
AGENDA ITEM #9 
January 25,2011 

MEMORANDUM 

January 21,2011 

TO: County Council 

FROM: Linda McMillan, Senior Legislative Analyst ~11J-/ 
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 20th

• 

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 of2001 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. 

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

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

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

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

• 	 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) 
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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-l7). 

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 5th objective, "Housing and Land Use, Zoning, and Development Approval." The 
objective would address the regulatory and approval process of the County agencies, including 
the Planning Board. The Executive believes this objective will also provide guidance on the 
Zoning Code re-write. The Executive also suggests Objective 2 discuss barriers to housing 
including unfair lending practices, awareness of fair housing rules, and a lack of testing 
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 ajobslhousing 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. 
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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 ofthe Housing Policy is to guide the implementation ofthe County's housing 
programs and policies, provide recommendations for improving them, and direct the 
allocation ofresources. Changing population demographics and economic conditions will 
necessitate a review and update ofthe housing policy every ten years. " 

The Council approval resolution (©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 ofrace, 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. 
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The Housing Policy has 7 main objectives with action plans for accomplishing each: 

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

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

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

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

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

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

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

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

mcmillan:F:PHEDlHousing Element/Council January 25 2011 Element+Policy 
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MONTGOMERY COUNTY PLANNING BOARD 
THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

OFFICE OF THE C~L4..N 

July 30,2009 

The Honorable P:rJ.lA"ldr:ews, President 

Montgomery County Council . 

Stella B. Warner Council. Office Building .. :-' ~ .. 


;':' .. ,. ..~ ..
100 Maryland Avenue 
Rockville, Maryland 20850 

'. 
Dear :Nfr. Andrews: 

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

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

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

contact Sharon Suarez, the Department's housing coordinator at 30l-650-5620or . 

Sharon.Suarez@mncppc-mc.oriZ, or Khalid iJ:zal, A_ct!ng_Manager, Research Team at 

301-495-4650. 


JtJ=~ 

Royce anson 

Chfih-mk 


cc: The Honorable Isiah Leggett 
Montgomery County Executive 

Phone: 301 .4605 ?2.:{: 301.495. 320 

"Tiv-w.MCParkandPlannlng.org E-Mail: mcp-chairman@mncppc.org CD 

mailto:mcp-chairman@mncppc.org
http:Tiv-w.MCParkandPlannlng.org
mailto:Sharon.Suarez@mncppc-mc.oriZ


Planning Board Draft • July 2009 
r.ontQometv county planning dep2rtment 
The rylcnd .. l'la ';::0ci Capitc) Pc:k end P; r~liin·g Co;r;miss:cll 
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planning board draft 

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

ABSTRACT 

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

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

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

The Maryland-National Capital Park and Planning Commission 

The Maryland-National Capital Park and Planning Commission is a bi-county agency 
created by the General Assembly of Maryland in 1927. The 'Commission's geographic 
authority extends to the great 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) com prises 919 square mi!e~, 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 Regiona! District in Montgomery and Prince George's Counties. 

The Commission operates in each county through Planning Boards appointed by the 
county govemment. 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 Outreach and Media Relations Division, 
301-495-4600 or TOO 301-495-1331. 
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challenges and goals ~'-I_______ 

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

• 	 91 percent of the counb/i residfi:ntfal zoning capacity ha~ be:~ri"re~ched. 
• 	 By 2015/ the 'coG'rity'{,:;ill ha~e ~dre:'thin':orie infliio:n resi'de~t~:;' i/,:' 

, 	 , 

• 	 By 203:01 the Cou'nty will need 'about 72,000 new houshig unit~. 

• 	 Since 1999, rising home values have priced 50,000 'e~iSting'hotJsrng!unit~ 

, ,beyond the financial capadty oirnocjerate:-incomE!bouSeh9Ids ... ,.' 


• 	 The current rate of affordable housing production cannot keep p~ce with 

price increases that are removing these units from the market: 


Beginning in the 1970s1 the County responded to this need with one of the nation/s most 
successful and highly regarded inclusionary housing programsl the Moderately Priced 
Housing Unit (MPDU) ordinancel which required all new developments above a threshold 
number to provide a percentage of its units at prices affordable for households with 
i~comes no greater than 60 percent of the area median. In 2005 1 the MPDU law was 
amended to lengthen to 99 years the period of time during which an MPDU home must 
remain available at a below market price when transferred to a new owner or tenant. In 
2006, the County 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 1 

have been able to meet the need for housing that a large segment of County residents and 
workers can afford within 30 percent of their annual household income. 

• 	 Affordable housing shoufd cost ho nior~ 
, 

thqn 30 percEmt ~f 
, 

a household's 

gross annual income.' , , 


• 	 The 2007 median income in,Montgomery County for a household offour 

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

house valued at about $346~500. 
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County population is forecast to exceed one million by 2015, and to add 155,000 
residents and 72,000 households belvveen :?O 10 and 2030. Due to declining household 
·sizet households will grow faster than the population and many existing households 
will change their housing requirements. The greatest needs will be for seniors, young 
households, large families, and people with special needs-disabled residents, homeless 
individuals, and families. There will be strong and growing demand for rental units . 

• , • • < '. ~ • 
:' . , ",' .... '. ,~ .~... :.. ." : 

Asidefrom license~niultifamily rental ap'~rt'~ent~;i~ Mo~tg6mery'C~l!nty 
therear~: .: '.' ....... ''::' ......; ::,. ;.,';;j":' .... :~.,.:... ':'.. < \ .' ,'. ' 

.... ". ... " 
,.. ·i3~500'r~gi~tered·sing(e~fa~jlY:rk~t~r~·n:i~~· .. '.. ',:: ".. ' 

• t' : "f ~. ~ '~' '~;74~·r~·giS~e·~~~c~.~d;' r~~t~r~~'it·;-:·~:;;~:?~X0/-::···: .'.: ,: 
',,", 

• :hi registe~ed' sin~!~~fari,ii~a'~~~~~~6rY a;p~·rt~ents:;!;·; 

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 develo-pment that pushed ever oulvvard. As 
transportation costs grow,' the cost of commuting can cancel out any reducTIon i'n housing 
costs, not to mention the effect of increased miles of travel on both air quality and roadway 
congestion. Moreover, growing concern for the environment and the need to reduce 
the carbon footprint of development are generating a maior 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 oulvvard 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 Genera! Plan most County 
neighborhoods can expect to undergo norma! 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 
neighb'orhoods is essential to sustaining the quality of their homes. Older neighborhoods 
of modest single-family and townhomes or garden apartments are especially vulnerable to 
decline if services are not adapted and 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', ser/ices, 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 particular, must 
devote special attention hprotecting existing neighborhoods. 

In 2005/ about 

one-hoff of our 

households lived 

in single-family 

detached houses. 


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

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

corbon footprint [leVY growth, diversifying 
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. Close the housing affordability gap. 

Normal home value appreciation in a strong housing market such as Montgomery's, 
loss of some units to redevelopment, and loss of others as their period of MPDU price 
management expires makes closing the gap between the demand and supply of affordable 
and workforce housing an urgent concern. From 1999 to 2009, rising values alone priced· 
50,000 units of the existing housing stock beyond the financial capacity of moderate 
income buyers and renters. Expeded rates of new housing production cannot keep pace 
with price increases that remove existing units from the market. In 2009, the County had a 

. shortage of 43,000 units that were affordable for households earning less than $90,000 a 
year (just below the County medianL but that number approaches 50,000 when household 
size is taken into account. In contrast, a surplus of units was available to those with more 
than $.150,000 in annual household income. If current trends continue, by 2030 it will be 
difficult for a household with an annual income of $120,000 {in constant 2009 dollars} 
to afford a home in much of Montgomery County. By then, the gap in affordable housing 
is estimated to reach 62,000 units. This Housing Element recommends a series of public 
policy adions that should be taken to reduce the affordability gap. 

Housing Inventory 1920-2007 . 



a strategic framework i 

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

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

Development regulations should be revised to require provision of housing near 
transit, jobs, and services; to provide incentives for producing a wide and diverse 
range of affordable unit types and sizes; and to reduce regulatory requirements and 
procedures that discourage production of affordable housing units. The Zoning 
Ordinance should be revised to clarify that affordable housing is a permitted use in 
all residential zones. Excessive or unnecessary barriers to provision of affordable and 
special needs'housing, such as parking or special exception requirements, should be 
removed, The regulatory system 'should link provision of housing to nonresidential 
developme~t by encouraging mixed uses or a fee-in-lieu payment to the County's 
Housing Initiative Fund. 

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

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

• 	 Public agencies should collaborate with and providetechnical assistance and 
grants to housing cooperatives, faith-based arganizations, and neighborhood 
housing groups to provide for the produdion and p'reservation of affordable 
housing. . 
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Together, these strategies move Montgomery County toward a more sustainable future. 
The housing stock will be more diverse, more of it will be afford~ble for people of modest 
means, and a higher proportion of it will be built in walkable, mixed-use communities that 
have lower environmental impacts and smaller carbon footprints . 

.";: .' 

.: More than 1,100 
,perc~nt of tho.se, 

• The affordability crisis is cljmbing up the income ladder. By 2030 the 
shortage of hoWsing is' estimatedW ~eqc~ house~olds earl'\ing up to 

"$i20,OOO perye~r. :: ,:',:" - .- '-,-', c'" , 

", .. <"E~,~r~:_c~~-;:-}.Jti.!i~e_~§~,~ t!~~2?-<:)~.~~9.QZ.Wu~ bein.cJ.':ld..~d., a~ part of 
", , thetrue·cOst of housjnl?;_ ,.,':.,' ': ' , , ,. 

