -./ 
conditions, 

I 
I 

, I 
I 

I 

I 

I I 

! 
I 

I 

I 

II 
! 

, 
I 

i 

I 
I 

~"~------------------------~--,,------r---~----~---+----~----~----~ 

1 

2.5 Create mixed-use neighborhoods with smali retail I 
businesseslbasic services in walking distance of -./ -./ 
housing. I i 

2.6 Encourage shared parking faciiities in mixed-use I I' I I 
developments ... Allow parking to be provided as a -./ -./. 
separately priced and purchased amenity.' I 

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

2.8 Provide tax reiief for income-eligible seniors above 
and beyond the homeowners property tax credit 
program ... 

2,9 Create a partnership be1:.veen Montgomery County 
and the Housing Opportunmes Commission -./ 
to acquire vacated properties for affordable 

I housing... I 

2.10 Encourage housing cooperatives, faith-based 
organizations, and neighborhood housing groups 
to use th~ir existing proper.y or to purchase land 
2nd for the production ana ,-,' '''''''. I¢~H':: I 
or ' -"'-r~-b'" h,_,,~;n~, c.:li\) UC:: 'j"" i II....I\.L;;; i~, 

projects that mix wlluul,,,niums andrenial units." 

I 

I 

I 
i 

I 

l 

I 

I 

I I 
 @ 
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2.12 Promote fullinc!usion of all ages, stages of 


life, and physical abilities by using standard 

-./ -./ -./accessibility features in all new or ren ovated 


housing. 


2.13 Develop programs to help small households and I 

seniors find and occupy housing that is right-sized 
 ;;v'\ 

• 	 for their needs... I 
I ! 

I 
2.14 Enforce housing and zoning codes to prevent v' I v'overcrowding. . I I! 

~ObjectIve 3' H ou s1ng and, tha EnVlronment 

3.1 	 Require green and energy efficient design and 

materials ... increasing the number of buildings 

and units built or retrofitted for energy efficiency, 
 v' -./ 

onsite energy production, and water conservation 
 ~ 
and reuse. 


I 

i 3.2 	 Reduce parking requirements for residential units 

!v' I!near transit and within parking lot districts... 
! I 

3.3 	 Provide stonn water management credits for 

pervious pavers and other materials and strategies 
 v'1 
that reduce stonn water runoff..• 

3.4 	 Encourage smaller housing units/serve changing II v'v'
households/reduce energy costs. 

3.5 	 Provide tax credits for rehabilitation of older 

housing units so that they are energy-efficient and 
 -./ 	 i v'~I 

! 

!i 	 healthy. 

3.6 	 Require best practices in stonnwater management 

and grey water strategies, inciuding green roofs, . 
 v' 

\ 
-./ 

Iswales, and filtE3ring ... I I 
! I3.7 	 Require sustainable site design... v' -./ 

II 1 

3.8 	 Invest in public infrastructure ... to keep I v' v' 	 IIv' ineighborhoods healthy. I 

Objective 4: Housing and Neighborhood Design 
I II 4.1 	 Plan for transit-oriented neighborhoods that I i-./ 1 	 -./provide afull range of housing opportunities... iI I 

!4.2 	 Facilitate the production of attractive housing and 
neighbcrhoods with ir.novative design of the public v' v' \ Irealm and architecture... I L i 

I4.3 	 Create design guidelines to help define quality I\ 	 I -./ Ipublic spaces and walkable communities. i i I I 

I
1 4.4 	Create pedestrian-oriented public spaces to v' 	 I 

support the needs of adiverse population. 
v' 	I \ I I 

I 	 I I4.5 	 Il.1ciude affordable housing in all suitabie public I -./ v' !-./1 Ibuilding projects... I 
II I4.6 	 Provide underused and strategicaily located v' Isurplus public properties for housing... I i : 

4.7 	 Encourage newiinnovative construction . 

sl!cn as green It;::'''f i ~VjV~1 
 -/ v'I Iiand 11ccular l-U!, 'Yl-, 't;nts. IL 
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appendix ~~~________________________ 

