AGENDA ITEM #9
January 25, 2011

MEMORANDUM
January 21, 2011

TO: County Council
: "ﬂ
FROM: Linda McMillan, Senior Legislative Analyst (’%CU Ué/

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

At this session, the Council will be briefed by Park and Planning on the Planning Board’s
Recommended revisions to the Housing Element of the General Plan and by the Department of
Housing and Community Affairs (DHCA) on the County’s 2001 Housing Policy, “Montgomery
County - The Place to Call Home.” PHED Committee Chair Floreen has requested that this
briefing begin with an update from Department of Health and Human Services (DHHS) Director
Ahluwalia on the impact of the economic downturn on the County in terms of the number of
people in need and in poverty. The PHED Committee held its first worksession on these
documents last Thursday, January 20™.

Attached to this packet are:

The Planning Board’s 2009 Recommended Housing Element of the General Plan and County
Executive comments (©1-24)

1992 Approved Housing Element of the General Plan (©25-30). This is what will be replaced if
the 2009 Recommended Housing Element is adopted.

2001 Housing Policy, “Montgomery County — The Place to Call Home.” ©31-83

Summary of 2001 Housing Policy Accomplishment (©84-85) provided by DHCA to the PHED
Committee.

M-NCPPC Trendsheets — Indicators of Montgomery County Progress — Housing Monitor
(January 2011; © 86); Population (July 2010; ©87-88), Poverty (December 2010; © 89), and
Employment (November 2010; ©90).



1. Background on Housing Element of the General Plan

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.

e 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.

e The Housing Element reflects the county’s intent regarding the desired balance of jobs
and housing. '

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

e 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.

o 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 proposed Housing Element has 3 Goals (©7-8):
1) Conservation of the stable neighborhoods and the existing housing stock.
2) Concentrate new housing in mixed-use, transit oriented areas.
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. (©11)

2) Create diversity in the type and size of units, neighborhoods, facilities, and programs to
accommodate current and future residents. (©12)



3) Provide economically and environmentally sustainable housing and neighborhoods.
(©13)

4) Create more balanced, attractive, and walkable neighborhoods through regulatory reform
of private developments and leadership in design of public projects. (©14)

The proposed Housing Element contains a chart that identifies the agency or party that should be
responsible for achieving the objectives (©16-17).

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 was included in the
January 20, 2011 packet to the PHED Committee and will be provided in the Council packet
when it begins its worksessions. The following summarizes the testimony and correspondence
received.

The County Executive generally supports the update (see Executive’s comments ©20-243) but
recommends a 5 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
information on fair housing.

The Montgomery County Civic Federation suggests that an important objective of the Housing
Element should be the “preservation of existing 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
achieving a jobs/housing 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 comments 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. Background on 2001 Housing Policy: “Montgomery County — The Place to Call Home”

The County’s current Housing Policy was adopted in July 2001. The document was
drafted by the Executive Branch and adopted by the Council via Resolution 14-959. 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 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 will
necessitate a review and update of the housing policy every ten years.”

The Council approval resolution (©82-83) states that in 10 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.

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 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.

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



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

e 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.

o 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.

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

e 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.

e 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.

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

e 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.

mcmillan:F:PHED/Housing Element/Council January 25 2011 Element+Policy



THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

QFFICE OF THE CHATRMAN

July 30, 2009

The Honorable Phil Andrews, President -
Montgomery County Council
Stella B. Warner Council Office Building

100 Maryland Averue '

Rockville, Maryland 20850 | :

Dear Mr. Andrews:

I am pleased to transmit to you the Plammg Board Draﬁ of the Housing Element of
the General Plan, :

The Planning Board held a public hearing on the draft housing Element on
April 23, 2009, and subsequently held two work sessions on

ns 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
g <

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
o

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 of Maryland’s 2006 Worlforce Housmc 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 301-650-5620or

Sharon. Suarez{@mncppe-me.org, or Khalid Afzal, Acb_g Mana.gf*r Research Team at
301-495-4650. . A

Royce Hanson
Chanmén

cc:  The Honorable Isiah Leggett

Montgomery County Executive

A

viand 20910 Phone: 3014934605  Faxx 301.493.1320 @
MCParkandlenmv org E-Mail: mcp-chairman@macppe.ozg-
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plenning board drafi

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 Maryland-Washington Regional Disirict in Montgomery and
Prince George’s Counties, as amended.

The Plan makes recommendations for housing in Montgomery County and idenfifies the
policy objectives, regulatory reforms, and land use strategies needed to accomplish the
recommendations. It is meant o 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-National Capital Park and Planning Commission is a bi-county agency
created by the General Assembly of Maryland in 1927, The Commission’s geographic
authorily 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 miles, 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-National Capital Park and Planning Commission encourages the involvement
_ and participation of individuals with disabilities, and its facilities are accessible. For
assistance with special needs (e.g., large print materials, listening devices, sign language
interpretation, etc.), please contact the Community Outraach and Media Relations Division,

301-495-4600 or TDD 301-495-1331.



table of contents

+ Challenges and Goals

+ A Strategic Framework
- Objective 1. Housing and Neighborhood Connectivity
Obijective 2. Biverse Housing and Neighborhoods
Obijective 3.  Housing and the Envirenment

Obijective 4.  Housing and Neighborhood Design
+ Implementation

+ Appendix

6
10
2
13
14
15
16

19



challenges and goals ﬁw\mﬁﬂ |

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 o Montgomery home a sound
investrrient, it has also produced a chronic shortage of housing that is affordable for much
of the County’s work force and other moderate and tower income households.
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« 91 percent of the County H res:denhal zonmg capac:ty has been reached
. B‘y’ 2015, the County le! have more than one mxl!zon reszdents ~
* By 2030, the CounW will need about 72,000 new housing umts S

« Since 1999 rismg home values have prlced 50,000 ex:stmg housmg umts
- beyond the ﬁnancral capacity of moderate -income hcusehoids o

« The current rate of affordable housing productron cannot keep pace wi th
price increases that are removing these units from the market.

Beginning in the 1970s, the County responded o this need with one of the nation’s most
successful and highly regarded inclusionary housing programs, the Moderately Priced
Mousing Unit (MPDU) ordinance, which required all new developments above a threshold
number fo provide a percentage of its units at prices affordable for households with

. incomes no grecter than 80 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 @ 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 than 30 percént ofa household’
gross annual income.

» The 2007 medi an income in, Montgomery County for a household of four
was $94,500, which would allow a $2,363 monthly mortgage payment on a
house valued at about 5346 500.




County population is forecast to exceed one million by 2015, and to add 155,000
residents and 72,000 households between 2010 and 2030. Due to declining household
size, 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 sirong ond growing demand for rental units.

there are o

' ~'g 13 500 reglstered smg!e fam!ly re'ntal units °
5 742 reglstered condo re ntal units

- 211 regzstered smgie-famrly accessory'apartments SR
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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
envelope for green field development. It is clear that County housing needs cannot be
met by traditional patferns of low-density development that pushed ever outward. As
transportation costs grow, the cost of commuting can cancel out any reducfion in housing
costs, not to mention the effect of increased miles of travel on both air quality and roadway
congestion. Moreover, growing concerh for the environment and 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
making 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
constraints—direct us to housing policies that look inward rather than outward to
accommodate the 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 covered by this element of the General Plan most County
neighborhoods can expect to underge 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 dnd townhomes or garden apartments are especially vulnerable to
decline if services are not adapted and maintained, 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 parficular, must
devote special attention to protecting existing neighborhoods.

in 2005, about
one-half of our
households lived
in single-family
detached houses.

Concenfrate 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 will be built during the years covered by this element of the General Plan
will be mulfifamily buildings in mixed-use centers served by public fransportation and in
redeveloped commercial sirips 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,
c:ﬁordcble 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:
obisctives, incl w"wa reducing the per e:apwa carbon r’oo%hr‘m‘ of new growth, diversifying

| . ez e
E"G ”\ Jb’“’l 3500 r\ f””“' CUBOTING VY
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.Closé the housing affordability gap.

Normal home value appreciation in a strong housing market such as Montgomery's,

loss of some units fo redevelopment, and loss of others as their period of MPDU price
management expires makes closing the gap between the demand and supply of affordable
and workforce housing an urgent concern. From 1999 to 2009, rising values alone pri iced-
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 info account. In contrast, a surplus of units was available to those with more
than $150,000 in annual Rousehold income. f 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 gap.

Housing Inventory 1920-2007 -




a strategic framework m

A strategic framework for achieving these goals informs master planning, regulatory reform,
public investments and expenditures, and engages the public, private, and mdependen‘f
sectors. [t involves the following elements:

Master plans must address existing and future housing needs with paricular
atfention to protecting and enhancing neighberhoods that contain o substantial
stock of affordable units and to increasing opportunities for a high jobs-housing
rafio including affordable housing in areas served by public fransportation.

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 fypes 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 paymént fo the County’s
Housing Initiative Fund.

New revenue sources are needed fo maintain the Housing Initiative Fund, and fo

provide for rental assistance programs. Capital 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 high quality, non-auto mobility.

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

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



Together, these strategies move Montgomery County toward more 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.

percent of thase are m ammes.

The cﬁordabmty crisis is chmbmg up the income ladder. By 2030 the
shortage of housing i iS estlmated o reach househo!ds earning up to
"$120,0 000 peryear © T : .