':'~":' iVI'~re s~~i6r ~e~id~h~S:~htrar~a'~i~g"i~ plack'w'iII';~~~ir'e comm~riity~ 
~ 'basedsery'lces.. ': '''. ': ','" .,,:.,~ ... : .. , '.", .. 

objectives 

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

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

• 	 Provide economically and environmentally sustainable'housing and neighborhoods, 

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

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

,. ; ' •• ,: .. _• .t,. 

The Aff6rd~.bt]ity ,. 
Index is housing 
costs divided 
by household 
income. 

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


------------------------housingsfrategies ~u~n 

Obiective 1 : 

Housing and Neighborhood 
Connectivity . 

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

Policies 

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

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

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

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

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

Transit-oriented communities. 

give people the option to live,' 

wo'rk, :shop, and play without 

l,Jsing a car, redu~ing the impact of 


. transportation ccists on household 
... ' t 	 • ' 

bOdg~~~ , . 
. " 1.' .' 
. ~ .;: ,. 
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Objective 2: 

DiversE Housing and, 
Neighborhoods 

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

Policies 

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

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

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

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

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

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

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

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

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

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

11 	 Amend housing policies to encourage proiects that mix condominiums and rental 

units, allowing income restricted units to avoid high condominium fees. 


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

2.13 	 Develop programs to help small households end seniors find and occupy housing 
that is right-sized for their needs, so that oversized homes do not become a burden 
ard so existing hcusi::g SLOCK is available for appropriately sized households. 

, 	

®
r2,14 	 G zen 2.S OVei:rO'tVci i::9. 



Obiective 3: 

Housing and the 
Environment 

Provide economically and 
environmentally sL:stainable hOL:sing 
arid neighborhoods. 

Policies 

3.1 	 Require green end energy efficient design and materials to reduce operating 
and mait:1tenance 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. 4 

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

3.3 	 Provide stormwater management fee credits for pervious pavers and other materials 
and strategies 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. 

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

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

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

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

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

IlA home is not affordable if it is 
notenergy efficient, healthy and 
d"urable." 

- ~U.s. Green Building Council 
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Objective 4. 

Housing and Neighborhood Design 

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

. of public projects. 

Policies 

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

4.2 	 Facilitate the production of attractive housing and neighborhoods with innovative 
design of the public realm and architecture, including creative building techniques, 
rnaterials, and rni.xof unit types. 

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

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

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

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

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

One goal of the Planning Department's Zoning Ordinance . . 
Rewrite is "promotin·ginfill of appropriate scaleand creating 
neighborhoods of mobility, where sustainable design makes 

. 	 . 
great spaces." 



implementation ~l0u-r,-________ _ ,. 

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

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

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

. .... 

.- '~,t ':.". :' ':' •• 

~ 

~ '.~ ••.~. ' .•:..~. I.,..: ''':.' - '. 

Accordin"is tCI SeCtioh 26":5 (aY of the 

. MClntgdin~'ryc:'ounty~odeJ eve0", :.' . 
:"'dweliing'Uiih:'must'coritainat le~st :.":.c:
'~i50 square feet.of habitable floor~rea :. 
:...,.for the .first:occupant aQd at lea.it 100 
.:;;squandeet~ofhab·itable floor area for ''" , 
·.:kvery a·d'9itio(1·?(oc~~p~n·~. '.' 

. ,! . ~'.~ •.1";' .... .' , '. • , ',: • • 
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1fl~~~~X~~}ll~.i:!1~b_4!i8 
Housing Goals I 

1. Conserve stabie neighborhoods and existing I -/ -/ 
I 

I I Ihoushg stock I 
i 

I 

1 
2 
. 

Concentrate new housing in mixed-use, transit- I -/ I I -/ I I 
I 

oriented areas. 

3. Close ihe affordability gap I -/ I I -/ I I I 
Obje)::tive 1: Housing and Neighborhood Connectivity I 

I 1.1 Build most new housing in transit-oriented, mixed ! ! 
-/ I ! 

-/ I I Iused locations. I I 

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

I 
I 

I i 
1.3 Coordinate infrastructure investment in existing 1-/ 

, 
-/ I -/ Iand new neighborhoods... I 

1.4 Provide housing for County employees at or near 

I 
-/ I I I I 

. theirJob sites... i 

1.5 As olcler strip commercial areas and surface I Iparking lots are redeveloped, indude housing and -/ -/ I 

I improve non-vehicular connectivity... 
I 

j 
I' ObjectivE! 2: Diverse Housing and Neighborhoods 

I 2.1 Strengthen the stability of established -/ II I 

I neighborhoods through targeted programs... 

I. 2.2 	 Make affordable housing a....;p-n-o[J-.·ty'-i...;n'-a-up-art-.-s-of-.,,--/-t----r---1Ir----+---t---+--+--'----i 

the County. 	 iii 

2.3 	 EncoLrage neighborhood diversity through a range I -/ /' 

of unit sizes, types, and occupancy... 

2.4 	 Allow accessory apartments in residential zones I'. I 

by-rig"t under appropriate design standards and -/ 

conditions. 
 . I 


2.5 	 Creat3 mixed-use neighborhoods with small retail I 
 I
businesses/basic services in walking distance of 
housi~g. I 
 I 


2.6 	 Encourage shared parking facllities in mixed-use 

developments ... Allow parking to be provided as a 
 -/ I I
I 	 I I
separately priced and purchased amenity. I : i 


2.7 	 Encourage child and adult day care facilities in 

mixed-use developments; allow them by-right in I I 
 i
appropriate high-density iocations. 	 I 


2.8 	 Provide tax relief for income-eligible seniors above I 

and beyond the homeowner's property tax credit -/ I 
 \~ 
program... 	 . 

Create a partnership berNeen Montgomery County 

and the Housing Opportunities Commission 

to acquire vacated properties for affordable 

housing... 


2.10 Encourage housing cooperatives, faith-based 

organizations, and neighborhood housing groups 

to usa their existing property or to pur:r.ase land 

2nd for !.he 2nd : 
 I 

::;.; aifcrc2cle hous'rg i 
 I : 

projects that mix \;UIIUUllllniums a,drental units.. I 
 I i 	 i 




'. 


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

2.13 Deve'op programs to help small households and 
seniors find and occupy housing that is right-sized -.(' -/ 
for their needs... 

2.14 Enforce housirrg and zoning cedes to prevent 
overcrowding.. 

Objective 3: Housing and 

3.1 Require 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 conserlatio'n 
and reuse. 

3.2 Reduce parking requirements for residential units -.(' 
near transit and within par',dng lot districts... 

3.3 Provide storm water management credits for 
perilous pavers and other materials and strategies -.(' 

that reduce storm water runoff... 

3.4 Encourage smaller housing units/serle changing -.('
households/reduce energy costs. 

3.5 Provide tax credits for rehabilitation of older 
housing units so that they are energy-efficient and -.(' -.(' -.(' 

h 

3.6 Require best practices in stomnwater management 
and grey water strategies, including green roofs, . -.(' -.(' 

swales, and iiltering ... 

3.7 Require sustainable site design... -.(' 

3.8 Invest in public infrastructure ... ~o keep 
neighborhoods healthy. 

Plan for transit-oriented neighborhoods that -.('
provide afull range of housing opportunities... 

4.2 Facilitate the production of attractive housing and 
neighborhoods with innovative design of the public -.(' 

realm and architecture... 

4.3 design guidelines to help define quality ./
spaces and walkable communities. 

4.4 Create pedestrian-oriented public spaces to -.(' -.(' 
support the needs of adiverse population. 

4.5 Include affordable housing in all suitabie public -.(' I -.(' -.('
building projects ... 

4,6 Provide underJsed and strategica.:ly located -.('
surplus public properties for housing... 

,4.7 Encourage newlinnovative construction 

Isuch 3S Clrssr. -.(' -.(' 

1_-snd nCCU!2r ;:c;rr,DCnen[s. 
.-,.~.-'® 

. \'\ 18 



appendix 

Online at www.montgomeryplanning.org/community/housing/index.shtm 

March 271 2008 

Review of County's Housing Policies 

April 111 2008 

Housing Inventory Slide Show 

April 17, 2008 

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

May 151 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 291 2008 

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

June 2, 2008 

Housing Supply & Demand, Staff Report 
Demographic Analysis . 
Housing Supply Analysis 
Housing Market Trends 
Housing Supply & Demand Analysis' 
Housing Supply & Demand PowerPoint presentation 

.' 

The website also includes links to the speakers and Powerpoint preselltations that were part 
of the 2007-2008 Excellence in Planning speaker series. 

www.montgomeryplanning.org/community/housing/index.shtm


A plan provides comprehensive recommendations for the use of public and prlvate land. 
Each plan reflects a vision of the future that responds to the unique character of the local 
community within the context of a countywide perspective. 

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

The Plan Process 

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

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

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

After Council approval the plan is forwarded to the Maryland-National Capital Park and 
Planning Commission for adoption. Once adopted by the Commission, the plan officially 
amends the master plans, functional plans, and sedor plans cited in the Commission's 
adoption resolution.' . 
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Isiah Leggett 
County Executive 

OFFICE OF THE COUNTY EXECUTIVE 
ROCKVILLE, lviARYUuXllYZ083\l

NfEMORA.l\TDUlVf . 