Online ot www.montsomeryplanning.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 Moster Pians, Staff Report 
The Housing Goals of the qeneral Plan 

May 15,2008 

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

May 29, 2008 

. Examination of Neighborhood Change, Staff Report 
Examination of Neighborhood 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 necessprily those of the Planning Board; 
it is prepared for the purpose of receiving public testimony. The Planning Board holds a 
public hearing and receives testimony, after which it holds public worksessions to review 
the testiniony 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 Pian 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 an~lysis of the Pla~ning Board 
Draft Plan to 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 (PHED) Committee holds public 
worksessions to review the testimony and makes recommendations to the County' Council. 
The Council holds its own worksessions,then' adopts a resolution approvihg 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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TO: Phil .A.ndrews, President 	 ~ r 

~Montgomery County Council 
N 
-...0 -< 

FROM: Isiah Leggett, County Executive 

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

I have reviewed the Planning Board Draft Housing Element of the General Plan, 
and commend the Montgomerj CGunty Planning Board on a fine effort in drafting this 
document. Asclrafted, 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 County 
well as we transition away from our history of green£ie1ds 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 andtime 

consuming development approval process for affordable housing. 

In keepirrg-with 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. Follov.ing are additioruil policy level comments on the 
Planning Board Draft Housing Element. 



.p:h£I=A:.n:drews 
September 29,2009 
Page 2 ' 

The Element's "strategic framework" on page 10 presents a good overview of the 
ls5il.:!b!S;;.iilil:a!-aH 'i: be addressed to implement:th.e. goals outlined in the Elemeat. I S'apport each: of 
the strntegies in the fra:m.ework and commit the Executive Branch to cooperating in their 
• 1 •i:EE.ifl;,etr£n1atlon. 

I have a concern, however, about the way theElement fails to address the issues 
listed in the strategic framework.' s,bu1] et, 2, "Development regu1:ations". The Housing Element's 
Objectives and Policies"ClIumeratcd on pages 12 through 15 contain very little in ilie way of 
implementing activities for the revision of development regulations. Only one issue, parking, is 
specifically addressed. A:s-we recommended in oUI c.omments on the Public Hearing Draft 
Housing Element, I propose that a ne"\v Obj.ective 5,. entitled "Housing and Land Use, Zoning and 
Development Approvals." The purpose of the obj ective is to streamline the regulatory process 
and remove barriers to housing production, especially affordable housing production. 

I propose that the 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 herght·arutdensity, to promote appropriately 
designed and priced housing. _ 

5,4 	 Allow sectional map amendm.ents 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 in the plan area,. and proIDDie.specific 
strategies to meet that need. 

5.6 	 Allow flexibility In meeting sIte plan requirements commensurate'''with the 
provision o!aItordable housing in excess of minimum requirements. 

Only by proposing concrete steps in this Element can the CoUJ.Ity-m:ake pro gress 
on amending the development approval reglllations that can impede residential development, 
especially the creation orhlfordable 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 st:lk:eholders 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 \'lith the Council and Park and Planning on this important effort. 

Also in the Development regulations bullet on Page 10, a recommendation 
appears that the "Zoning Ordinance should be revised to clarify that affordable housing is a 
permitted use in aU residential zones." We are not aw-are of any zone where affordable housing 
is not a U"LLH';'C use; Sente:tce 



Pbil.A.ndrews 
September 29, 2009 
Page'3 

Additional comments on the Housing. Element include: 

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

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

• 	 p. _12, Policy 1.5, line 2: Replace "non-vehicular" with "ncn~motorize.d 
vebicular and pedestrian." . Bicycles are vehicles. whose use ",,rill pr.omote 
communiPJ connectivity. 

• 	 p. 13, Polley 2.6, line 3: Replace "Encourage" with "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 C01L."'lty 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 condorplnium fees which restrict the ability of 
moderate-income households to afford new housing. I suggest rewording 
this Policy as follows: ''Encourage developers of mixed-mcome 
communities to adopt lower condominiUInibomeowner 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 maj or effect of uncoupling parking from 
the purchase ofresidential 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 be 'carefdUy evaluatea'in-ili-esetimes of 
fiscal restraint. It will be critically importmt 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 COl.JJ.1Rents on and corrections to the draft Housing 

Element. 