.7,’ Energ\g costs—ummes and transportanon-must beli mc uded as part of
’ the true cost of housmg

“More semor resi dems who are ag nv m place wr!l requrre commun;ty—
"based serv:ces, SERERVEUEEE -

chijectives S ' o T

» Concenirate most new housing near public fransportation and provide easy,

multi-modal connections to jobs, schools, shopping, recreation, and ofher leisure
activifies.

» 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 sustaingble housing ana neighborhoods.

* Create more balanced, afiractive, and walkable neighborhoods through regulatery
reform of private developments and leadership in design of public projects. - - )

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

The Affgrdapility -
Index is housing
costs divided

by household
income.



http:t!~~2?-<:)~.~~9.QZ.Wu

12

housing strategies | I

Obijective 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 majority 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 neighberhoods to create
a high level of mobility options that connact people to where they live, work, shop,
and play.

1.4 Provide housing for County employees af or near their job sites, such as at schools,

large parks, and other County facilities to reduc:e housing costs for cmp oyees 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 direct pedestrian
and biks routes betwesen homaes, jobs, retail, recreation, schools, and publi¢

. services.

Transit-oriented communities -
give people the option to live, -
wo'r'k ,shop, and play without

sing a car, reducmg the impact of
«transporta’non costs on household
budvets

\



Objective 2:

S Biverse Housing and

Neighborhoods

2.2
2.3

2.4
2.5

2.6

2.7

2.8

2.9

2.10

2.11
2.12

2.13

[
I~

i Create diversity in the type and size of
units, neighborhoods, facilities, and

ke programs fo accommodate current and
future residents.

Strengthen the stability of established nsighborhoods through targeted programs
that i lmprove schools, parks, safety and, new or upgraded pedestrian and bicycling
facilitie

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

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

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

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

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

Encourage licensed child and adult daycare facilities in mixed-use devebpmen‘rs,
allow them by-right in appropriate high-density locations.

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

Create a partnership between Montgomery County and the Housing Opportunities
Comrmission to acquire vacated properties for affordable and workforce housing,

including land donations from banks, grant programs, and other charitable groups.

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.

Amend housing policies to encourage projects that mix condominiums and rentel
units, allowing income restricted units to avoid high condominium fees.

- Promote full inclusion of all ages, stages of life, and physical abilities by using

standard accessibility features in all new or renovated housing.

Develop programs to help small houssholds and seniors find and occupy housing
that is right-sized for their needs, so that oversized homes do not become a burden
and so the axisting housing stock is available for appropriately sizad households.

[
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Policies

3.1

3.2

3.3

3.4

3.6

3.7

3.8

Objective 3:

Housing and the
Environment

Provide economically and
environmentally sustainable housing
and neighborhoods.

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.

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

Provide stormwater management fee credits for pervious pavers and other materials
and strafegies that reduce stormwater runoff. These techniques should mitigate

the impact of allowable impervious surface rather than increase the footprint of
development above what is currently permitted.

Encourage smaller housing units that can serve changing households and reduce
energy costs.

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

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.

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

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

“A home is not affordabte if it is
not energy efficient, healthy and
durable” '

- =U.5. Green Building Council



Objective 4.
Housing and Neighborhood Deéign

Create more balanced, attractive, and walkable
neighborhoods through regulatory reform of

B private developments and leadership in design

~ of public projects.

Paolicies

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

4.2 Facilitate the production of aftractive housing and neighborhoods with innovative
’ design of the public realm and architecture, including creative building techniques,
materials, and mix. of unit types.

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

communifies. )
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 projects 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 and achieve design excellence.

4.7 Encourage new and innovative construction technigues and products, such as
green technologies and modular components.

One goal of the Planning Deﬁartmerit’s_ Zoning Or'din‘ance .
Rewrite is “promoting infill of appropriate scale and creating
neighborhoods of mobility, where sustainable design makes
great spaces.” R




16

implementation V/\P\m\lf\tm

The recommendations of this report will be implemented through vaorious mechanism and
processes by a number of different enfities. 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 through 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 shows the anticipated coordination linkages ina 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 recommendohons

3

Accordmg to Schon 26 5 (a} of the

) Montgcmery County Code, every .
“dwelling Unit'must contdin at least :ﬂ""""'
150 square feet of habitable floor area
. .for the first. occupant and at least 100 -
,;square feet of. habxtable floor areafor. - «
- every addmonal occu pant



Housing Goals

1. Conserve stable neighborhoods and existing

and bufidings for the preduction and presarvation

of gfferdable housing,

AR v v
housing stock
2. Goncentrate pew housing in mixed-use, fransit- ~/» v
criented areas. .
3. Close the affordabifity gap | v
Objective 1: Housing and Neighborhodd Connectivity
1.1 Build most new housing in transit-oriented, mixed- 1 | v v 1
used locations.
12 Increase infill housing opportunities... v
1.3 Coordinate infrasfructure investment in existing v
and new neighborhoods...
1.4 Provide housing for County employess at or near v
©  their]ob sites... -
1.5  As older stip commercial areas and surface
parking lots are redeveloped, include housing and | v/ v
improve non-vehicular connectivity...
.Objective 2: Diverse Housing and Neighborhoods
2.4 Strengthen the stability of established |
neighborhoods through targeted programs...
2.2 Make affordable housing a priority in alt parts of
; the County.
2.3 Encourage neighborhoad diversity through a range v’
' of unit sizes, fypss, and cccupancy... .
2.4 Aliow accessory apartments in residential zones
by-right under appropriate design standards and v
conditions.
2.5 Creats mixed-use neighborhoods with small retai
businssses/basic services in walking distance of v v
housing.
2.8 Encourage shared parking faciliies in mixed-use
| davelopments .. Allow parking to be providedasa | v v
separately priced and purchased amenity.
2.7 Encourage child and adult day care faciliiss in
mixed-use developments; aflow them by-right in v
appropriate high-density iocations.
2.8 Provide tax relief for income-gligible seniors above
and beyond the homeowner’s property tax credit v
program...
2.8 Create a partnership between Montgomery County
and the Housing Opportunities Commission v
to acquire vacated properties for affordable
housing...
2.1Q Encourage housing cooperatives, faith-based
arganizations, and neighborhood housing groups
to usa thair existing property orto purchase fand | v

2.1

s

Amend housing golicies fo encourage housing

projects that mix condominiums and rental units...
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fife, and physical abilitles by using standard
accessibiiity features in all new or renovated
housing. B

2.13 Develop programs to help small households and
seniors find and occupy housing that is right-sizad
for their needs...

2.14 Enforce housing and zoning codes to prevent
overcrowding. -

Objective 3: Housing and the Environment

3.1 Regquire green and energy efficient design and
materials ... increasing the number of buildings
and units built or retrofitted for energy efficiency,
onsite energy production, and water conservation
and reuse. '

3.2 Reduce parking requirements for residential units
near transit and within parking lot districts...

3.3 Provide storm water management credits for
pervious pavers and other materials and strategies
that reduce storm water runoff...

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

3.5 Provide tax credits for rehabilitaticn of older
housing units so that they are energy-efficient and
heaithy.

3.8 Require best practices In stormwater management
and grey water strategies, including green reofs, -
swales, and filtering ...

3.7 Require sustainable site design...

3.8 Investin public infrastructurs ...1o Xeep
neighborhoods healthy.

Objective 4: Housing and Neighborhood Design

4.1 Plan for transit-criented neighborhoods that
provide a full range of housing opportunities...

4.2. Facllitate the production of affractive housing and
neighborhoods with nnovative design of the public
realm and architecture...

43 Cre_aaie design guidsfines to help define quality
pubfic spaces and walkable communities.

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

4.5 include affordable housing in all suitabie public
building projects...

1

48 Provide underused and strategically located
surpius public properties for housing...

47 Encourage newlinnovative construction -
technicues/products, such s gresn fschnolegias

ANC MCCUIET COMPCnenis.
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Online at www.monigomeryplanning.org/community/housing/index.shtm

March 27, 20G3

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

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 Z, 2008

Housing Supply & Demand, Stoff 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 presemchons that were part

of the 2007- 2008 Excellence in Planning speaker series.


www.montgomeryplanning.org/community/housing/index.shtm
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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 bo!icies, 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. lts recommendations are not necessgjrily 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 festimony 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 Counly Executive who
must, within sixly days, prepare and transmit a fiscal impact analysis of the Planning 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, fhe County Council
holds a public hearing to receive public testimony. After the hearing record is closed, 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 odopts a resolution approving the Planning
Board Draft Plan, as revised.

After Council approval the plan is forwarded to fhe Maryland-Nafi onal 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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Montgomery County Council
FROM: Isiah Leggett, County Executive ﬁ/

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 Plan,
and commend the Montgomery County Planning Board on a fine effort in drafting this
docurnent. 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 County
well as we transition away from our hls’tory of greenfields 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 mportancc of, and included recommendations on:

& preserving the Coun‘cy’s existing affordable housing stock,
s creating new affordable housing, and
'« adopting regulatory reform, especially mm ation of the expensive and time
consuming development approval process for affordable housing.

In keeping-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 1s lacking in specific recommemdatlons 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 additional policy level comments on the
Planning Board Draft Housing Element.

®



Phil-Andrews
September 29, 2009
Page 2 -

The Element’s “strategic framework” on page 10 presents a good overview of the
issuesthat must be addressed to nnplement the goals outhined in the Elemert. I support each of
the strategies in the framework and commit the Executive Branch to coeperating in their
implementation.