September 29, 2009 

TO: Phil Andrews, President 
Montgomery County Council ~ :; 

FROM: Isiah Leggett, County Executive ~~ 	 -0 

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

I have reviewed the Planning Board Draft Housing Element ofthe General. Plan, 
and commend the Montgomerj County Planning Board on a fine effort in drafting this 
document. Asclrafted, the Housing Element vvill give guidance to residential. gro"lNtb. as the 
County approacnes buildout. The strong emphasis on redevelopment, transit-oriented and 
sustainable development, and preservation of the existing housing stock will serve the County 
well as we transition away from our history of greenfie.lds development 

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

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

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 Housmg Element is lacking in specific recommendations on implementing 
regulatory reform. 

A great many of the comments I made on the Public Hearing Draft have been 

taken into account in this final. draft. Following are additional. policy level comments on the 

Planning Board Draft Housing Element. 




September 29, 2009 
Page 2 

The Element's "strategic framework" on page 10 presents a good overview of the 
is~;:.tla:a:tNl1:ust ,be addressed to implemenLthe. goals ou;:.l·ined in the Eleme:at I s:apport each of 
the st:rntegies th-efra:rnework and: commit the Executive Branch to cooperating in their 
~ J. •:i::1Iti9,.-etnentatlon. 

I have a concern, however, about the way the Element fails to address the issues 
listed in h~e strategic fram:ework's.hll11~t. 2, "Development regliTafJons". The Housing Element's 
Objectives and Policie::s el!.umerai;;:;d 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. As-we recommended in our comments on thePublic Hearing Draft 
Housing Element, I propose that a ne\v Objective 5" entitled «Housing and Land Use, Zoning and 
Development Approvals." The purpose of the objective is to streamline the regulatory process 
and remove barriers to housing production, especially affordable housing proEluction. 

I propose thatthe rrew objective's Policy Goals be as follows: 

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

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

53 Provide incentives, including height-and-density, to promote appropriately 
design..ed and priced housing. 

5A Allow sectional map amendments that address c1ianging 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 promo.te..specmc, 
strategies to meet that need. . 

5.6 	 Allow flexibility in meeting site plan requirements commensurate 'mID the 
provision ofa1l:ordable housing in excess of rninirnum requirements. 

Only by proposing concrete steps in this Element can the Colil1tyIDake progress 
on amending the development approvalrp,gnlations that can impede residential development, 
especially the creation of aflbrdable 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 ofthe issue, 
including Executive and Legislative Branch staff, Plannlng Department staff, representatives of 
the building and development industry, and the community at large. We look forward to 
working with the Council and Park and Planning on this important effort 

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

http:promo.te


Prill Andrews 
September 29, 2009 
Page 3 

Additional comments on the Housing.Element include: 

• p. 10, bullet 5, line 2; Add employers to the· groups thatstrouiu·oe 
collaborated with to produce and preserve 8.lCfordable housing. 

• p. 12, Policy 1.4, line-I: Replace "County" with "public" to mcIucle a~ 
broader range ofemplD-ye-es-who should have. access to-housing near their 
jobsites. The revised language may avoid problems v..-ith ethics and 
collective bargaining. 

• p . .12, Policy 1.5, line 2: Replace "non-vehicular" Vvith "non--motorized 
vehicular and pedestri:an." Bicycles are vehicles. whose use will pr.omote 
community connectivity. 

• p. 13, POlley 2.6, line 3: Re:IJlace "Encourage" Vvith "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. 
• p. 13, Policy 2_11: The County is not aware of any housing policy that 

restricts· projects that mix condominiums :and rental·units. Webe1ieve that 
the real issue may be high condo:q:llnium fees. which restrict the ability of 
modeIate-mcome households to afford new housing. I suggest rewording 
this Policy as follows: "Encourage developers of mixed-income 
communities to adopt lower condominiumf-Bomeowner association fees for 
the income-restricted units." 

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

• p. 14, Policies 3.3 and 3.5: I believe that other enviIonmentall-y 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 becare-fudly evaluated-rrrthese.times of 
fiscal restraint. It will be critically important to weigh the relative benefits 
oreach credit or waiver against its cost to the County so that bigh benefit to 
cost initiatives may be given bigh- priorit'}. 

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

I appreciate the efforts ofPlanning Board staffwho 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 neighborhood needs 
of the twenty-first century. Executive Branch staff will be available to participate in any , 
worksessions that the Council may schedule on this Element. 

IL:sns 
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. Philip M. Andrews' 
_.- September 29,2009 

Page 4 

. Editorial Comments and Corrections 

• p. 6,'~ 2, fme-3: [Housing] Dweliio::1!-Unit (MPDU): .. 

.• 1'>. 8, 12, line 1, New la:rge"sza1e housing. .. 

--. p. 9: Ple"'aSe aad~qB.ancitative data to "H.onsmg In:y:entorj l-9'2:··Q,,·;WDT" maps 

• 	 p. 11: delete duplicative bullet 2 

,.,.. 	 p. 14, POlley 3.7-: Reword as'f6llows: "Require [pres~r¥a:tion:leoilServation of tree 

canopy and sustainable ... landscaping techciques. as"weTI-as- soil decompaction 
strategies. (DEP) '. 

;; 	 p. 17-18, InteragenG¥C'Oordination. table: The taofe'-should be revised to reflect:the any 
changes to the wording of the Policies on pages 12-15. In addition: 

o 1.4: add check marks to HOC and 'Developer columns 
. 0 2.2: add checK to iVI-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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05:1555OFFICE OF TF£ COlil--ITY EXECU1TVE 
ROCKVILLE, MA..~YLAND 20850Isiah Leggett 

County Executive 

September29; 2009. 

TQ: PInT-Andrews, President 
Montgomery County Council ) . ..a... 

FROM: Isiah Le~'gclt, County Executive ~~!f--
{J 

STJ.I:)JECT: Fiscal I:mpatt- Planning Board Draft HousIrrg Element of the General Plan 

The Executive Branch has reviewed tile Planning Board Draft Ho.using Element 
of the General Plan.. The Housing Element is an amendment. to the County's General Plan 

. <rdopted in 19'64, updated in 1970, and refined..in.1993. 

The Hvus:ing Element does. oot tecommend specific capital projects, but rather 
identmes policy objectives, regulatory teianus, and land use strategies Jm:-bousing in 
Montgomery County. For that reason, there is no measurable fiscal impact of the Housing 
Element. 
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The Housing Goal addresses Moncgomery County's present and 
funrre housing needs. It focuses on housing type, quality, quanti· 
ty, location, and affordability. HOllsing for less affluent members 
of die communiry-is of special concern, but the goal, objecdves, 
and strategies are designed to recognize th.e homing needs of all 

current and future County residenrs, including the full spectrum 
of ages, incomes, iifestyles, and physLcal capabilities. Providing 
housing oPPOttunities for employees of aU income levels who 
work in Montgomery County is of particular concern. 

Consistency \'lith the Wedges and Corridors concept is funda
mental to the Housing Goal. The Refinement expects all resi
dential development to conform to this pattern. Ie also expects 
consistency with master plans, recognizing them as an integral 
part of the General Plan. These constraints espec iaUy affect the 
appropriate locations for and types ot affordable housing devel~ 
opment and the sites and intensities of multi~family complexes. 

Since 1969, employment has. doubled and a significant portion 

of the land appropriate for housing has been developed in the 
County. These [vm major change.~ have G1eant shirrs in empha
sis in the Housing Goal of the General Plan Refinement. Both 
the 1964 General Plan and the 1969 General Plan Update 
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-ocats, objectiues 8Hd !rlraieoies 
~ ~ 

focused on "an orderly conversion of undeveloped land 
to urban use." Bom advocated. the creation of new to'Wm 
and the use of clustering to achieve this goal. And both 
included housi.ng as a major eLement of such develop
ment. Neit..~er, however, emphasized tb,e need for hous
ing to support employment. 

With the exc.eptions of Clarksburg and a few scattered 
b1.1t significant: tracts of land in ot.her areas, attent.ion 
today is turning away from me development of vacant 

land. The current emphasis is on the maintenance, infill, 
and redeyelopment of land, and appropriate increases ll' 
housing densities in me Urban Rmg and the I~270 Corri~ 
dor. This shift leads (0 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 1:0 Lncreased difficulties 
in providing affordable housing,even for middle income 
households. Some geographic areas of the County are· 
especially affected. In addition, high-rise housmg devel
opment raises unique financial feasibility issues and mer
Lts special atte:ndoe,. The General Plan Refinement 
addresses these issues. 

11l.e Refinement looks aJ: the relationship of employ
ment growth and the need for housing in a new way. In 
fact, th.e Houshlg 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 liYTes. The new objecth;e lS desigrl.ed to be 
flexible, relating the desLrable a...rnOllnt of housing to the 

needs of residents at different stages of life and to the 
needs of workers in the County· ar different wage levels. 
It does not specify the mearlS of achieving this objective 
nor does it attach a numerical carger to it. Instead, the 
Refinement, while encouraging a balance between jobs 
and housing on a County-Wide basis, leaves decisions 
about any changes in me numbers of housing units 
and/or jobs to mast<::r pL:ms 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 seeb to 

concentrate the highest density residential uses in the 
Urban Ring, 1-270 Corridor, and especially near tl'ansir 

stations. Of the Housing objectives, this one most specif

ica11y reinforces tll.e WtxIges and Corridors concept. 