I appreciate the efforts ofPlanning Board staff who worked closely with 
Executive Branch staff in the creation ofthe 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 in any 
wor..1(sessions 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] DweHin-g-Unit (lvfPUU): .. 

'. ¥. 8, ~ 2, line 1, Newl31'ge·scalehous~... 

-.. p. 9: Please ad4-.quaniitative data to "HollSingjn..v.entorj 1-9t2:Q~D,Q.1" P1~pS 


• 	 p. 11: delete duplicative bullet 2 
';i;, p. 14, POlley 3.7,,:: Reword as'fal!ows: "Require [preserv-a:1li0-Bjecnservationoftree 

canopy and sustainable .. , landscaping techniques, as-well-as' soil decompaction 
strategies. (DEP) " 

.. 	 p. 17-18, lnteragellGyC'00rdination table: The taore"should be revised to reflect ,the any 
changes to the wording of the Policies on pages 12-15. In additioE:: 

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

• 	 p. 17, Objective 1, 1.1: correct spelling of "mixed-use" 
• 	 p. 18, Objective 4,4.5: insert "and workforce" after "affordable" 
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Fiscal Impatt- Planning Board Draft Housing Element of the General Plan· 

The Executive Branch has reviewed ffie Planning Board Draft Ho.using Element 
of the General Plan... The HOl1Si:n:g Element is an amendment- to the County's General Plan 
adopted in 1964, updated in 1910, and refined in 1993. 

The Huusing Element does. not ];ecQmmend specific capital projects, but rather 
idenfrfies policy objectives, regulatory t.eiorms, 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 


ofthe·General Plan 
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The Housing Goal addresses Momgomery County's present and 
future housing needs. It focuses on housing type, quality, quando 
tv, locatioh, and affordability. HOl1sing for less affluent members 

of the communiry-is of special concern, but the goal, objectives, 

and strategies are designed to recognize d .. e housing needs of all 

currene and future County residents, including the full spectrum 
of ages, incomes, lifestyles, and physical capabilities. ProViding 
housing opportuni ties for employees of all income levels who 
work in Moncgomery County is of particular concern. 

Consistency ".rich the Wedges and Corridors concept is funda­

mental to the Housing Goal. The Refinement expects all resi­
dential development to conform to this pattern. Ir also expects 
consistency with master plans, recognizing them as an integraL 
part of the General Plan. These conscraints especially affect the 

appropriate locations for and types of affordable housirig devel· 

opment and the sites and intensities of multi-family complexes. 

f '~r:} (:-=';, ,I>, ,1 '7jl_1 'C ':'il·!'~;~..~';'·.='­,.1 • ".\ .. Iji'.v!l\ 't '[- ,1, ' u ..)' ,_'7':' :..' '~. l.I. I f cJ i....::::I 

Since 1969, employment has doubled and a significant portion 

of the land appropriate for housing has been developed in tb.e 

Couney. The;se cwo major changes have meant shifts in empha­
sis in the Housing Goal of the Gener-al Plan Refinement. Boch 
the 1964 General Plan and the 1969 General Plan Update 
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focused on "an orderly conversion of undeveloped land 

to urban use." Boch advocated the cre.ation of new towns 
and the use of clustering to achieve this goaL And born 
included housing 3S a major element of such develop­

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

ing to support employment. 

With me exc-eptions of Clarksburg and a few scattered. 
but significant tmcts ofland in other areas, attendon 
today is turning away from rhe development of vacant 
land. The current emphasis is on the m;1imenance, infill, 

and redeyelopment of land, and appropriate increases ill. 
housing den.sities in the Urban Ring and the I~270 Corri~ 
dar. This shift leads to increased attention to the attrac­
tiveness and compatibility of higher density housing. 