I have a concern, however, about the way the Element fails to address the issues
listed in the strategic frarmework’s. bullet 2, “Development 'egtﬂauons”. The Housing Element’s
Objectives and Policiesermmseratzd on 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. Aswe recommended in our comments on the Public Hearing Draft
* Housing Element, I proposc’ that a new Objective 5, entitled “Housing and Land Use, Zoning and
Development A,ppmvals The purpose of the objective is to streamline the regulatory process

and remove barriers te housing productxon especially affordable hou:mg production.

I propose thatthe new objective’s Policy Goals be as follows:

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

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

5.3 Provide incentives, including height-and éensx‘cy, to promote appropriately
designed and priced housing.

5.4 Allow sectional map amendsents 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 promote specific
strategies to meet that need. |

5.6 Allow flexibility In meeting site plan requxremems commensurate with the
provision of atfordable housing in excess of minimum requirements.

Only by proposing concrete steps in this Element can the County-make progress
on amending the development approval regudations that can impede residential development,
especially the creation oftaffordable 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 commumity 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, a recommendation
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
1s not a permitted use; therefore this sentence should be delsted.


http:promo.te

Phil Andrews
September 29, 2009
Page 3

Additional comments on the Housing Element include:

. p- 10, bullet 5, line 2: Add emplovers to the grolups that Should e
collaborated with to produce and preserve affordable housing.

»  p.12,Policy 1.4, line-1: Replace “County” with “public” to Tnclude &

- . broader range of employeeswho should have access to. housing near their
jobsites. The revised language may avoid problems with ethics and
collective bargaining.

= p. 12, Policy 1.5, line 2: E.eplace ‘non-vehicular” with “nun ~motorized
vehicular and pedestrian.” Bicycles are vehicles whose use will promote
community connectivity.

» p. 13, Policy 2.6, line 3: Replace “Encourage” with “Allow.”. -

. p. 13, Policy 2.10, line 1: Add “employers” to the list of groups that should
be encouraged to produce and preserve affordable and workforce housing.

e 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 condominium fees which restrict the ability of
moderate-income households to afford new housing. I suggest rewording
this Policy as follows: “Encourage developers of mixed-income
communities to adopt lower condominium/Eomeowner association fees for
the income-restricted units.”

s  p.14,Policy 3.2: Add “and promote aﬁordabﬂity” to-the policy. A
reduction in housing costs can be a major effect of uncouplmg parking from
the purchase of residential units.

e p. 14, Policies 3.3 and 3.5: 1believe that other envv:onmentaﬂv 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 carefally evaluated-imthese times of
fiscal restraint. It will be critically important to weigh the relative benefits
of each credit or waiver against its cost to the County so that high benefit fo
cost initiatives may be given high priority.

Attached is a list of editorial comments on and corrections to the draft Housing
Element.

I appreciate the efforts of Planning Board staff who worked closely with
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 neiahborhood needs
of the twenty-first century. Executive Branch staff will be available to partmpate in any
worksessions that the Council may schedule on this Element.

TL.:sns
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© Philip M. Andrews
e - —— September 29, 2009

Page 4

" Editorial Comments and Corrections

[ ]
-

[
»

®

p. 6,9 2, ine-3: [Housing] Dwellmg-Unit (WPLL):..
. 8,9 2, line 1, New large-seale housing. .. :
p. 9: Please add-quantitative data to “Housing Inventory 1920-2007” maps
p. 11: delete duplicative bullet 2
p. 14, Policy 3.7- Reword as follows: “Require [preservation] sonservation of tree
canopy and sustainable ... landscaping technigues. aswelias soil decompaction
strategies. (DEP) - - ‘
p. 17-18, Interagency Coordination table: The table-should be revised to reflect the any
changes to the wording of the Policies on pages 12-15. In addition:

o 1.4:2dd check marks to HOC and Developer columns

"o 2.2:add check toWI-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”
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County Executive

TO-

FROM:

SUBJECT:

0541555

OFFICE OF THE COUNTY EKECUTFJ‘"
ROCKVILLE, MA.RYLAND 20850

MEMORANDUM
September29, 2009,

Phil- Andrews, President
Montgomery County Cauncil

Ismh Lesuw, County Exseutive \,ﬂ . M_‘

Fiscal Impm:t‘-—- Planning Board Draft Housing Element of the General Plan

The Executive Branch has reviewed fhe Planning Board Draft &using Element
of the General Plan. The Housing Element is an amendment to the County s Gen

“adopted in 1964, updated in 197€, ard refined in 1993.

The Housing Element does not recommend specific capital projects, but rather

identifies policy objectives, regulatory reforms, and land use strategies for-housing in
Montgomery County. For that reason, there is no measurable fiscal impact of the Housing

Element.
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The Housing Goal addresses Montgomery County’s present and
future housing needs. It focuses on housing type, quality, quanti
ty, location, and affordability. Housing for less affluent members
of the communiry-is of special concem, but the goal, objectives,
and strategies are designed to recognize the housing needs of all
current and future County residents, including the full spectrum
of ages, incomes, lifestyles, and physical capabilities. Providing
housing oppottunities for employees of all income levels who
work in Montgomery County is of particular concemn.

A dé(_: eﬂt h 617; eina Sult able - Consistency with the Wedges and Corridors concept is funda-

A -, i mental to the Housing Goal. The Refinernent expects all resi-
- lwmg environment fOT iy dential development to conform to this pattern. [t also expects
N : consistency with master plans, recognizing them as an integral
American f amlly' part of the General Plan. These constraints especially affect the
appropriate locations for and types of affordable housing devel-

—U S. Housine Act " opment and the sites and intensities of multi-family complexes.
. g

of 1949

48

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




goals, olbjectives and stvategies

focused on “an orderly conversion of undeveloped land
to urhan use.” Both advocated the creation of new towns
and the use of clustering to achieve this goal. And both
mncluded housing as a major element of such develap-
ment. Neither, however, emphasized the need for hous-
ing to support emiployment.

With the exceptions of Clarkshurg and a few scattered
bur significant tracts of land in other arsas, attention
roday is tuming away from the development of vacant
land. The current emphasis is on the mainrenance, infill,
and redevelopment of land, and appropriate increases in
housing densities in the Urban Ring and the [-270 Coxi-
dor. 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 providing 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 Housing 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 lives. The new objective is designed to be
flexible, relating the desirakble amount of housing o the
needs of residents at different stages of life and to the
rieeds of workers in the County at different wage levels.
[t does not specify the means of achieving this objective
nor does it attach a numerical rarger to it. Instead, the
Refinement, while encouraging a balance between jobs
and housing on a County-wide basis, leaves decisions
about any changes in the numbers of housing units
and/or jobs to master plans and other more local forums.

The General 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, 1270 Comidor, and especially near rransit

stations. Of the Housing objectives, this one most specif-
ically reinforces the Wedges and Corridors concept.

The proposed Housing Goal deletes obsolete lan-
guage from the 1969 General Plan Updare. The 1969
General Plan Update Housing Goal reads as follows:
“Stress the present quality and prestigious image of resi-
denrial development in Montgomery County by further
providing for a full range of housing choices, conve-
viently located in a suitable living environment for all
incomes, ages and lifestyles.” The General Plan Refine-
ment reflects a consensus thar a “prestigious image” is no
longer needed as a housing goal for the County. The
stock of prestigious housing has greatly increased in the
past two 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 referring
to design and durability of construction. It drops the word
“erwironment,” 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 “established” from the objective concem-
ing neighborhoods. This language was sometimes tead as
meaning that there should never be change to existing
neighborhoods and thar “established” neighborhoods,
which many citizens interpret as being the most presti-
gious ones, should be protected more than others.

The General Plan Refinement adds othet new strate-
gies and, occasionally, new conceprs to the Housing
Goal. These include mixing residential densities in each
planning area consistent with rmaster plans, encouraging
eraployer assistance in meeting housing needs, and rede-
veloping existing properties when 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 and intensity cannot be separared from other
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housing issues, however, and are ncluded in the Housing
Goal as well. The Housing Goal addresses tapics such as
affordability, quality, and 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 construction, and it addresses the need to pro-
rect existing neighborhoods from unwarranted intrusions
by encouraging comparible infill development with suit-
able transitions between areas of higher and lower density.
The Land Use Goal addresses specific geographic issues.
One of the most imporrant of these is the definition of the
Residential Wedge, which is a newly highlighted geo-
graphic component of the Wedges and Corridors concept.
The Residential Wedge primarily contains one- and two-

[ S b XA ol 4
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acre estate zoning, The Land Use Goal discusses its fume-
tion as a housing resource for the County.

Economic Activity .

Housing and economic activity may be considered as two
sides of the same land use coin; each constitutes a major
resource for the other. Housing provides the consumers
and employees to support economic activity, while eco-
nomic activity provides the means of support for residen-
tial areas. In many cases, high quality housing was the
impetus for economic development. The Housing and
Economic Acrivity Goals are thus highly interrelated;
each addresses the need for the other. This Refinement

Housing development.

Pl .
A
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goals, obfectives and stvategies

calls for greater integration of housing and economic
activicies. Insofar as the provision of housing is irself a
major economic activity and depends on a stable econom-
ic climate, it is discussed in the Economic Activity Goal.