The proposed Housing Goal deletes obsolel:e lan~ 
guage from the 1969 Genera! Plan Updare. TIle 1969 

General Plan Update [-rousing Goal reads as follows: 

"Stress the present quality and prestigious image of resi~ 

demial development in Montgomery County by further 

prOliiding for a full range of housing choices, conve~ 
pJendy located in a suitable living environment for all 
incomes, ages and lifescyles." The General Plan Refine
ment reflects a coruenrus that: a "prestigious image" is no 

longer needed a, a housing goal for r:.he County. The 
stock of prestigious housing has greatly increased in the 
past two decades and will remain as animpol"tanr Coun

ty asset: without its mention as a prot;pectiv'e goal. 
The new goal defines the word uqualiti' as referring 

to design and durability of construction- It drops the word 

"ef'l.vironment," which had been used to mean "neighbor

hood" or "surroundings" but is now more corntnonly used 
to mean "natural resources." Finany, i1: drops the woros 

"preserve" and'''escabHshed'' froni the objecuve concem

ing neighborhoods. Thi..'l language was sometimes read aa 
meaning (hat there should never be change to existing 
neighborhoods and d1at "established" neighborhoods, 
which many citizens interpret as being the most presti
gious ones, should be protected more than ochers. 

The General Plan Refinement adds other new strate
gies and, occasionally, new concepts to the Housing 
Goal. TheseincI1.lde mixing residential densities in each 
planning area consiStent wich master plans, encouraging 
employer a.ssisra.'lce 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 separated from other 

http:desigrl.ed
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housing issues, however, and are included in the HO~lSi:ng 
Goal as well. The Housing Goal addresses topics as 
affordabiliry, quality, mid variety, which ate not addressed 
by the Use GoaL The HOllsing Goal also encourages 
the search for improved methods of financing and staging 

residential consrrucciou, and It addresses the need to pro
ceer existing neighborhoods from unwarranted inQllsions 
by encouraging compatible tnml developMent '\-vith suit
able transitions bet\veen areas of higher lower density. 
The Land Use Goal addresses specific geographic issues. 
One of the most imp0r1;ant of these is the definition of the 
Residential \Vedge, which is a newly highlighted 
graphic component of the Wedges and Corridors concept. 
The Residential Wedge primarily contains one~ and two-

acre estate zoning. The Land Use Goal disCUI:5es its f1.ll1l> 
tion as a hous ing resource for (he County .. 

.Economic Activity 

Housing and economic activiry may be considered as two 
sides of the same land use coin; each constitutes a major 
reSollrce for the Housing provides the consumers 

and employees to support economic activity, while eco~ 
nomic activity provides the mear~ of support for residen

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

each addre.':ises the need for the other. This Refinement 

._----_.. __.. 
Housing development. 
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goals., object/ties. ~;md sjrategt..~s 

calls for greater integration of housing and economic 

activides. Insofar as the provi5ion ofhousing is itself a 

major economic activity and d~pends on a stable. econom
ic climate, it is discussed in the Economic Activity Goal. 

Transportation 

Access to a variety of transporcation modes to promote 

efficie1.'1t travel, especially 1:0 work) and to protect the envi

ronment is an underlytng theme of many of the Housing 
objectives and strategies. Improved transporrmion. mid 
pedestrian access is one of severailmponar..t reasons why 

the Housing Goal sn;esses the desh-ability of mixed uses. 

The Housing Goal encourages housing plans that foster 

transit serviceability and proximity of affordable housing to 

transit. It also emphasizes housing in close proximity to 
employment opportunities. These strategie-.8 are generally 
consistent and complementary to the Transportation GoaL 

Environment 

The Environment Goal is a source of bo th suppOrt and 

potential conflict with the Housing GoaL The Environ
ment Goal seeks to protect healthy and I:\ccractive sur, 
roundings for present and future County residents. The 

objectives also address the provision of me utuitit.'S and 

water and sewer service needed by local households. At 
- the same time, some of the Envi.ronment objectives, such 

as preservation of trees, wetlands, stream vaHeys, and bio
diversity, can present major conscraints to housing con

struction. Such i1;:sues must be resolved through the mas
ter -plan and development review p.rocesses. 

Community Identity and Design 

TIle Community 'Identity and Design Goal compleme.Tt[s 

the Housing Goal. It guides the development of the 
comm.unity framework for housing and encourages lively, 

livable neighborhoods for County residencs. It also 

encourages the pre.5ervation of hiSLOric resources, some of 

which are unique housing resources. ' 

Regionalism 

Housing in Montgomery Collll.ty is part of a regional 

IJlarket. Consequendy, planning for residencial uses in 

the CounLy needs to consider the regional context. TI1is 
is especially true of affordable housrng, which is one of 

the greatest needs ofthe County and the regional hous

ing market. Montgomery ~ounty 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 respons[ye to several of the Mary
land Pla."Wi.ng Act's visions. Objectives 3,5, and6 

respond to concentrating development in. suitable areas 

(Vi1;ion 1). TIle Housing Goal encourages economic 
growth and also proposes that 1'egul:atOLY mechanistr.s be 
streamlined (Vision 6). In addition, s.trategies are includ~ 

ed to assUIe the availability of ade(J1..1.ace ho~ing near 

emploY1Ilem centers (Objective 3), co ensure adequate 
hOllsing choices and to encourage innovative techniques 

. to reduce the cost of housing, including the examination. 

of regulations and policies and development standards 

(Strategy IE), 

http:Pla."Wi.ng
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Encourage and maintain a wide choice of 
housing types and neighborhoods for 
people of all incomes, ages, lifestyles, and 
physicol capobHites at appropriate densi
ties and locations. 

Promote variety end choice in housing of qUality 

design and durable- construction in various lypes of 

neighborhoods. 

Strategies 

A. 	Permit increased flexibility in residential devdop

ment to meet a bmader range of needs and 

to foster more creative deSign. 

B. 	 Expand opportunities for a variety of housiIlg densi
ties within communities to offer more choke ro a 
broader economic range of househ..:>lds. 

C. 	 Encourage the use of new and innovative housing 
construction techniques, including pre-fabricated 
components and housing units, to incre-ase the :;up
ply an.d variety of housing t'y-pes. 

D. 	 Explore fe-.asibility of rural centers in appropriate 
locations, stich as the Residendal ~ledge. 

review process ro detenuine 
the Froces;) and to encourage cre

ative desi:s"'11. 
F. 	 both ownership andrenral opportunities 

for all cy-pes of housing. 

Promote 0 suffiej·enr su.pplY of housil"lg to serve the 

County's existing .and planned employment and me 
changing needs of its residents at various stages of 

life. 

Strategies 

A. 	Provide zoning capacity to meet the cur

rent and hOUSIng needs of those who live or 

work in the Coumv_ 


B. 	 Explore ';\lays to in~rove economic feasibility of 
housing development as cOll.l.pared to emptoyme~t-relal 
ed buildings. 

C. 	 Phase development so tll.at housing is 
constructed in a timely fashion relative to other use~ 
within project. 

D. Develop additional techniques to provide hOltsLncr 
"" opportuni.ties to meet the special housing needs d 

young workers; the elderly, and persons with disabili 
ties. 

.E. employer assistance in meeting hOLJsing 

E 	 Develop new techniques to prOVide hQusing, includ

ing incent:ives. 

Encourage housing near employment centers, with ode 

quote access to a wide- variety af facilities and selVic@s. 
Support mixed-use communities to further tliis objective. 

Strategies 

A. 	 Assure availability of housing near employment: 
centers. 

B. 	 Integrate with employment and transporta

tion centers with appropriate community Services 
and facHilles, especiany in transit stop l~cations. 
Examine County regularions aud polides for oppor
tunities for mL'(ed~use development; cleve lop acicli
tional options. 
Ensure a reasonable distribution of residenti.al and 
commercial uses in mixed-use zones. 

E. 	 Explore changing development standards to allow 

t..~e closer integration of employment and housing 
within mixed-use developments. 

F. 	 Encomage housing plans mat foster transit service

ability. 
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G. 	 Encourage the provision of appropriate indoor and out~ 
door recreational and community facilities in multi

family and stogle,family residemial developmenc, 

OBJECTIVE 4 
Encourage an adequate supply of affordable housing 

throughout the County for those living or working in 
Montgomery COUrity, especially for houseoholds at the 

median income and below. 

Strategies 

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

median-income: housing to t-neet existing and antici 

pated future needs. 
B. 	 Diso.-ibute goveuu:nent-assisted housing equitably 

d1roughout the County. 
C. 	 Phm affordable hO'llsing so rhat it is reasonablyacces

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

D. 	 Encourage well-designed subsidized housing that is 
compatible yllkh surrounding housing. 

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

housing as part of large-scale development through a 
variety of approaches, including the Moderately 
Priced Dwellmg Unit program. 

E 	 Preserve existing affordable housing where possible. 
G. 	 Encourage development of affordable hOUSing by dle 

private markel, 
H. 	 Designate govemrn.eIlt~owned land, other than park-

land, that meecs appropriate housing site selecl:ion 
cdreria for future housing development. 

1. 	 Identify Coumy polides tl,at have a burdensome effect 

on the cost ofhowsing; find alternatives ifpo:5sible. 
J. 	 EncOlmage [he provision of innova[ive housing types 

and approaches, such as single-room occupancy 
housing and accessory aparnnents, to meet the needs 
of lo,,'er income single persons and small households. 

K. 	 Develop zoning policies that encourage the provision 

of affordable housing whUe protecting the Wedges 
and Corridors concept. 

Mointoin ond enhance the qucJity and safery of hous

ing and neighborhoods. 

Strategies 

A. 	Discomage deterioration of housing through ".reI1· 
funded code enforcement, neigh.borno.od improve

menr programs, and other appropriate techniques. 
B, 	 Ensure that infill developm.ent and redevelopment 

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

that prornore compatibiliry and concern for residents' 

needs for safety, privacy, and attractive surroundings 

when introducing new useS into older neighborhoods. 