The reduced supply of undeveloped land puts great 

pressure on land prices, leading to increased difficulties 
in pro'viding affordable housing,even for middle income 
households. Some geographic areas of the County are 

especially affected. In addition, high-rise housing devel­

opment raises unique financial feasibility issues and mer­

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

The Refinement looks at the relationship of employ­
ment growth and the need for housing in a new way. In 

fact, the Hous1l1g Goal adds a new objective regarding 

the quantity of housing to serve employment in the 
County as well as the needs of residents at different 

stages of their Ih'es. The new objecdve l8 desigJ.'led to be 
flexible, relating the desirable amm.lnC of housing to the 

needs of residems at cLifferent stages oEllie and to the 
needs of workers in the County at different \'i'age levels. 
It: does not specify the means of achieving this objective 
nor does it attach a numerical target to it. Instead, the 
Refinement, while encouraging a balance between jobs 
and hous.ing on a County~wide basis, leaves dedsions 

about any changes in the numbers of housing units 
a11djor jobs to master pL'Uls and other more local forurr.5. 

The Gener-al Plan Refinement adds a second new 

objective to the Housing Goal as well This objective 

concerns the land use distribution of housing. It seeks to 

concentrate the highest density residential uses in the 

Urban Ring, 1-270 COrrielOT, and especi:lUy near transit 

stations. Of the Housing objectives, this one most specif­

ica11y reintGfCeS the Wedges and Corridors concept. 

The proposed Housing Goal deletes obsolete la:n~ 
guage from the 1969 General Plan Update. The 1969 

General Plan Update Houstng Goal reads as follows: 
«Stress the present quality and prestigious image of resi~ 
clential development i.n Montgomery County by further 

providing for a full range of hOlJ.'5ing choices, conve~ . 
niently located in a suitable living environment for all 
incomes., ages and lifestyles." The General Plan Refine­
ment reflects a consensus that a "prestigious image" is no 

longer needed as a hOllsing goal for the County. The 
stock of prestigious housing has gready increased in the 
pase two decades ,!-nd \vill remain as an important Coun­
ty asser without irs mention as a prospective goal. 

The new goal defines the word "quality" as referring 

to design and durability of construction.It: drops the word 
"environment," which had been used to mean "neighbor, 
hood" or usurroundings" but is now more commonly used 
m mean "natural resources." Finally, it drops the words 

"preserve" and' "established" from the objective concem~ 

ing neighborhoods. Thkl language was somedmesread as 
meaning (hat there should never be change to existing 
neighborhoods and that "established" neighborhoods, 
which many citizens interpret as belngrhe most presti­

giOtlS ones, should be protected more than ochers. 

The General Plan Refinement add:) other new strace~ 
gies and, occasion:illy. new concepts to the Housing 
Goal. These include mixing residential densities in each 
planning area consistent with rm>..ster plans, en.couraging 

employer assistance in meeting housing needs, and rede­
veioping existing properties wben identified as appropri­
ate in the master plan. 

INTERRELATIONSHIP WITH 
OTHER GOALS 

Land Use 

Housing is a major component of the Land Use GoaL 
Location acld intensity cannot be separated from oth.er 



housing iSStles, however, and are included in the H01..1Sing 
Goal as well. Housing Goal addresses topics such as 
affordability, quality, a.nd variety, which are not 

by Use Goal. The Housing Goal also encourages 

the search for improved methods of financing and 

residential con..struction, 8<.nd l[ addresses the need to 

tect existing neighborhoods from unwarranted lntl1!sions 
by encouraging compatible infill development with suit­
able transitions bec;veen areas of higher and lower density. 

The Land U.se Goal addresses specific geographic issues. 
One of the most important of chese is the definition of me 
ResldentL:.ll \Vedge, which is a newly highlighted geo.. 
gl'aph1c. compot'ient of the Wedges and Comdot"S concept. 

The Residential Wedge primarily contains one- and two-

acre estate zoning. The Land Use Goal discusses irs ftme­
tioll as a hous ing resource for the County .. 