Transportation

Access 1o a variety of transporcation modes to promote
efficient travel, especially to work, and to protect the envi-
ronment is an underlying theme of many of the Housing
objectives and strategies. Improved transportation and
pedestrian access is one of several important reasons why
the Housing Goal stresses the desirability of mixed uses.
The Housing Goal encourages housing plans that foster
transit serviceability and proximicy of affordable housing to
rransit. [t also emphasizes housing in close proximicy 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
potential conflict with the Housing Goal. The Environ-
ment Goal seeks to protect healthy and atcractive sur-
roundings for present and future County residents. The
objectives also address the provision of the urilities and
water and sewer service needed by local households. At

" the same time, some of the Envitonment obiectives, 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 developmerit review processes.

Community Identity and Design

The Community Identicy and Design Goal complementis
the Housing Goal. It guides the development of the
community framework for housing and encourages lively,
livable neighborhoods for County residents. 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
market. Consequently, planning for residencial uses in
the County needs to consider the regional context. This
is especially true of affordable housing, which is one of
the greatest needs of the County and the regional hous-
ing market. Montgomery County will continue to coop-
erate 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 concentrating development in suirable areas
(Vision 1). The Housing Goal encourages economic
growth and also proposes that regulatory mechanisms be
streamlined (Vision 6). In addition, strategies are includ-
ed to assure the availability of adequace housing near
employment centers {Objective 3}, to ensure adequate
housing choices and to encourage innovative rechniques

" to reduce the cost of housing, including the examination

of regularions and policies and development standards

{Strategy 1E).
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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.

2o 2

eI

z? 5 ]

Promote vccriefy and choica in housing of quality
design and durable construction in various types of .
neighborhoods,

Strategies

A. Permit increased flexibility in residential develop-
ment standards to meet a broader range of needs and
to foster more crearive design.

B. Expand opportunities for a variety of housing densi-
ties within communities to offer more choice o a
broader econowmic range of households.

C. Encourage the use of new and innovative housing
construction techniques, including pre-fabricated
components and housing units, to increase the sup-
ply and variety of housing rypes.

D. Explore the feasibility of rural centers in appropriate
locations, such as the Residential Wedge.
E. Assess the development review process to determine

ways to streamline the process and o encourage cre-
ative nousing design.

E  Encourage both ownership and rental opportunities
for all types of housing.

Promote a sufficient supply of housing 1o serve the
County’s existing.and planned employment and the
chonging needs of its residents af various stages of-
life.

Strategies

A. Provide adequate zoning capacity to meet the cur-
rent and furure housing needs of those who live or
work in the County.

B. Explore ways to improve the economic feastbiliny of
housing development as compared to employment-rela
ed buildings.

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

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

E. Encourage employer assistance in meeting housing

needs:
E  Develop new techniques to provide housing, includ-
ing incentives.

Encourage housing near employment centers, with ade
quate access to a wide varety of fadilities and services.

" Support mixed-use communifies fo further this objective.

Strategies

A. Assure the availability of housing near employment
Centers.

B. Integrate housing with employment and transporta-
tion centers with appropriate community serviees
and facilities, especially in transit stop locations.

C. Examine County regulations and policies for oppor-
tunities for mixed-use development; develop addi-
ticnal options.

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

E. Explore changing development standards to allow
the closer integration of employment and housing
within mixed-use developments.

L. Encourage housing plans that foster transit service-
ability. ‘



http:residenti.al

G. Encourage the provision of appropriate indoor and out-

goals, objectives and strategies

door recreational and community facilities in multi-
family and single-family residential development.

OBJECTIVE 4

' Encdurcge an adequate supply of affordable housing

throughout the County for those living or working in
Montgomery County, espedially for households at the
‘median income and below.

Strategies

A. Encourage the provision of low-, moderate-, and

median-income housing to meet existing and antici-
pated future needs..

Distribute govermnment-assisted housing equirably
throughout the County.

Plan affordable housing so that it is reasonably acces-
sible to employmenc centers, shopping, public trans-
portation, and recreational facilities.

Encourage well-designed subsidized housing thar is
compatible with surrounding housing.

Assure the provision of low- and moderate-income
housing as part of large-scale development through a
variety of approaches, including the Moderately
Priced Dwelling Unit program.

Preserve existing affordable housing where possible.
Encourage development of affordable housing by the
private market. :

Designare government-ownad land, other than park-
land, that meets appropriate housing site selection
crireria for future housing development.

{dentify County policies that have a burdensome effect
on the cost of housing; find altematives if possible.
Encourage the provision of innovative housing types.
and approaches, such as single-room occupancy
housing and accessory apartments, to meet the needs
of lower income single persons and small households.
Develop zoning policies that encourage the provision
of affordable housing while protecting the Wedges
and Corridors concept.

OBJECTIVE 5

Maintain and enhance the quadlity and safery of hous-
ing and neighborhoods.

Strategies

A

Discourage deterioration of housing through well-
funded code enforcement, neighborhood improve-
ment programs, and other appropriate techniques.
Ensure that infill development and redevelopment
complements existing housing and neighborhoads.
Mix housing with other uses with special care in ways
that promote comparibiliry and concem for residents’
needs for safety, privacy, and attractive surroundings
when introducing new uses into older neighborhoods.
Provide for appropriate redevelopment of residential
property when conditions warrant.

Protect residential neighborhoods by channeling
through traffic away from residential streets and dis-
couraging spill-over parking from non-residential areas.
Use special care to plan uses at the edges of high-
density centers that are compatible with existing |
neighborhoods.

OBIECTIVE &

Cbncenfrcfevfhe highest density housing in the Urban
Ring and the 1-270 Comidor, especially in transit station
locales.,

Strategies

A.

Designate appropriate, specific locations in sufficient
amounts for higher density housing and mixed-use
development in master plans.

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

Encourage air rights development in areas designated
for higher densities. '
Encourage developmenc of affordable, higher densiry -
housing in the vicinity of transit stations.
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Housing kPolicy —_ Executive' Summary

MONTGOMERY COUNTY: THE PLACE TO CALL H OME

Vision
A safe,’deceni:, and affordable honie 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 of its reszdents 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 épace within each housing unit for its occupants.
. Affordable housing for all who live or r 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 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.
We will work to achieve this visibn 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

i . As aresult of shifting demographic and economic conditions in the region,

% housing supply and demand have changed significantly since adoption of the
G ' last Housing Policy in 1981. High interest rates were then the main problem
affecting affordability. 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.

t f « Aging neighborhoods, many 50 years old or more, neechng 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 Objectives

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 Wﬁh mental ﬂlness, and
persons transitioning from homelessness :

3. Safe, h1ghoqual1ty neighborhoods.

4. Communities with affordable hodsing, 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.

@
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6. Equal opportunity housing, to ensure that all residents have an
opportunity to purchase, rent, finance, and occupy housing in the
county. .

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

Tools

’Cotmty programs and projects currently available to enhance housing choice
include:

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

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

» Providing the Housing Opportunities Comimission 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 owmer-occupants of condemned
" properties.

« Adopting pilot program for smgle-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 adaptwe reuse of surplus pubhc
schools and school sites.

- Having the right of first refusal to purchase mlﬂﬁfamﬂy hotising 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.

Fine Tumng

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 Hbme 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 obj ectives 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 tharn $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 mstory, forecast needs, and
industry and provider capacn‘:y

A companson of these productlon goals with 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 Progrém: Proposed Annual Production Goals
{Averages for the last two fiscal years, FY99 and FYO0O, are shown in parentheses.)

Programs Owner Rental . Total Cost
Units Units (County $)
Moderately Priced Dwelling 200 100 " $0
Units (149) (83) ($0)
Section 8 Certificates/ Housing 200 $0
Vouchers (190) - {$0)
Group Home/Transitional/ 100 $500,000 -
Special Needs Housing {(29) $1,000,000
Production ($145,000)
Home Ownership 30* $600,000
(11%) ($296,000)
Nonprofit Multifamily : 150* $1,500,000 ~
Rehabilitation (55%) $2,250,000
| | ($543,000)
New Construction 200 . $800,000 -
‘ (0) $2,000,000
($0)
Preservation of Federally 200* $1,600,000 - -
Assisted Housing (121%) $2,400,000
($780,000)
HOC and Nonprofit MPDU 60 $1,800,000
Acquisition (29) ($870,000)
Multifamily Rehabilitation Loans 150* $750,000 -
(5% $1,500,000 ‘
) ] {$108,000) §
Construction of Elderly Housing 250 $3,750,000 - d
and Assisted Living Units (18) $5,750,000 !
($683,000) :
Accessory Apartments 50 30
(15) (0]
Preservation of Threatened 950* 30 ' ‘
Multifamily Housing (9507 (30) :
Acquisition of Threatened 150* $0 ~ $1,500,000"
Multifamily Housing (24%) ($516,000)
HOC Public Housing 100~ $700,000 -
Rehabilitation (40%) 1,500,000
A ($290,000)
Total Units: Total Cost to
New: 1,160(513) County:
Preserved: 1,730(1,206) | $12-$20,300,000
Total:  .2,890(1,719) ($4,231,000)

* Units preserved, not added to the housing stock.

** Loan.
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A Housing Policy for
Mormntgomery 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 of its residents to have
decent housing in sound neighborhoods.

Montgomery County is one of the finest communities inn the nation. It offers a
wide range of housing types, in various price ranges, for rent and for sale, to
most who choose to live here. It has many fine neighbarhoods 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 find 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 commutmg

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.

. Approprlate 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.

e Housmg opportumﬁes and supportive services for those who have mobility

Or Sensory zmpalrment 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 cmzens comrnunity leaders, housing providers, and
public employees.