D. 	 Provide for appropriate redevelopment of residential 
property when condit1OllS warrant. 

E. 	 Protect residential neighborhoods by charmding 

d1roUgh traffic away from residential streets and dis-
couraging spill-over parking from non,residential areas. 

E 	 Use special care to plan uses at the edges of high~ 
density centers that aTe compatible with existing. 
neighborhoods. 

OBJECTIVE ,6 
Concentrate the hi9hesr density housing in the Urban 

Ring and the 1-270 Corridor, 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. 

B. 	 Modify County zoning regulations and other polides 
CO improve the feasibility aru.i attractiveness ofhigh~ 
er density housing. 

C. 	Encourage air rights development in areas desLgr'3ted 

for hi~her densities. 
'" 

D. 	 Encourage development of affordable, higher density . 
Musir\g in the vicinity of tra.nsit stations. 
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Housing Policy - Executive' Summary 


MONTGOMERY COUNTY: THE PLACE TO CALL HOME 

Vision 

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

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

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

decent housing in sound neighborhoods. . 


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

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

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

Adequate living 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 a~ 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, physic8J. or mental disability, or source 
of income. 

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

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

We will work to achieve this vision -Mth: 

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. 



Conditions 

As a result of shifting demographic and economic conditions in the region, 
housing supply and demand have changed significantly since adoption of the 
last Housing Policy in 1981. High interest rates were then the main problem 
affecting 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. 

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

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

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

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

An affordable assisted housing stock under intense pressure. 

Our 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 with mental illness, and 
persons transitioning from home1essness. 

3. 	Safe, high-quaUty neighborhoods. 

4. 	Communities with affordable housing, throughout the County, 

especially for households at the median income level and below. 


5. 	 Housing for all stages ofUfe, to serve the county's existing and planned 
emp1o~ent and the changing needs of its residents. 
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6. 	Equal opportunity housing, to ensure that all residents have an 
opportunit:Y to purchase, rent, finance" and occupy housing in the' 
count:Y. 

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

Tools 

'Count:Y programs and projects currently available to enhance housing choice 
include: 

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

, Program. 

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

Providing the Housing Opportunities Commission the authority to use 
revenue b6nds for multifamily and single-family dwellings. 

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


Providing scattered site public .housing. 


Providing mixed income housing. 


Employing concentrated code enforcement in older communities. 


Providing replacement homes for owner-occupants of condemned 

properties. 


Adopting pilot program for single-room occupancy housing, Personal 

Living Quarters. 


Converting hotels to efficiency apartment facilities (single-room 

occupancy), . 


Providing accessory apartments. 


Continuing programs for education, testing, research, and enforcement 

under Fair Housing. 

Providing housing through the adaptive reuse of surplus public 

schools and school sites. ' 


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

county.' 


Using rental agreements to preserve the affordability of multifamily 

housing being transferred. 


Providing funding through: 


The Group Home Loan Program. 

The condominium transfer tax. 

ill 
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The Downpayment Assistance Program. 

The county-funded Rental Assistance Program. 

Fine Tuning 

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

Housing Initiative Fund. 

Moderately Priced Dwelling Unit Program 

Group Home Program. 

Rental Assistance Program. 

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

New Responses 

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

Annual Affordable Housing Production Goals 

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

A comparison of these production goals 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. 



Affordable Housing Program: Proposed Annual Production Goals 
(Averages for the last two fiscal years, FY99 and FYOO, are shown in parentheses.) 

I 

Programs 

Moderately Priced Dwelling 
units 
Section 8 Certificates/ Housing 
Vouchers 
Group Home/Transitional/ 
Special Needs Housing 
Production 
Home Ownership 

Nonprofit Multifamily 
Rehabilitation 

New Construction 

Preservation of Federally 
Assisted Housing 

HOC and Nonprofit MPDU 
Acquisition 
Multifamily Rehabilitation Loans 

Construction of Elderly Housing 
and Assisted Living Units 

Accessory Apartments 

Preservation of Threatened 
Multifamily Housing 
Acquisition of Threatened 
Multifamily Housing 
HOC' Public Housing 
Rehabilitation 

Owner 

Units 

200 

(149) 

30* 
(11 *) 

.. 

Rental 

Units 


100 
(83) 
200 

(190) 
100 
(29) 

150* 
(55*) 

200 
(0) 

200* 
(121*) 

60 
(29) 
150* 
(5*) 

250 
(18) 

50 
115) 
950* 
(950*) 
150* 
(24*1 
100* 
(40*) 

. Total Cost 
(County $) 

$0 
($0) 
$0 
($0) 

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

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

. $800,000
$2,000,000 

($O) 
$1,600,000 
$2,400,000 
($780,000) 
$1,800,000 
($870,000) 
$750,000 
$1,500,000 
($108,000) 

$3,750,000 
$5,750,000 
($683,000) 

$0 
($0) 
$0 

($0) 
$0 - $1,500,000

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

Total Cost to 

County: 


$12 - $20,300,000 
($4,231,000) 

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

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

v 
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A Housing Policy foi' 

Montgomery County, Maryland 


Montgomery County - The Place to Call Home 

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

neighborhood is the basic unit of community in wr.J.ch a family can grow fu"ld 

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

decent housing in sound neighborhoods. 


Montgomery County is one of the finest communities in the nation. It offers a 
v:'lide range of housing types, in various price ra...T'lges, for rent and for sale, 'to 

. most who choose to live here. It has many fine neighborhoods with excellent 
public services and C01l1munity 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 fi..."'1d suitable places that are 
affordable and near family members. Some of the less fortunate in our 
COmmliL-llty who have special needs, such as the supportive services made 
necessary by disabilities or mental illness, fail to find affordable and sound 
housing. There are workers who cannot find decent and affordable housing near 
their jobs and must spend hours commuting. . 

In our vision for'Montgomery County, we see: 

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

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

f>.dequate living space withL."1. 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 t..~ey grow older. 

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

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

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

We will work to achieve this vision with: 

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

Funding a.Tld appropriate plarming. 

a 
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I. Purpose, Principles, and Objectives for aNew Housing Policy 
r 

Purpose 

The purpose of the Housing Policy is to guide the implementation of the 
. County's housing programs and policies, provide recommendations for 
improTh'"1g them, and direct the allocation of resources. Changi.l1g population 
demographics and economic conditions utill 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 to maintain and enha..'1ce the 

quality of life of its citizens by: 


Developing a regional housing strategy to address housing needs in all 
parts of the metropolitan region and all segments of the popUlation, in its 
va..-ious fonus 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 3..Tld agricultural areas for future generations. 

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

This comprehensive housing strategy requires that the County: 

Encourage: 

Innovative planni.Tlg and design efforts. 

Compact residential and commercial development in business 
dist..'icts, town centers, and other areas served by public transit and 
other ir1frastructure. 

Continued upkeep of the county's a/tillg housing stock. 



Support development of a housing stock that: 

Includes structure ty-pes to accommodate the needs of different 
households. 

• 	 Provides affordability for all income levels, \Videly 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 \Vith 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 mam objectives for accomplishing the vision. 
They are: 

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

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

.disabilities, persons \Vith mental illness, and persons transitioning from 
homelessness. 

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

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

. for households at the median income level and below. 	 . 

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

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

7. 	Sustainable Communities - Sustainable development and 

environmental sensitivity in housing, neighborhood design,and 

redevelopment. 
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II. Changing Demographic and Economic Conditions 

From Bedroom Community to Maturing Urban County 

Wbile the basic principles underlying the County"'s housing policy have not 
changed significantly over the years, the county has experienced tremendous 
demographic and economic changes. From a farming community in the early 
20th century, Montgomery County developed into what was primarily a 
suburban, bedroom community to Washington, D.C. during the second half of 
the 20th century. Here at the beginning of the 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, booming 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 housing stock and urban infrastructure if the quality of life 
is to be preserved. 

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

RentaIVocancy&ltes, All Units, 1982-200} 
7'-~~~~-~~~~~~~~~~, 

82 33 84 85 86 ~ 88 89 <;Q 91 92 93 94 95 96 'J7 98 m;(Q 

.._._-- Va:ancy &lte 

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

Low production of multifamily housing has caused rental vacancy rates 

to fall below 2 percent and atLTJ.ual turnover rent increases to reach 

historic highs of 6 to 8 percent. The average one-bedroom unit oosts 

$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 Cowity. 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 a..TJ.d 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 mi.TlOrities made up over 27 percent of the 

population, up from 4 percent in 1960. Persons of Hispanic ethnicity 

made up over eight percent of the population. Over 12 percent of county 

households earn less than 50 percent of the median income. 


.• 	 Demand is increasing for independent- and assisted-living senior 

housing. Current estimates of unmet demand show a need for 1,800 

LT1dependent living units and 1,500 assisted living units. 


Demand is increasing for housing for individuals and families 

from homelessness. The count::y ca..TJ. meet only about one



Demfui.d is increasing for housing for individuals 3...Tld families 
transitiorung from homelessness. The county can meet only about one
tbird 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 suppordve housing units. 

The affordable assisted housing stock is under intense pressure, 
Approximately 2,000 rental housing units with below-market rents may be 
lost by 2005 due to prepayment andj or disconti..'1uation of federally 
subsidized loans or assistance contracts, 

I 
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III. Fine Tuning Existing Innovative Housing Programs 

Tools for Enhancing Housing Choice 

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

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

Preserving agricultural land and open space through the Transfer of 

Development Rights Program. 


Providing the Housing Opportunities Commission the authority to use 

revenue bonds for multifamily and single-family dwellings. 


Ensuring a high level of funding through the housing trust fund, 

Montgomery Housing Initiative. 