Economic Activity 

Housing and economic activity may considered as ti'Vo 
sides the same land lise coin; each constitutes a major 
resource for the other.. Housu1.g the consumers 
and emp loyees to support economic while eco­
nomic activity provides the means support tor residen­

tial areas, In many cases, high quality housing was the 
impetus for ec.onomic development. The Housing and 
Economic Activity Goals are thus highly interrelated; 

each addresses the need for the other. This Refinement 

~--- .--~--- ..--., 
Housing development. 
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calls for greater int.egIation of housing and economic 
activiries. IllS£?far as the provision ofhollSing is itself a 
major economic activity and depends on a stable econom~ 
ic climate, it is discussed in t,.!"e Economic Activity GoaL 

Transportation 

Access to a variety of transportation modes to promote 

efficient travel, especially to work) and to protect the em'i~ 
ronment is an underlying theme of many of the Housing 
objectives and strategies. Improved transportation a...,d 

pedestrian access is one of several important reasons why 

the Housing Goal so;esses the desirability of mixed uses. 

TIle HoU'Sing Goal encourages housing plans chat fOilter 

transit serviceability and proximity of affordable housing to 
transit. Ie also emphasizes housing in close proxilnir:y to 
employment oppommities. These strategies are generally 

consistent and complementary to the Transportation Goal. 

Environment 

The Environment Goal is a source oEborn support and 

potential conflict with the Housing Goal. The Environ­
ment Goal seeks to protect healthy and atcractive sur~ 
roundings for present and future County residents. 111e 

objectIves also address the provision of me utilities and 

water and sewer service needed by local households. At 

the same time, some of the Environment objectives, such 
as preservation of trees, wetlands, stream valleys, and bio­

diversity, 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 Communi~ 'Identity and Design Goal complements 
cl"le Housing Goal. It guides the development of the 

commlul.ity framework for housing and encourages lively, 

livable neighborhoods for County residencs. It also 
encourages the preservation of historic resources, some of 

which are unique housing resources. . 

Regionalism 

Housing in Montgomery County is part of a regional 

x,:narket. Consequently, planning for residencial uses in 

the County needs to consider the regional context. 111i8 
.is especially true of affordable housing, which is one of 

me greatest needs ofthe COUllty and the regional hous~ 

ing market. Montgomery qounty will continue to coo:p~ 

ernte with appropriate agencies to achieve an equitable 
distribution of affordable housing in the region. 

Compliance with Maryland Planning Act 
of 1992 

The Housing Goal is responsive to several of the Mary­

land Planning Act's visions. Objectives 3,5, and 6 

respond to concentrm:ing development in suitable areas 

(Vision. 1). The HOllsing Goal encourages economic 
growt..h. and also proposes that regulatory mechanisms be 

streamlined (Vision 6). In addition, stTacegies are indl.lcl­
ed to assure the availability of adequace hOllsing near 

employment centers (Objective 3), 1:0 ensure adequate 
hOllsing choices and to encourage innovative techniques 
to reduce the cost of hoU!:.ing, induding the eXamiliarlO1i. 

of regulations and policies and development standards 

(Strategy IE). 



Encourage and maintain a wide choice of 
housing types and neighborhoods for 
people of all incomes, ages, lifestyles, and 
physical capabilites at appropriate densi­
ties and locations. 

Promote variety and choice it'l housil"lg of quality 

design and durable- construction in various types of . 

neighborhoods. 

Strategies 

A. Permit increased flexibility in residential devdop~ 
ment standards to meet a broader range of needs and 

to foster more creative design. 
B. 	 Expand opportunities for a variety of housing densi­

ties within communities to offer more choice to a 
broader economic range of households. 

C. 	 Encourage the use of new and innovative housincrb 

construction techniques, including pre~fabricated 
components and housing uniC5,tQ increase the :mp­
ply and variety of housing types. 

D. 	 Explore the fe-asibil.itY of rur-al centers in appropriate 
locations, such as the Residential Wedge. 

E. 	 Assess the development review I?roce.ss to detemline 
ways to streamline the process and to encQ\lfage cre­

ative housing design. 
.F. Encourage both ownership and rental opportunities 

for all types ofhousing. 