« Funding and appropriate plarming.

i«-u'q U071~§ s 'DOH 11 el o LR gt me v A ran i
nis Housing Policy will § 120 meake this vision a regaa’y.
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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 recommendaticns for
improving them, and direct the allocation of resources. Changing population
demographics and economic conditions will necessitate a review and update of
‘the housing policy every ten years.

Principles

“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 te maintain and enhance the
quahty of life of its citizens by:

« Developing a regional housing strategy to address housmv 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 and agricultural areas for future generations.

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

This compfehensiw}e 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 infrastructure.

« Continued upkeep of the county’s aging housing stock.




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.

. Assistance for Pérsons 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 'N;aigh‘borhoods — 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 res.1dents 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.

(O3]




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
20t century, Montgomery County developed into what was primarily a
suburban, bedroom community to Washington, D.C. during the second half of
the 20t century. Here at the beginning of the 21st 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 boommg job
market, and still 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 housmg 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, itis
incumbent upon the County to continue its housing commitment to its diverse
population and to use its resources wisely and efficiently.

Rertal Vacancy Rates, All Units, 1982-2000
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Summary of Conditions

« Low production of multifamily housing has caused rental vacancy rates
to fall below 2 percent and annual turmcver rent increases to reach
historic highs of 6 to 8 percent. The average one-bedrcom 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 growth 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.

~
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« 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 S0 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
transitioning from homelessness. The county can meet only about one-




» Demand is increasing for housing for individuals and families
transitioning 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 housing stock is under intense pressure.
Appreximately 2,000 rental housing units with below-market rents may be
lost by 2003 due te prepayment and/or discontinuation of federally
subsidized loans or assistance contracts,




II1.

Fine Tuning Existing Innovative Housing Programs

Tools for Enhdnc’ing 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 Dwellmg Unit
Program.

Preserving agricultural land and open space through the Transfer of

"~ Development Rights Program.

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

Ensurmg 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 efﬁc1ency apartment facilities (single-room
occupancy)

Providing accessory apartments.

Continuing programs for education, testing, research, and enforcemcnt
under Fair Housmg

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.

~1




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 authornty and housing finance 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 Progrz’xm‘

« Code Enforcement Programs: Vacant and Condemned Housing and
Neighborhoods 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 pnor‘zty

Moderately Priced Dwel!ing Unit Program

In the early 1970s, Montgomery County had a shortage of affordable housing for
low- and moderate-income househcelds. Housing advocate groups discussed
measures to increase such housing that eventually led to an inclusionary zoning
program that is both mandatory and countywide. Developers of subdivisions
with 50 or more units receive a bonus density in exchange for including
affordable housing in the development. Since the program's inception, over
10,600 moderately priced dwelling 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-winning 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.




. - Ensuring the financial vigbility of developments that include moderately
priced dwelling units.

Issue 1

Housing units, including maoderately priced dwelling units, are being produced at

‘a slower rate as the supply of developable land decreases. The suggestions

proposed below could increase the 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 dwelling units or an
in lieu fee for new subdivisions with fewer than 50 units.

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

MPDU Production, 1976 - 1999
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Issue 2

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

Re commendation

« Explore the possibility of purchase of moderately priced dweﬂm.g 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
transit stations is high-rise rental projects. High construction costs make it
financially infeasible to include moderately priced dwelling units, especially given

@ 10
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the inability to take advantage of the bonus density offered under the MPDU
Program. A

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 financially 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 B R

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

Recommendations

« Make the MPDU Program more active in financing 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 two 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 health hospitals be closed. The problems include:

11




« The precarious financial state of most providers of mental health services
in the county.

» Neighborhood oppésition 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 eXlsU_ng U.nderused housing for group
homes.

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

» Use Section 8 voucher payments, under the new lump-sum provision, for
downpayments on houses instead of for rental payments.

» Improve coordination between those providing the hoi;sing 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 program 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
Recommendatxons

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

« To expand the supply of moderately prlced 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 Maintenance Code in 1964, Most of the inspections done under the



authority of the code are mandated by other actions (e.g., icensing of multifamily
units and accessory apartmments) or in response to a complaint from a tenant or
property owner. [n 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

. Procuremént 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 Administration are of particular concern. HUD has recently

streamlined its processes and is removing properties from its inventory in a more-

expeditious 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 Alive! 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 féreclosed 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.

N e o
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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 changes 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 owners to maintain 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 with an expanded
rehabilitation loan program for those property owners with limited resources.

The goal of Montgomery County is to have a wide choice of housing types and
quahty 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 neighborhcods.
. Cpmniunities with affordable housiﬁg.
. Housing for all stages of life.
» Equal opportunity housing

« SBustainable communities.

Objective 1: Variety and 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 aftractive alternative to newly constructed
communities.

Action Plan

»  Ensure high quality of housing and public mfrasmcture in exxstmg
neighborhoods.

s Profact encroachment on existing neighborhoods by undesirable uses.

(1)
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. Promote high home ownership through assistance programs.
. Preserve single-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 eiforts 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 the master
planning 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 financial, land use, or other incentives to retain and increase
affordable hrousing.

. Prepare an annual report on the progress made toward reeﬂna 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 and redevelopment
opportunities, including mixed-use development and the 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 developmeﬁt of “Smart Codes” to encourage redevelopment of
housing and adaptive reuse of non-residential buildings.

Plans being reviewed by Department of Permitting Services staff

Second Priority Strategies

E. Promote Housing Near Transit and Employmeﬁt — 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.
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Inventory and assess air-rights development potential of sites, especially
on publicly owned sites such as parking lots in central business district
areas. '

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

F. Promote Higher Densities and Mixed Uses in Transit Station Areas and
Downtowns — Increase variety of housing densities in new communities to
provide more choices to a broader economiic range of households and
designate appropriate, specific 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
plan process.

Assess developahle land in areas designated for growth 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

S
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. Develop forecast of special needs populations.

« Identify and implement p*‘ograms to meet any shortiall of special needs
housing.

« Include goals for affordable and assisted housing in master plans and
designate suitable s1tes 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 cede.

- Explore incentives, such as density bonuses, to developers who promde
special needs housmg

« Consider a program for County purchase of land for senior and spec1al
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.

4 C. Simplify Regulations for Senior Housing — Explore zoning and r\,gulatory
P cha.nges to ease approval of elderly housing development.

Action Plan

+ Develop standard compatibility criteria for elderly housing and study
possibility of eliminating special exception approval process.
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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

. Conduect inventory of housing appropriate for transitioning from
homelessness.

» Increase supply and affordability of appropriately designe& 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.

Objective 3: Safe, High Quality Neighborhoods

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

First Priority Strategies

Al

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 implementing the Concentrated Code Enforcement Program of
neighborhood-wide inspections for housing code, solid waste, and parking
violations. |

Promote Neighborhood Renewal — Ensure that older neighborhoods,
especially moderately priced communities, remain attractive and viable for
homebuyers by renewing neighborhood infrastructure, promoting
neighborhood stabilization, and addressing streetscaping and neighborhood

desirability issues.
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Action Plan ' A ,

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

. Implement community policing.

« - Include sections en neighborhood renewal in master plans.
Second Priority Strategies

C. Provide Assistance for Repairs — Offer financial incentives to owners of
older housing for repair and improvements.

Action Plan

x

« 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 édaptive reuse of vacant
non-residential buildings and provide for appropnate redevelopment of
residential property.

Action Plan

» Inventory and assess privately- and publicly-owned buﬂdjngs 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 protecting the
well being of current residents and minimizing displacement of at»nsk
residents.

« Assess for reuse or demolition all vacant, condemned, and abandoned
buildings.

« Review and, if necessary amend, the Zoning Ordinance to facilitate
adaptive reuse.
« Assess vacant, abandoned, or obsolete residential buildings for renewal.

Y - Encourage preservation, restoration, and use of historic sites to provide
g housing and to foster community identity,

b E. Ensure Compatibility of Infill Housmg Mix infill housing and other uses in
Lo ways that promote compatibility and address residents’ need for safety
‘ privacy, and attractive surroundings.

Action Plan

N . . Explore Zoning Ordinance standards for infill development or
I redevelopment that provides an appropriate mix of uses in existing
communities.

compatible rezoning and special exception applications for infill

4
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. Identify appropriate sites for higher density residental or non-residential
infill development in master plans,

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, iricluding
Montgomery Housing Initigtive Fund financing, homeownership
assistance, the leveraging and layering of other public and private funding
sources, and “Live Near Your Work” public and private homeownership

assistance near employment centers.




Housing owned by the Housing Opportunities Commission

B. Distribute Locations of Affordable Housing — Distribute govemment—
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 owned 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 affordabie housmg 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.
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Encourage Private Participation — Encourage participation of private
developers and lenders in the provision of affordable housing.

Action Plan

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

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

. Continue to provide primary and gap financing 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 financial institutions with which the County
does business participate in community lending activities.

.  Monitor and encourage expanded community lending activities under the
Community Reinvestment Act.

« Combat predatory 1end1ng practices.

« Encourage private employers to pa:u(:lpate in public-private partnersmps
for the development of affordable housmg

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
financial feasibility of high density affordable and mixed-income housing.

Continue Inclusionary Communities — Ensure the provision of low- and
moderate-income housing as part of large-scale developrment through a

variety of approaches, including the Moderately Priced Housing Program.

Action Plan

«  Seek adoption: of an mclusmnary zomng ordinance by mumczpaht;es
without one.