Providing scattered site public housing. 


Providing mixed income housing. 


EmplOying concentrated code enforcement in older communities. 


Providing replacement homes for owner-occupants of condemned 

properties. 


Adopting pilot program for single-room occupancy housing, Personal 

Living Quarters. 


Converting hotels to efficiency apartment facilities (single-room 

occupancy) , 


• Providing accessory apartments. 

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

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

• . H~ving the right of first refusal to purchase multifamily housing in the 
county. 


Using rental agreements to preserve the affordability of multifamily 

housing being transferred. 


. Providing funding through: 


The Group Home Loan Program. 


The condominium transfer tax. 


The Downpayment Assistance Program. 


The county-funded Rental Assistance Program. 
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Fine Tuning 

In its efforts to provide a wide range of housing choices, Montgomery County has 
a long and remarkable record of responding to market and non-market forces. 

-j Under the auspices of the Housing Opportunities Commission of Montgomery
I County (HOC), the County"'s housing authority" and housing fmance agency, the 

>1 County has implemented policies and programs that benefit low- and moderateI 
I income residents. 
1 

>1 
I For the purposes of this housing policy, the follovving five programs are 

:1 examined: 
-J
cl 


OJ Housing Initiative Fund. 

i

,-·1 Moderately Priced Dwelling Unit Program.I 
;>1
:1 Group Home Program.(I 
;1 Rental Assistance Program. 

Code Enforcement Programs: Vacant and Condemned Housing and 

1 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 fme-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 pa.rt."'1.ers and development of new 
partners a priority. 

Moderately Priced Dwelling Unit Program 

In the early 1970s, Montgomery County had a shortage of affordable housing for 
low- and moderate-income households. Housing advocate groups discussed 
measures to increase such housing that eventually led to an inc1usionary zoning 
program that is both mandatory a..11.d countywide. Developers of subdivisions 
with 50 or more units receive a bonus density in excha.."'1.ge for including 
affordable housi11g in the development. Since the program's inception, over 
10,600 moderately priced dwelling units have been built, of which about 72 
p~rcent 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 
t-heir restrictions after 20 years. 

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

Increasing the number of moderately priced dwelling units built, especially 
rental units. 
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Ensuring t...h.e financial viability of developments that include moderately 
priced dwelling units. 

Issue 1 

Housing units, including moderately priced dwelli.1J.g units, are being produced at . 
. a slower rate as the supply of developable land decreases. Tne suggestions 
proposed below could increase L.'J.e number and distribution of moderately priced 
dwelling units or provide funding for moderately priced dwelling units elsewhere. 

" 
Recommendations 

Evaluate the possibility of requiring moderately priced dweJ.lL."1g upits 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 :rna..'1.Y units are expiring, further decreasing the number of 
available moderately priced dwelling units. 

Recommendation 

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

Issue 3 

Much potential infi1l development in central business districts and around 
transit stations is bigh-rise rent~ projects. High construction costs make.it 
fir::.ancially infeasible to include moderately priced dwelling u..nits, especially given 

. ~ 
. I 
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the inability to take advantage of the bonus density offered under the MPDU 
Program. 

Recommendations 

Explore tax abatement for high-rise developments in those areas where 

housing is to be encouraged. 


Include affordable housing as an amenity when detennining 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 c~ses developers are unable to take advantage of bonus density 
provisions in the Zoning Ordinance, inCluding that of the MPDU Program, 
because of other zoning or master plan requirements. This makes the inclusion 
of moderately priced dwelling units fmancially infeasible. 

. .'. 

Recommendation 

When preparing master plans and zoning changes, understand the impact 

of height and density restrictions on the financial feasibility of moderately 

priced .dwelling units, especially in high-rise construction. 


Issue 5 

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

Recommendations 

Make the MPDU Program more active in fmancing moderately priced 

dwelling units, assisting participants in preparing to purchase homes, and 

ensuring Fair Housing goals are met. 


Continue to make improvements to the homebuyer classes for moderately 

priced dwelling unit purchasers, including the information on credit, 

various mortgage products, and means of avoiding predatory lending. 


Group Home Program 

Group homes serve two basic popUlations: those with physical and 
developmental disabilities and those with persistent mental illness. Using 
funding from various sources, the County provides assistance to nonprofit group 
home providers serving these 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 
u.~at all mental health hospitals be closed. The problems include: 
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The precarious frnancial state of most providers of mental health services 
in the county. 

Neighborhood opposition to these facilities. 

Difficulty in obtaining planning approval for group homes. 

Inadequate funding, especially for those "With mental illness. 

Recommendations 

Evaluate the Zoning Ordinance for unnecessary restrictions on group 
homes: 

Modify underwriting policies for loans to better assist nonprofit providers 
serving thos~ "With the lowest incomes. ,. 

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

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

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

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

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

Rental Assistance'Program 

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

Issue 

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

Recommendations 

Increasefunding for the Rental Assistance Program to be able to help 
more people. 

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

Code Enforcement Programs 
. 

To ensure healthy housing and neighborhoods, Montgomery County adopted a 
Mai.'J.teTl2...J.'"'1ce Code 1 . Most of inspections done under the 
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aut..~ority of the code are mandated by other actions (e.g., licensing of multifau""1.ily 
UJ.-nts a.T1d accessory apartments) or in response to a complai..Tlt from a tenant or 
propert,Y O'Wller. In 1998, the County' modified its approach, adopting the 
Neighborhoods Alive! program to address in a more comprehensive manner the 
\videspread deterioration in older neighborhoods. Existing procedures for dealing 
with severe problems, such as blighted properties, can be exceedingly slow and 
hamper the overall success of the code enforcement program. The Office of 

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

Issue 

Properties of the federal Housing and Urban Development Department and 
Veterans 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 foreclosed properties. 

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

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

Expedite the demolition process while ensuring due process. 

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

Lot cleared of cOilcleI!:L"'led si:...-uct:JIe a:r:d readied for new CO::lst:x.ctiO::l 
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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 
existL1'J.g housi.1'J.g gain importance. The slo'lN'i..'1.g rate of moderately priced dwelling 
unit production and changes L.1'J. federal policies such as expiring commitments to 
project-based Section 8 assistance require that we modifY existing progral"llS 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 grOi."'v'll. A program to rehabilitate and sell these units, or 
otherwise remove their blightL.'1.g influence, needs to be designed. Similarly, 
failure of property O"WIlers 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 ""ith 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 
quality neighborhoods at densities and locations suitable for all people, 
regardless of race, color, religious creed, ancestry, national origin, sex, sexual 
orientation, marital status, presence of children, age, physical or mental 
disability, or source of income. To achieve this goal, the County needs strategies 
and action plans that will lead toward meeting these objectives: 

Variety and choice in housing. 

Assistance for persons with diverse housing needs 

Safe, high-quality neighborhoods. 

Communities with affordable housing. 

Housing for all stages of life. 

Equal opportunity housing 

Sustainable communities. 

Objective 1: Variety ~nd Choice in Housing 

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

,
, i 	 First Priority Strategies 

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

Action Plan 

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

on r:eighborhoods by undesirable uses. 
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Promote high home o\V!lership t.."1rough assistance programs. 

Preserve single-family rental housing as an alternative, especially for 

larger households. 


B. 	Encourage New Construction of All Types - Encourage boL'll m:vnersbp 
a..Tld rental opportumties for all types and price ranges of housing. 

Action Plan 

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

Expand opportunities to use TDRs to increase housing production and 

acbeve other public goals. 


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

or ownersbp 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 L'lle 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. 



Provide financial, land use, or other incentives to retain and increase 
affordable housing. 

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

D. 	Streamline Development Review Process - Assess the Cm"mty'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 development of "Smart Codes" to encourage redevelopment of 
housing and adaptive reuse of non-residential buildings. 

Plans being reviewed by Department of Permitting Services staff 
i: 

i
I 
i 

i 
l 
i 	

Second Priority Strategies 
! i 
Iii:
, I E. 	Promote Housing Near Transit and Employment - Promote the availabiliDJ 

of housing in and near employment centers and transportation centers, 
including considering the use of air rights. 

i:, i 
Action Plan 

Assess availability of sites near employment centers and transit centers, 
inclucs.'J.g reuse of non-residential structures in employment areas. 



Inventorj and assess air-rights development potential of sites, especially 
on publicly o\Vned sites such as parking lots in central business disL"'"ict 
areas. 

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

F. 	Promote Higher Densities and Mixed Uses in Transit Station Areas and 
Downtowns - Increase variety of housit""1.g densities in new COID...""llunities to 
provide more choices to a broader economic range of households and 
designate appropriate, specific locations in sUl."licient 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 
plab. process. . 

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

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

Objective 2: Assistance for Persons with Diverse Housing Needs 

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

First Priority Strategies 

A. 	Provide More Special Needs Housing - Encourage production of housing 
for populations vvith special needs, including seniors, persons with 
disabilities, persons with mental illness,· and persons transitionit""1.g from 
homelessness. 

Action Plan 

Assess of r:eecs 
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Develop forecast of special needs populations. 

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

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

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

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

Consider a program for County purchase of la..'1,d for senior and special 
needs housing. 

Explore establishi.TJ.g 'visitability' standards for all new and renovated 
housing receiving public funds. 

B. 	Provide Housing with Support Services. CoordL.'J.ate the availability of 
affordable housLl1g units a..'J.d needed support seI"llices for persons with special 
needs, includi..l1.g those persons transitioning from homelessness. 

Action Plan 

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

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

Action Plan 

Develop sta..'J.dard compatibility criteria for elderly housing and study 
possibility of eliminating special exception approval process. 