Promote a sufficie-nt supply ()f hOUSit'lg to serve the 

County's e-xisi'ing .and plOl1ned e-mployment and the 
changing need s of its residents at vorjous sta-ges of 

life. 

Strategies 

A. 	Provide adequate zoning capacity co meet the cur­


rent and future housing needs of those who irve or 

~ork in the County. 


B. 	 Explore \vays to improve the economic feasibility of 
housing development as compared to employment-relal 
edbuildings. 

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

D. 	 Develop additional techniques to provide housing 
opportunities to meet the specialhol.lsing needs of 
young workers, the elderly, and persons \vlth disabi.ll 
des. 

.E. Encourage employer as;,"istance in meeting housing 
needs. . 

F. 	 Develop new techniques to provide housing, includ­
ing incencives. 

Encourage housing near employment centers, with ode 


quote access to a wide yoriety of facilities and 5eNices. 

. Support mixed-use communities to furrher fhis objective. 


Strategies 

A. 	 Assure the availability of housing near e1l1ploymenc 
centers.. 

B. 	 Integratehoustng wi(h employment and tl'ansporta­
don centers with. :appropriate c,ommunitY services 
and facilities, especial1y in transit stop t~cations. 

C. 	 Examine County regulations a.ud policies for oppor­
tunities fOT mixed~use development; develop addi­
tional options. 

D. 	 Ensure a reasonable distribution of residential and 
commercial uses in mi...-.::ed-use zones. 

E. 	 E'Cplore changing development standards to allow 
the c loser integration of employment and housing 

within mixed-use developments. 
F. 	 Encourage housing plans that foster transit service­

ability. 

http:disabi.ll
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G. 	 Encourage the provision of appropriate indoor and out­

door recre<Itional and corrununity faci.lities in multi­
family and single-family residemial development. 

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

Strategies 

A. 	 Encourage the provishn of I'OW-, moderate-, and 

medlan-income: hOllsing to Llleet existing and antici­

pated furure needs. 
B. 	 Dumi.bute government-assisted housin.g equitably 

throughout the County. 

C. 	 Plan affordable housing so that it is reasonably acces­

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

D. 	 Encourage well-designed subsidized housing thac is 
compatible with surrounding housing. 

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

housing as part of large-scale development through a 
variec:y of approaches, includtn.g the Moderately 
Priced Dwelling Unit program. 

F. 	 Preserve e.'(iscing affordable housing where possible. 

G. 	Encour'dge development of affordable housing by the 

private market. 
H. 	 Designate govemmentJQwned land, o[her than park­

land, that meecs appropriate housing site selection 

criteria for future housing devel'Opment. 
Identify County policies dl.2!t have a burdensome effect 
on the cost ofhousmgj find alternatives if possible. 

]. 	 EncolU"age the provision of innovative housing types. 
and approaches. such as:.ingle-room occupancy 
housing and accessory apartments, to meet the needs 
of lower income Single persons and small households. 

K. 	 Develop zoning policies thac encourage the provision 
of affordable housing while protecting the Wedges 
and Corridors concept. 

:OBJ£GiVE 5 

Maintain and enhance the quality and safety of hous­
ing and neighborhoods. 

Strategies 

A. 	Discomage deterioracian of housing through well­
funded code enforcemem, neighborhood improve­

ment programs, and other appropriate techniques. 
B. 	 Ensure thac 111.fi11 development and redevelopment 

complements existing housing and neighborhoods. 
C. 	 Mix hOUSing with other uses with special care in lJv"ays 

that promote coropatibiliry and concern for residents' 
needs for safety, privacy, and attractive surrounding;; 
when intrQci1.lcing new uses into older neighborhoods. 

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

E. 	 Protect residential neighborhoods by channeling 
through traffic away &om residential streets and dis­

couraging .spill-over parking from non-residential areas. 

R 	 Use special care to plan uses ar the edges of high­
density centers that are compatible with existing. 
neighborhoods. 