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

« Examine disincentives to development of moderately priced dwelling units.

« Revise the moderately priced housing prooram to reflect current market
conditions. :

» Develop additional programs to address disincentives to affordable and
mixed income housing.
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Second Priority St:'a'tegies

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

Action Plan v
. 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 productton in
high-rise development.

0 » Continue exempting price-controlled housmv from County excise or
impact taxes.

«  Expand spec:aal ceiling allocations for affordable housing i in the Ammal
" Growth Policy. :

I. Provide Innovative Housing — Encourage the provisio'n 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.

1)
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« Remove impediments to personal living quarter developments and
accessory apartments, including possible amendments to the Zoning
Ordinance and to the Housing Maintenance Code.

« Develop program for transitional households and entry-level emplovees
possibly involving private employers.

J. Promote Housing in Mixed-Use Development — Phase mixed-use
~ development so that housing is constructed i ina timely fashion relative to
other uses within the project.

Action Plan

» 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 Subdixdsion 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

» Identify 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 Speciai Housing Needs — Develop additional techniques to provide
housing opportunities to meet the special housing needs of young workers,
the elderly, and persons with disabilities.

Action Plan . ‘
» Develop comprehensive inventory of special needs housing. |
-« Develop forecast of special needs populations.

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

« Increase supply of adaptable housing with basic dccessibility 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.

« Expand the Live Near Your Work Program that provides pubhc and
employer incentives to purchasing homes near designated job centers.

Cbjective 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.

. .—\mend law where necessary to enhance effectiveness of enforcement
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» 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 and responsibilities under the fair
housing law.

Action Plan

+ Expand fair housing educatlon acﬁwnes including developing a school
curriculum. ,

« Resume a program of providing continuing education credits for the real-
estate industry.

. Compliance Testing — Conduct testing of rentél,' 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.

. Examine Lender Policies and Practices. — Ensure that banking and 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 pér‘ticipate in
Community Reinvestment Act activities throughout the county.

- Ensure that lending institutions in the County do not engage in prec_atory
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 housmo' sale and rental industry for conformance
with fair housmg laws.

. Make the County a Model for Fair Housing — Ensure that all County
housing programs comply with the spirit and letter of equal housing
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opportunity laws and make County housing programs models of fair housing
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 sensatlwty in housing,
nelghborhood 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 building 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 will reduce residential energy
consumption. Review and amend building codes, code enforcement
procedures, and other housing programns that regulate remodeling and

reconstruction of infrastructure.
Solar access
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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.

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 ungauon systems and rain harvesting
techniques.

» Provide information on County website on drought-tolerant native species.
Use Recycled Products.

Action Plan )

» Provide information on products made from recycled materials. -

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

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.

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.

29

TR g i s




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 information on disconnecting impervious surfaces and increasing
onsite percolation of stormwater runoff.
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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
annual 4,000-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 currerit 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, programn 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-
yvear 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 B
programinatic costs have been determined. Existing contracts, loans, and
development budgets provided the following cost information. ' i

« 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. /

I

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

«  When contributing to the development of assisted living for the elderly, the
County has been providing between $15,000 and $23,000 per umnit.
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« The cost of permanent supportive housing for seriousiy 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
with 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 t6 take advantage of opportunities and address

. special problems that may arise in any one year. Of the total 2,890-unit target,

1,730 are existing units that will be preserved as affordable units, through
assistance with rehabilitation, purchase by a public agency or nonprofit
organization, or a negotiated rental agreement. The remaining 1,160 are new

- units that, 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 with physical, mental, or emotional illness. The providers of

~ these housing units include nonprofit service organizations, the Housing

Opportunities Commission, and other developers of housing,
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Comparing these production goals with the average housing units achieved in
each category over the past two years, we see a dramatic 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 Housihg Program
Proposed Annual Production Goals
(Averages for the last two fiscal years, FY99 and FY0O0, are shown in parentheses)

assistance payments contracts.

Programs Owner Rental Per Unit "Total Cost
Units Units Cost {County $)
{County $)
Moderately Priced Dwelling Units: New homeownership and rental
housing opportunities for households earning 50-65 % of median 200 100 $0 $0
income. Units are scattered throughout county. Prices of ownership {149) {83) ($0)
units approx. $95, 000 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 200 $0 $0
existing rental housing. Tenant contribution toward rent generally {190) ($0)
capped at approx. 30 % of income. Units agsisted 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.
Group Home/Transitional/Special Needs Housing Production: 100 $5,000- $500,000-
Newly constructed, acquired, rehabilitated housing for special {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.
Home Ownership: Acquisition and renovation of HUD foreclosed 30* $20,000 $600,000
houses by nonprofit housing providers. Units to be resold to below (11%) ($296,000)
median income purchasers. Assistance to first time home buyers,
inclhuding closing cost assistance. Single family rehabilitation loans.
Nonprofit Multifamily Rehabilitation: Acquisition and rehabilitation 150* $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-
including 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 of housing ($780,000)

34

_—




HOC and Nonprofit MPDU Acquisition: Purchase by HOC and

j 60 $30,000 $1,800,000
Nonprofit housing providers of up to 40% of all ownership MPDUs (29) ' ($870,000)
constructed. Houses will be rented to very low income households. _
Multifamily Rehabilitation Loans: Loans to private owners of 150* $5,000~ $750,000~
multifamily housing to bring units into code compliance and upgrade (5% $10,000 $1,500,000
units. ($108,000)
Construction of Elderly Housing and Assisted Living Units: Gap 250 $15,000- | $3,750,000-
financing or rental subsidy for newly constructed elderly housing and {18) $23,000%* $5,750,000
assisted living facilities ($683,000)
Accessory Apartments: Creation of accessory rental units in single 50 $0 $0
famiily homes. : (15) ($0)
Preservation of Threatened Multifamily Housing: Preservation of 950* $0 50
affordable multifamily rental properties threatened with sale or {950%) ($0)
conversion through the negotiation of rental agreements
Acquisition of Threatened Multifamily Housing: Acquisition by the 150* : $0- $0-
County, HOC, or tenants' associations of multifamily properties (24%) $100,000 $1,500,000 .
threatened with conversion or displacement, ($516,000)
HOC Public Housing Rehabilitation: County-funded rehabilitation 100* $7,000~ $700,000-
and modemization of HOC owned public housing stock, {407%) $15,000 1,500,000
N ($290,000)
Total Units: Owner Units: Rental Units: Total Cost
New: : New: New: to County:
1,160 (513) 200 960 (364) $12-
Preserved: Preserved: Preserved: $20,300,000
1,730 (1,206) 30 1,700 (1,195) ($4,231,000)
Total: ' Total: Total:
2,800 (1,719) 230 2,660 (1,559)

*  Units preserved, not added to the housing stock.
¥ Loan.. '
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Appendix A

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

Year Efficiency 1BR 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 3.3 3.6 4.1 $468 $734
1984 2.7 2.6 2.6 3.0 3.4 2.6 $513 $766
1985 4.0 3.2 3.1 2.7 5.0 3.3 $541 $776
1986 2.5 3.3 3.7 37 | a7 3.7 $575 $802

| 1987 2.2 4.3 3.9 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
1991 4.7 6.5 5.9 4.7 1.9 6.5 $760 $894
1992 5.1 6.1 5.6 48 |- 2.0 5.6 $771 $860
1993 4.3 5.1 4.9 42 .| 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 $803
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 26 2.7 3.1 3.7 6.1 3.0 $894 “ $894
2000 1.6 25 2.4 2.7 5.2 2.5 $965 $934

Source: DHCA Rental Vacancy Surveys
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Appéndix B

Number of Households in Income Caiegories by Household Size

Income Categories

Size rVf:ry low Low Modest | Moderate High Affluent | Very Affluent |  Wealthy All
i 1 15,150 6,310 6,194 30,282 6,951 3,200 537 622 69,246
2 9,283 4,578 6,284 31,606 22,049 21,355 4,096 5,211 104,462
3 5,752 2,274 3,566 12,012 13,146 12,022 1,829 3,312 53,913
4 4,426 2,239 2,876 8,143 11,605 13,966 2,860 3,825 49,940
5+ 3,549 2,198 2,775 5,196 7,102 7,456 1,275 4,021 33,572
All 38,160 17,599 21,695 87,239 60,853 57,999 10,597 16,991 311_,‘133
Percent 12.3% 5.7% 7.0% 28.0% 19.6% 18.6% 3.4% 5.5% 100.0%
Annual Household Income Rangeé {in thousands of dollars)
Size Very Low Low Modest Moderate High Afﬂuent. Very Wealthy
: ‘ Affluent
1 up to 23.9 23.9-29.1 29.2-34.6 34.7-70.0 | 70.1-100 100.1-160 160.1-200 over 200
2 up to 27.3 27.3-33.3 33.4-39.5 39.6-70.0 | 70.1-100 100.1-160 160.1-200 over 200
3 up to 30.8 30.8-37.5 37.6-44.5 44.6-70.0 | 70.1-100 100.1-160 -{ 160.1-200 over 200
4 up to 34.2 34.2-41.6 41.7-49.4 h49.5-70.0 70.1-100 100.1-160 160.1;200 over 200
5+ up to 36.9 36.9-45.0 45.0-53.4 ‘ 53.5-70 ©70.1-100 100.1-160 160.1-200 over 200