• j I 

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

Action Plan 

• 	 Conduct inventory of housing appropriate for transitioning from 

home1essness. 


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

Second Priority Strategies 

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

Action Plan 

_ 	 Explore revisions to codes and regulations t..1-J.at will foster adaptive design. 

Objective 3: Safe, High Quality Neighborhoods 

MaL.'1tai.TJ. and elli'1.a..T1ce the quality and safety of housing and neighborhoods. 

First Priority Strategies 

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

Action Plan 

Expand interagency efforts to revitalize and renew neighborhoods, 
including implementing the Concentrated Code Enforcement Program of 
neighborhood-wide inspections for housing code, solid waste, and parking 
violations. 

B. 	Promote Neighborhood Renewal- Ensure that older neighborhoods, 
especially moderately priced communities, remain attractive and viable for 
homebuyers by renewing neighborhood infrastructure, promoting 
neighborhood and addressh'1g streetscaping a..TJ.d neighborhood 

lSS~leS. 
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Action Plan 

Expand neighborhood revitalization, renewal and stabilization efforts, 
including Renew Montgomerj" and Neighborhoods Alive!. 

Implement communit;y policing. 

. Include sections on neighborhood renewal in master pl8.J.l.s. 

Second Priority Strategies 

C. 	 Provide Assistance for Repairs - Offer fInancial incentives to O\\'llers of 
older housing for repair a.T1d improvements, 

Action Plan 

Continue Rehabilitation Loa.Tl Progrfu-rl for repairs and accessibility 
improvements. 

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

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

Action Plan 

Inventory and assess privately- and public1y-ovmed buildings suitable for 
conversion to residential use. 

.C Support t.h.e State's "Smfu'"i: Codes" initiative for flexible builCiing arid life 
saietj- codes in renovating residential buildings and in making adaptive . 
reuse of non-residential buildings. 

Encourage redevelopment of residential properties wrJJ.e protecting the 
well being of current residents and minimizing displacement of at-risk 
residents. 

Assess for reuse or demolition all vacant, condemned, and aba.Tldoned 
builcl.L.l.gs. 

Review fuTld, if necessary amend, the Zoning Ordinance to facilitate 
adaptive reuse. 

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

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

E. 	Ensure Compatibility of Infill Housing. Nlix infI11 housing and other uses in 
ways that promote compatibility and address residents' need for safety, 
privacy, and attractive surroundings. 

Action Plan 

Explore Zoni."'lg Ordinful.Ce standards for infI11 development or 
redevelopment that provides an appropriate mix of uses in existing 
communities. 

and special exception applications for infill 
J. ... "" "'" 
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Identify appropriate sites for higher density residential 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 \Vith care the uses at the 
edges of high-density centers to promote compatibility Vlith existing 
neighborhoods and protect residential neighborhoods. 

Action Plan 

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

Review 3J.."1d, 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 b.1.ose living or working in Montgomery 
County, especially for households at and below the median income. 

A mix of MPDUs and market rate housing 

First Priority Strategies 

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

Action Plan 

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

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

Enhance County programs that provide assisted housing, including 
Montgomery Housing Initiative Fund fin~TJ.cing, homeovvnership 
assistance, the leveraging and layering of other public a.TJ.d private funding 
sources, ruJ.d "Live Near Your Work" public and private homeovvnership 
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Housing owned by the Housing Opportunities Commission 

B. 	Distribute Locations of Affordable Housing - Distribute government
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 affordable housing where 
possible. 

Action Plan 

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

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

Encourage renovation and redevelopment of residential properties that 
protects the well-being of current residents and minimizes the 
disnlacement of at-risk residents. 
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D. Encourage Private Participatiol!1 - Encourage parLicipation of private 
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developers and lenders in the provision of affordable housing. 

Action Plan rIdentify tools to enhance economic feasibility of certain residential r: .... 
development, especially multifamily housing and housing in central 

I 
L.business district areas. 

Remove disincentives for moderately priced dwelling unit production in 

high-rise development. 
 L •.. 

L·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 f:<)
Program, and leveraged funds from other private and public sources. 

J
/1(:Expand the requirement t...~at fmancial institutions with which the County 

does business participate in community lending activities. II: 
il 
iMonitor and encourage expanded community lending activities. under the 

Community Reinvestment Act. 

Combat predatory lending practices. 

Encourage private employers to participate in pUblic-private partnerships 

for the development of affordable housing. 


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

Action Plan 

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

Consider housing enterprise zones in certain high cost areas to promote 
financial feasibility of high density affordable and mixed-income housing. 

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

Action Plan 

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

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

Exarr:tL.ie disincentives to development of moderately priced dwelling units. 

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

Develop additional programs to address disincentives to affordable and 
mi.>ced income housing. 
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Second Priority Strategies 

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

Action Plan 

Enhance architectural compatibility of all assisted housing. 


Improve maintenance of scattered site, assisted housing programs. 


Promote public and private acquisition and preservation of affordable 

housing. 


Bartholomew House assisted living 

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

Action Plan 

Review development approval process and identify burdensomeI! . 	 requirements. 

Explore fast-tracking of developments containing affordable housing. 

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

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

Expand special ceiling allocations for affordable housing in the Annual 
Growth Policy_ 

I. 	 Provide Innovative Housing - Encourage the prov'ision 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. 

" Ij 



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 employees, 
possibly involving private employers. 

J. 	Promote Housing in Mixed-Use Development- Phase mixed-use 
development so that housing is constructed in a timely fashion relative to 
other uses vvifuin 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 subdivision conditions. 

Objective 5: Housing for All Stages of Life 

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

First Priority Strategies 

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

Action Plan 

Assess remaining developable land and development potential at build
out. 

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

Ensure sufficient development and redevelopment capacity to 
accommodate forecast employment growth. 
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Implement changes through L.~e master planning and sectional map 
amencL.'TIent processes. 

B. 	Improve Economic Feasibility - Explore ways to h'TIprOVe the relative 
economic feasibility of housing development in mi'l:ed 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 Special Housing Needs - Develop additional techniques to provide 
housing opportunities to meet the special housing needs of young workers, 
the elderly, and persons wiL.~ 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 ,,'lith basic accessibility design 
elements. 

D. 	Encourage Employer Participation - Encourage employer par&:ipation 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 prov-ides public and 
employer incentives to purchasing homes near designated job centers. 

Objective 6: Equal Opportunity Housing 

Promote and enforce fair housing ordinances to ensure that all residents have 8...'1 

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. 

}\....'TIend law where necessary to en..1J.ance effectiveness of enforcement 



Address all fair housing issues, such as discrimination in rental or sale of 
housing, L."'J.sura..'1.ce, and mortgage lendLTlg, 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 education activities, including developing a school 
curriculum. 

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

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

Action Plan 

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

Identify and carry out enforcement actions for non-compliance. 

D. 	Examine Lender Policies and Practices. - Ensure that banking 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 participate in 
Community Reinvestment Act activities throughout the county. . 

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

Second Priority Strategies 

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

Action Plan 

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

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

F. 	?vIake the County a Model for Fair Housing - Ensure that all County 
housffig programs comply'VTith the spirit and letter of equal housing 
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opportu~jty laws a.TJ.d make County housing programs models of fair housing 
compliance. 

Action Plan 

Conduct fair housing training for all County staff administering a.TJ.d 
implementing County housing programs. Conduct tests of housing 
programs. 

Objective 7: Sustainable Communities 

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

First Priority Strategies 

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

Action Plan 

Change the building code to 'allow alternative build:irig 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 programs that regulate remodeling and 

reconstruction of infrastructure. 
 Solar access 
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Action Plan 

Provide fmancing for improvements in insulation. 


Encourage use of energy efficient appliances. 


Provide free low-flow showerheads. 


Provide information on County Web site on household energy conservation 

measures. 


Provide brochures on energy conservation measures. 


Incorporate street tree planting into infrastructure improvements. 


Conduct free assessment of landscaping for energy reduction. 


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

Action Plan 

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


Encourage use of low-flow toilets. 


Provide information on drip irrigation systems and rain harVesting 

techniques. 


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


E. 	Use Recycled Products. 

Action Plan 

Provide information on products made from recycled materials. ' 

Encourage construction techniques and materials that can allow ease of 

recycling. 


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

Action Plan 

Provide a "green" page on County website. 	 I 
I~ 	 Discuss sustainable products in County brochures aimed at 

homebuilders, remodelers, and do-it-your-selfers. <:1'I 
" 

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

• I 

Action Plan 

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

new construction. 
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In concentrated code enfon~ement areas and when code v"iolations 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. 

r. 
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V. Annual Affordable Housing Production Goals 

Need for Affordable Housing 

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

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

Cost ofProducing and Preserving Units 

t:To plan and budget for the county's future housing needs, the County's.current , 
; 

programmatic costs have been determined. Existing contracts, loans, and " 
., 

development budgets provided the following cost information. ~ 

The cost to the County of preserving federally assisted housing ranges 

between $8,000 and $12,000 per unit. 


The County's contribution to the cost of rehabilitating multifamily housing 

is between $10,000 and $15,000 per unit. 


The County's participation in funding the acquisition of group homes 

ranges between $30,000 and $60,000 per home, or between $5,000 CL.Tld 

$10,000 per occupant. 


The County funds the development of new affordable housing at levels 

ranging from $4,000 to $10,000 per unit. 