OBJECTIVE 6 
Concentrate tlie hi9hesr de-osily housing in the Urban 
Ring and the 1-270 Corridor, especially in transif station 
locoles. 

Strategies 

A. 	Designate appropriate, specific locations in suffi.cient 
amounts for higher density housing and rrJxed-use 

development in master plans. 

B. 	 Modify County zoning regulations and other policies 
to improve me feasibility aru.-l attractiveness ofrugh­
er density housing. 

C. 	Encourage air rights development 1..'1. areas designated 
tar higher densities. 

D. 	 Encourage development of affordable, higher deIl$ity 

Musing i.n the viduity of rransi( stations. 



MaCa neighbaurhads 

PLACES ADDING MOST NEW RESIDENTS SINCE 2000 

Planning Place 2000 2010 Change Percent Change 

66,440 86,395 19,955 30.00;6 

47,399 61,209. 13,810 

13,766 

68,841 

57,798 



growth in housing units 


bethesda 
germantown 
silver spring 
gaithersburg 

, rockville,.
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total number 
of units 

40,839 
31,807 
30,470 
27,406 
25,194 

change 
2000 -10 

2,961 
6,926 
2,367 
3,137 
7,410 

0/0 increase 

7.8 % 
27.8 0/0 

8.4 % 
12.9 0/0 
41'.7 0/0 
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foreclosure auctions 


foreclosure rate is greatest in high minority areas 


Share of 
Numberof all Occupied 

Auctions Units 
All White 14 0.5% 

1-25% minority 338 0.4% 

25-50% minority 734 0.8% 

50-75% minority 1661 1.7% 

Over 75% minority 1203· 1.6% . 

3,950 1.1% 

single .famHy;:onlyauctions 
. 3rd qliarter9? to ~rd quarter 09 
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sales - single family & townhouse - 2000 - 2010 

over 10 yrs about 1/3 of the housing stock sold 
prices trend lower as minority share increases 

Share of 

Number of Avg all Occupied 

Sales Sales Price Units 
All White 1,113 687,690 38.7% 

1-2S% minority 2S,894 62S,7S0 31.2% 

2S-S0% minority 31,992 497,720 32.9% 

SO-7S%minority 34,S64 3S0,882 34.S% 

Over 7S%minority 18,879 296,319 2S.7% 

.. 112,442i. 
share of allhousing:units 
2010 Census & MoCosales data by census block 
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sales - multi family - 2000 - 2010 


prices trend lower 


Share of 

Number of Avg all Occu pied 

Sales Sales Price Units 

All White 3 372,333 0.1% 

1-25% minority 5,553 292,484 6.7% 

25-50% minority 10,166 242,078 10.4% 

·50-75% minority 14,693 142,452 14.6% 

Over 75% minority 13,925· 122,495 19.0% 

44,340 . 


share of all housing units 
201 oqemsus & MaCa sales data by census block 
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household income 

as income increases, minority share drops 

race & ethnicity 
Income median family hispanic black white aSian 

level Income 

. 43%low $ 51,939 210/0 29% 3% 
moderate $ 70,319 24% 21% 33% 200/0 
middle $106,970 160/0 200/0 460/0 150/0 
upper $154,098 70/0 g% 65% 16% 
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housing turnover I school projections 

avg 15,000 sales per year (single family) 

1/3 of housing stock turned over in 10 yrs ­
impact on the future enrollment 
63 % of seniors own their own homes 

need census data on population change 
information on real estate prices 

~ 
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gen x & y - born post 1980 

gen y (77.4 million) > baby boomers (76.2) 
88 % want an urban setting 
cannot afford dc - close suburban will do 
want to walk 



seniors population 

73 % increase by 2040 
increase of 85,129 people 
currently - 1 in 8 MaCa residents are over 65 



• 1999 (adjusted 2009$) • 2009 

Hispanic 

Black 

Asian 

Not Hispanic White 

County 

$0 $50,000 $100,000 
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·® Source: 2009 American Community Survey l~year estimates 
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