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

¥ Median Sales Price of Single Family Homes, 1987 - 1999
{in constant 1999 dollars)
L Year - New Existing New - Existing All Units
‘ ? , ‘ Detached Detached Aftached -Attached

. 1987 251,593 188,520 141,861 115,805 166,975
' ‘ ’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 - 189,590 150,882 203,571
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 N 203,660
' f 11997 355,061 237,883 179,964 139,523 203,752
: 1998 ‘ 369,339 239,935 223,213 139,877 209,305
1999 | 364,195 243,000 212,217 139,000 205,000




Appendix D

MPDU Production, 1976-1999

Year For-Sale Units | Rental Units Total Units
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
1994 334 0 334 -
1995 292 46 338
1996 282 87 369
1997 218 12 230
1998 211 0 211
1999 122 143 265
Total 7,637 2,958 10,595




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 Acguisition Loan Program

Weatherization Program

Lead Paint Hazard Reduction

Moderately Priced Dwelling Unit Program

Montgomery County Payment in Lieu of Taxes 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 Commaission programs:
Public Housing _

Section 8 Housing Choice Voucher Program
Transitional Housing (McKinney I, Mothers and Tots Entering
Recovery, I, & VII)

Permanent Housing (McKinney X, VI, 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 Oumership Program

Neighborhood Inifiative Program

Closing Cost Assistance Program

Human Relations Commission program:
Fair Housing Program

s
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Appendix F

Montgomery County Housing Initiative Fund Revenue

Source FY89 FY90 FY91 FY92 FYo3 FYo4 FY95 FY96 Y97 FY98 FY99 FY00 FYop*» Totals
Transfes (ax 395,168 $55,125 $63,752 $30,330 A $32,604 $7,500 321,050 359,000 34,860 $19,000 $388,389
:i;mz contributions 2,000,000 2,000,000
Wlu'vc‘;mwnt income 193,436 257,166 98,554 166,415 97,516 69,716 117,977 496,000 227,824 176,400 7 177,000 261,000 220,000 2,553,004
MPU contributions 210,000 | ) 70,000 53,750 53,750 400,000 65,000 200,000 16,006 75,000 159,000 l,3-€)2,500
Propedty salgs* 4,652,302 257,399 89,488 898,504 169,144 1,332,597 793,000 776,000 759,800 8,562,434
MPOU foreclosures 49,385 2,763 27,000 7 7,084 1,892 24,000 112,124
MPDU recapture 22,000 22,000
Loun repayments 304,111 324,000 | 3,393,421 788,530 1,263,170 461,998 | 2,289,501 1,286,991 662,576 1,615,000 615,000 388,680 12,792;97
|4
Development 202,000 261,000 291,000 754,600
appraval payments
Property rental 15,487 20,629 18,838 80,208 76,556 76,000 19,000 306,718
_(.:1;;%1]3 ‘ . ) 6,400,000 6,400,000
Miscellaneous 188,038 40,980 15,130 70,828 2;163 52,286 5,833 7,769 12,000 395,027
Totuls 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

*Refore FY 97 “Properiy Sales” was 100% of the proceeds from the sale of land owned by the Department of Housing and Community Affairs. Since then, it is 25% of
the proceeds from the sale of land owned by the County. '

& Petimate
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. ResolutionNo: ~ 14-959

b Introduced: May 15, 2001
5 ' Adopted: © July 17, 2001
o . .

i - COUNTY COUNCIL

FOR MONTGOMERY COUNTY, MARYLAND

By: County Council

Subject: Adoption of the Housing Policy for Montgomery County

Background

1. On October 20, 1981, by Resolution 9-1503, the County Coﬁncil adopted the Housing
Policy for Montgomery County — A Statement of Intent.

2. As a result of shifting demographic and economic conditions in the Washington, D.C.
metropolitan region, housing supply and demand have changed significantly since the
¥ adoption of the 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 of the Housing Policy in
" cooperation with the County Executive and his staff. o

, . Action

L The Coumy Council for Montgomery County, Maryland, approves the following
i resolution: '

1. = The Housing Policy for Montgomery County, Maryland: "Montgomery County - The
Place to Call Home" is hereby adopted as amended as part of and an attachment to this
resolution and constitutes the statement of the County's concern that present and future
citizens will 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 of housing. ‘
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ES

Resolution No: 1h-959

This Housing Policy will be the plan for the County’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.

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.

In cooperation with neighboring jurisdictions, the County will work diligently to develop a
coordinated strategy to address mutual housing needs in the Washington, DC metropolitan

region.

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 of the County Code
describing the state of the County's demand for and supply of affordable, including

assisted, housing.

Ten years from the enactment of this Reéolution, the County Executive must undertake a
full reevaluation of housing needs in Montgomery County, and recommend housing policy
changes to reflect needs at that time.

This is a correct copy of Council action.

Ypp . o)
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MONTGOMERY COUNTY 2001 HOUSING POLICY
: ACCOMPLISHMENTS

1. Housing Initiative Fund (HIF)

a.

Council approved resolution requiring 2.5% property tax revenue as dedicated
revenue source for the HIF. This has been temporarlly put aside during the current
General Fund shortfalls.

The Council has authorized, at the request of the Executive, $90 million of bond
funds for the acquisition and rehabilitation program under the HIF.

DHCA has continued to support seventeen current partners through funding from the
HIF, including six (6) new partners during the past year.

2. Moderately Priced Dwelling Unit Program ( MPDU)

The Council has changed the program requiring MPDUs in developmeénts of more
than 20 units. &

DHCA has encouraged and facilitated the purchase of MPDUs by HOC and
nonprofits for rental, and in some cases resale, to low income families.

In limited cases, tax abatement (PILOTs) has been granted to facilitate building high
rise developments with MPDUs. N

Greater direct assistance has been provided MPDU applicants in preparing for, and
financing, home purchases.

First-time homebuyer classes have been enhanced and are now required for all
MPDU (purchase) participants.

2,324 MPDUs have been produced since 2001, 1,340 for sale and 984 rentals.

3. Group Home Program

DHCA and HOC programs have been increasingly used to provide financing and/or
rental assistance to group home providers serving those with the lowest incomes.
Group home providers have been assisted in finding and purchasmg ex1stm0
underused housing as well as MPDUs.

DHCA, HHS, and HOC have significantly increased their collaboration and
cooperation to provide and coordinate services.

DHCA is actively working with the group home prowders to assess and finance
rehabilitation necessary for continued use and occupancy of their properties.

4. Rental Assistance Programs

a. The Council established a shallow subsidy rental assistance program administered by

HHS and HOC, respectively.

1) DHCA has utilized some HOME funding to prov1de rental assistance to 50
homeless families for a period of at least three (3) years.

2) HOC is administering 1,416 more housing vouchers than it was in 2001.



Montgomery County 2001 Housing Policy Accomplishments
Page 2 )

5. Assistance for Persons with Diverse Housing Needs

a. The County has embarked upon the Housing First model which focuses on permanent
housing for those exiting homelessness rather than transitional housmg A major
portion of the HIF has been devoted to this effort. '

b. DHCA resources and programs have been devoted increasingly to special needs
housing for those with disabilities. :

6. Promote Neighborhood Renewal

a. DHCA has embarked on focused Neighborhood Assistance program, which is
designed to address growing problems in older neighborhoods.

b. Since 2001, Montgomery County has provided $5.5 million in general funds to HOC
for rehabilitation of public housing to compensate for the lack of adequate funding by
the Federal Government.

7. Communities with Affordable Housing

a. The HIF has been greatly expanded to provide resources to preserve existing
affordable housing and develop new affordable housing.

b. Funding decisions are made to insure distribution of affordable housing throughout
the County.

DHCA: 1/20/2010
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housing monitor

MONTGOMERY COULNTY

Montgomery County’s median sales price for single and multifamily, new and used homes
was $3355,000 in October, the same level as 2004. The median price is down 3.3 percent
from $366,963 in the third quarter of 2010, but an increase of nearly 9 percent from the first
quarter. Montgomery County’s median sales prices typically have remained higher than most
of the region and the nation since 1999. In first quarter 2010, the county’s median was 1.9
iimes the nation’s median sales price.

S51aTE AND REGION

In Oclober, the median sales price in Maryland was $245,355 — a 4.8 percent decrease from
the median of $257,654 in third quarter 2010. The median sales price in the metropolitan
Washington region was $344,175 in October, a decrease of 1.9 percent from the region’s
median of $350, 938 during the third quarter. In September, the Shiller sales price index for
the Metro DC Region increased 4.5 percent, compared to 2009. The Washingion DC metro
was one of only two metros to have an increase in the Shiller sales price index in September,

HATION

The nation’s median sales price was $188,254 in September, a 2 percent decrease from July
through August. This is in sharp contrast to second quarter 2010, which sow house prices rise
4.7 percent from the first quarter -~ when it was $183,700, an increase of nearly $6,000.
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Population

summary

Monigomery County’s population continues 1o grow, particularly among minorities. The year
2009 showed the largest population increase of the decade, including an increase in the
non-Hispanic white population, which had declined in previous years. However, recent
growth is slower than at the beginning of the decade. Slower growth may reflect o
nationwide trend created by the economic downturn, which has meant fewer people moving
to new jobs.

= Between 2008 and 2009, the County’s population grew by an estimated 17,915
people, {1.9%), the lurgest yearly gain in the past decade.

= Ofthose 17,915 new residents, only 358 are non-Hispanic white.

*  The County hos almost reached the point at which its minority population will exceed the
non-Hispanic white population, currently 51.9%.

minerity growth increases

Growth in the minority population continues to fuel overall population growth. In the post
nine years, the County’s minority populotion grew by 114,589 people (33%). In-migration
and birth rates among the Hisponic population are higher thon any other ethnic category.
The County is currently 48 percent minority and will soon be a “majority minority”
population, where the minority population exceeds the non-Hispanic white population.

*  The growth in the Hispanic population accounts for 48% of the minority increase, Asian
and Pacific Islanders account for 28%, and non-Hispanic black accounts for 22%.

*  The Counly’s Hispanic population continues 1o have the largest percentage increase—
an estimated 8,266 new residents—a 5.6% incrense between 2008 and 2009,

county population change by hispanic origin and race,
2000-2009

total population 100%
non-hispanic 39,291 41.7%
while -20,352 -215%
black 24,710 26.2%
asian 32,076 24.0%
other 2,857 3.0%
hispanic 54,946 58.3%
minarity population . 114,589 . 121.6%

non-hispanic white populotion decreases

The non-Hispanic white frends are the opposite of the growth exhibited in the minority

population, While more minorities are seftling in the Counly, the decrease in non-Hispanic

white population is fueled by out-migration by non-Hispanic whites.

«  The Couny’s non-Hispanic white majority decreased from 60% in 2000 fo 52% in
2009.

»  Since 2000, the average yearly decline was 2,26 I non-Hispanic whiles per year.

= Since 2000, the number of non-Hispanic whites decreased by 20,352.

Hontgomery County Planning Departiment / B-NCPPC
= ManigemeryPlanning.org



annual change in populaotion, 2000-2009
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minority population growth is primarily hispanic
Planners predict the 2010 Census will show the Hispanic population as the majority ethnic
category in the Counly, with the Asian and Pacific [slander population making larger gains
than the nan-Hispanic black population.

*  The percentage of Hispanic and non-Hispanic black residents are almost equal, at just
over 16 percent each-—156, 779 and 158,302 respectively.

»  Since 2000, the Hispanic population has grown the mosi—54 percent (54,946
people},while the non-Hispanic black population grew by 18 percent {24,710} and the
Asian and Pacific Islunder population by 32 percent {32,076).

montgomery mirrors national, state, and regional trends
The growih in the Hispanic communily continues to dominate population increases across
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forecast

The Census Bureau forecasts thal by mid-century, the nation will become a “majority -
minority” society where minorities make up more than 50 percent of the population. f
curreni local trends continue, Monigomery Counly may become a “majority-minority”
communily even sooner.

hispanic origin and race in the v.s,, maryland, and montgomery
county, 2000-2009

hispanic orlgin and race 2000 2009 2000 2009 2000 2008

total population 262,471,957 307,006,550 5310579 5699476 877,363 971,600

the nation. Nationally, over 50 percent of the 25 million new residents since 2000 are of

Hispanic origin. Hispanics are the largest national minority, accounting for 48.4 million non-hispanic 874% 84.2% 95.7% 928% _ BBA% 839%
people—16 percent of the total 2009 population. : while §9.4% 65.1% 62.2% 568%  59.8% 519%
. ) . black 12.2% 12.3% 21.9% 28.0% 15.2% 16.3%
»  Maryland’s Hispanic pc:pulat;on growth since 2000, {181,000 people), accounts for asian 189 46% 41% 59% 16%  13.8%
almost half of the State’s population growth of 389,000 people N N N -
* In the same period, the growth in Maryland’s Hispanic population was almost three other 2.0% 23% 14% 1.8% 18% 19%
fimes the non-Hispanic white population’s decline of 66,000 people. hispanic 126% 15.8% 43% 7.2% _ 11.6% 16.1%
= 45 percent of the State’s Asian and Pacific Istander population and 38 percent of is fotal 100.0% 100.0% 100.0% 100.0%  1000%  100.0%

Hispanic population live in Montgomery County.

»  Between 2000 ond 2009, 30 percent of the State’s population growth was the result of
growth in Montgomery’s minority population.

*  The County mirrors the Washington D.C. metropolitan region, with an about 50 percent
minority population.

Hontgomery Gounty Plannin.ig Department / MA-NCPPC
5 MontgomeryPlouining.ory



A Sk S

poverty trends

MONTGQMERY COUMTY

NATIOM
* An estimated 6.7 percent of Montgomery County’s population, 64,607 residents, lived in = Approximately 14.3 percent of the nation’s population live in poverty,
poverty in 2009, marking the highest povery rate in two decades. * The notional poverty estimate increased by 12.7 percent from 2007 1o 2009.
* Between 2008 and 2009, 10,000 mare residents were living in poverty, al 9-percent * The distribution of county poverty rafes vary by region and place of residence:18.7
increase percent in the South, 14.6 percent in the West, 13 percent in the Midwest and 11.9
» The 2009 poverty rate in Montgomery County at 6.7 percent is well below Marylond's percent in the Northeast.
9.2 percent, olthough Monigomery County’s gains accaunt far 17 percent of the state
increase between 2007 and 2009,
*  Montgomery County is among 453 counties that had o statistically significant increase in ANNUAL POVYERTY RATE, 1980 . 2009
poverty between 2007 and 2009; one out of every seven U.S. Counties experienced an
increase in povery. 16%
14% __,..-"4”’
- - ‘2% \m
STATE 10%
*  [n 2009, mere than 500,000 people in Maryland lived in poverty, an increase of 60,400 8% . e it
people from previous year. % R B
* The stuate’s poverly rate increased by one percentage peint from 8.2 percent in 2008 to 4; | e
9.2 in 2009. ,
* Thirteen percent of Maryland’s poor live in Montgomery County. 2%
*  Maryland has the third lowest poverly rate of all states. Virginia at 10.6 percent ranks 0% ' ! ! ! ' " T ' ’ ' '
ninth, 1989 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009

e | fnhited States =——Maryland - Montgomery County, MD
POVERTY TRENDS

Maryland 79% 1.17% 8.3% 8.8% 9.2% 8.3% 8.0% 8.3% 8.2% 9.2%
United States 11.3% 1M1.7% 12.1% 12.5% 12.7% 13.3% 13.0% 13.0% 13.2%

g e

- Montgomery County ~ M
Maryland 441,906 417,207 416,005 408,668 445,430 480,998 506,265 453,850 436,978 455,601 448,788 509,141
United States 31,528,020 32,791,272 31,581,086 32906511 34,569,951 35861170 37,039,804 38231474 38757253 38,052247 39108422 42,868,163

% Montgomery County Planning Dapadment, M-NCPPC
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employment monitor

MOMIGORMERY COLMTY

The County's unemployment rate in October 2010 improved significantly from the previous
month—down to 5.2 percent, a drop of three-tenths of a percent from the rate posted in
September 2010. This improvement is the biggest monthly drop since June, and is a one-half
percent improvement from the 5.7 percent unemployment rate posted 12 months ago. In
October, there were 26,815 unemployed County residents, down 1,427 persons from the
previous month.

STATL ApD REGHDOM

At 7.4 percent, Marylond’s October unemployment rate decreased from 7.5 percent in
September. Statewide, 218,256 persons were unemployed in October. The Washington, D.C.
metropolitan area’s unemployment rate fell from 5.9 percent in September to 5.8 percent in
October, with 177,677 unemployed persons in the region. Among neighboring counties,
Arlington County had the lowest unemployment rate at 3.8 percent, down from 3.9 percent in
September and 4.2 percent one year ago. Fairfax County’s October 2010 unemployment rate
is unchanged from September at 4.6 percent and down from 4.7 percent in October 2009.
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The nation’s October 2010 unemployment rate is statistically unchanged from September
2010 at 9.6 percent. The number of unemployed persons in the nation increased by 76,000 0%
from 14.77 million unemployed persons in September to 14.84 million in October, January-07 January-08 January-09 January-10 October-1C
== United States Maryland DC Metra Area ~emmmene flONgOMErY County
UNEMPLOYMENT TRENDS Oct-07 Oct-08 Oct-09 Oct-10
rate persons rate persons rate persons rate persons
Montgomery County, MD 2.7% 14,042 3.8% 19,497 5.7% 29,089 5.2% 26,815
Washington, D.C. Metro Area 2.9% 87,060 4.1% 124,164 6.3% 190,729 5.8% 177,677
Washington, D.C. 5.2% 16,984 7.2% 23,856 11.7% 38,805 9.6% 31,769
Alexandria, VA 2.2% 1,977 2.9% 2,708 4.7% 4,446 4.4% 4,150
Arlington, VA 1.9% 2,473 2.7% 3,639 4.2% 5721 3.8% 5,350
Fairfax County, VA 2.1% 12,462 3.0% 17,825 4.7% 28,344 4.6% 27,987
Howard County, MD 2.6% 4,249 3.6% 5,887 5.5% 8,754 5.2% 8,197
Prince George's County, MD 3.6% 16,518 5.1% 23,189 7.3% 32,822 7.0% 31,663
Maryland 3.6% 108,011 5.1% 153,864 7.3% 216,744 7.4% 218,256
United States 47% 7,273,000 6.6% 10,172,000 10.1% 15,612,000 9.6% 14,843,000

Source: Montgomery County Planning Department analysis of U.S. Bureau of Labor Statistics, Local Area Unemployment Statistics and Current Employment Survey data

fdontnnmeary Coudy Flanning Department, F-NCPPC
MontgomearyPManningorg
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