When contributing to the development of assisted liv'ing for the elderly, the 

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

The cost of permanent supportive housing for families, including those 
Vlith 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 Vlith children, including case 
mful.agement 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 aILTlual 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 anyone year. Of the total 2,890-unit target, 
1,730 are existing units that will be preserved as affordable units, through 
assistance Vlith 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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Cqmpa..ring these production goals with the average housing units achieved in 
each category over the past two years, we see a drfu""llatic overall increase in 
affordable housing units a.."1d increases in most categories. The exception is t..1,.e 
preservation of expiring federally subsidized units. The preservation of these 
units has been the highest priority, a.."1d is driven by the expiration dates of L1.eSe 
subsidies. These goals are aggressive, but they can be achieved vvith thefunding 
and organizational focus we propose. 
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Affordable Housing Program 

Proposed Annual Production Goals 


(Averages for the last two fiscal years, FY99 and FYOO, are shown in parentheses)
- ........- ......... - ....--...... -~ 


Programs 

r-
Moderately Priced Dwelling Units: New homeownership and rental 
housing opportunities for households earning 50-65 % oJ median 
income. Units are scattered throughout county. Prices of ownership 
units approx. $95,060 for townhouses, $120,000 for detached homes. 
Resale prices controlled for 10 years. Rental units range from $670 for 
efficiencies to $1,050 for 3 BR units. Rents controlled for 20 years. 
Up to 40 % of ownership units may be purchased by HOC and 
nonpro1lts for rental to very low income households. 

r-Section 8 Certificates/Housing Vouchers: Federal rental assistance 
for very low income households (at or below 50 % of median) in 
existing rental housing. Tenant contribution toward rent generally 
capped at approx. 30 % of income. Units assisted under Sec. 8 must 
meet fair market rent guidelines. Vouchers may be used in higher 
priced units if tenant pays difference. Also includes County rental 
assistance program. 
Group Home/Transitional/Special Needs Housing Production: 
Newly constructed, acquired, rehabilitated housing for special 
popUlations. Units will be affordable, depending on subsidy program, 
from very low- to median-income households. May include Personal 
Living Quarters. 
Home Ownership: Acquisition and renovation of HUD foreclosed 
houses by nonprofit housing providers. Units to be resold to below 
median income purchasers. Assistance to first time home buyers, . 
including closing cost assistance. Single family rehabilitation loans. 
Nonprofit Multifamily Rehabilitation: Acquisition and rehabilitation 
of deteriorating multifamily housing by nonprofit housing providers. 
Post-rehab units will be leased to income eligible tenants. 

r-New Construction: Newly constructed affordable housing units, 
includinKmixed-income projects. Subsidy mechanisms may control 
cost of affordable units and income level of households served. 

c-presel"vation of Federally Assisted Housing: Acquisition and 
rehabili tation of federally assisted multifamily housing threatened with 
prepayment of insured mortgages or opt-out and expiration ofhousing 
assistance payments contracts. 

Owner Rental 
Units Units 

100200 
(149) (83) 

200 
(190) 

100 
(29) 

30* 

(11 *) 


150* 
(55*) 

200 
(0) 

200* 
(121 *) 

.Total Cost 
Cost 

Per Unit 
(County $) 

(County $) 

$0 $0 
($0) 

$0 
($0) 

$0 

$5,000~ $500,000
$10,000 $1,000,000 

($145,000) 

$20,000 $600,000 
($296,000) 

$1,500,000
$15,000 
$10,000

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

$4,000 $2,000,000 
$10,000 ($0) 
$8,000~ $1,600,000
$12,000 $2,400,000 

($780,000) 

@ 
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HOC and Nonprofit MPDU Acquisition: Purchase by HOC and 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 
family homes. (15) ($0) 
Preservation of Threatened Multifamily Housing; Preservation of 950* $0 $0 
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 modernization of HOC owned public housing stock. (40*) $15,000 1,500,000 

($290,000) 
Total Units: Owner Units: Rental Units: Total Cost 

New: New: New: to County: 
1,160 (513) 200 (149) 960 (364) $12

Preserved: Preserved: Preserved: $20,300,000 
1,730 (1,206) 30 ( 11) 1,700 (1,195) ($4,231,000) 

Total: Total: Total: 
2,890 (1,719) 230 (160) 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 

I~~~ 

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 - -
r-- -

1983 3.3 4.4 4.2 3.3 3.6 4.1 $468 $734 
- I ~ -

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 3.7 2.7 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 4.8 2.0 5.6 $771 $860 

1993 4.3 5.1 4.9 4.2 . 2.0 4.9 $778 $847 
-

1994 4.0 4.2 4.0 3.4 0.7 4.0 $794 $851 
I~~ I ~ ~ -

1995 N/A N/A N/A N/A N/A N/A N/A N/A 
r~ 

1996 3.2 4.1 4.7 4.3 2.4 4.4 $820 $893 

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
I ~ 

1999 2.6 2.7 3.1 3.7 6.1 3.0 $894 $894 

2000 1.6 2.5 2.4 2.7 5.2 _ 2.5 $965 
~~ 

$934 
- -

Source: DHCA Rental Vacancy Surveys 

® ~..' 
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Appendix B 
r-

Number of Households in Income Categories by Household Size 

Income Categories , 
Size Very low Low Modest Moderate High Affluent Very Affluent 

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

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

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

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

5+ 3,549 2,198 2,775 5,196 7,102 7,456 1,275 
c-

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

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

Wealthy All 

622 69,246 

5,211 104,462 

3,312 53,913 

3,825 49,940 

4,021 33,572 

16,991 311,133 

5.5% 100.0% I 

Annual Household Income Ranges (in thousands of dollars) 

Size Very Low Low Modest Moderate High Affluent VelY 
Affluent 

Wealthy 

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 49.5-70.0 70.1-100 100.1-160 160.1-200 over 200 I 

5+ up to 36.9 36.9-45.0 
_ .. L-.._ .... _ ... _ .... _ _ .... __ '--

45.0-53.4 53.5-70 70.1-100 100.1-160 160.1-200 over 200 I 

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

1987 

1988 

1989 

1990 

1991 

1992 

1993 

1994 

1995 
I 

1996 

1997 

1998 

1999 

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

New Existing New' Existing All Units 
Detached Detached Attached Attached 

251,593 188,520 
I 

141,861 115,805 166,975 

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

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

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

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

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

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

342,410 235,775 193,229 
I 

140,394 203,624 

369,543 I 237,237 214,562 139,741 203,699 

340,340 I 245,045 185,036 143,760 203,660I 

355,061 237,883 179,964 139,523 203,752 

369,339 239,935 223,213 139,877 209,305 

364,195 243,000 212,217 139,000 205,000 

J,

I " 




Appendix D 


MPDU Production, 1976-1999 


Year For-Sale Units Rental Units I Total Units 
1976 
 108 
 117
9 

1977 
 139 
 13 
 152 

1978 
 55 
 47 
 102 

1979 
 105 
 37 142 

1980 
 404 
 120 
 524 

1981 
 433 
 496
63 

1982 
 702 
 765
63 


237 
 705
1983 
 468 

1224
1984 
 565 
 659 

844
1985 
 475
369. 

644 
 232 
 876
1986 

945
1987 
 597 
 348 

352
242
1988 
 110 


. 1989 
 162 
 105 267 

1990· 288
242 
 46 


253
1991 
 106 
 359 

282
1992 
 282 
 0 

408 0 408
1993 
 L 
334·1994 
 334 i 0 

338
292 
 46
1995 

369
282 
 87
1996 

230
218 
 12
1997 

211
211 
 01998 


122 143 
 265
1999 
 i 

7,637 I 2,958 10,595Total I 
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Appendix E 

':' 
Complete List of Housing Programs in Montgomery County 

Department of Housing and Community Affairs programs: 
Multifamily Housing Development and Rehabilitation Programs 
Single-Family Rehabilitation Program 
Group Home Rehabilitation Loan Program 
Group Home Acquisition Loan Program 
Weatherization Program 
Lead Paint Hazard Reduction 
Moderately Priced Dwelling Unit Program 
Montgomery County Payment in Lieu ofTaxes Program. 

Department of Health and Human Services programs: 
Senior Assisted Living Group Home Subsidy Program 
Adult Foster Care 
Montgomery County Rental Assistance Program 
Handicap Rental Assistance , 
Prevention and Crisis Intervention 

Human Relations Commission programs: 
Equal Housing Opportunity Enforcement, Edu.cation, and Testing 

Housing Opportunities Commission programs: 
Public Housing 
Section 8 Housing Choice Voucher Program 
Transitional Housing (McKinney 1, Mothers and Tots Entering 
Recovery, III, & VII) 
Permanent Housing (McKinney X, VIII, IX, & Turnkey) 
Shelter Plus Care 
State Rental Allowance Program 
State IrRAP to Work» Initiative 
Rental Supplement Incentive Program 
Multifamily Program 
Mortgage Purchase Program 
HOC Home Ownership Program 
Neighborhood Initiative Program 
Closing Cost Assistance Program 

Human Relations Commission program: 
Fair Housing Program 

'I'II') t 
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Appendix F 

---""----

Montgomery County Housing Initiative Fund Revenue 

S()U1CC FY89 FY90 EY91 FY92 FY93 FY94 I FY95 FY96 FY97 FY98 FY99 FYOO FYO]** Totals I 
I----~ 

$388,389 ITlllllslcr (ax $95,168 $55,125 $63,752 $30,330 $32,604 $7,500 $21,050 $59,000 $4,860 $19,000 
t-- -~- -~ 

Staic: contributions 2,000,000 2,000,000 
I--~-~~ ---

Invc,lment income 193,436 257,166 98,554 160,415 97,516 69,716 117,977 496,000 227,824 176,400 177,000 261,000 220,000 2,553,004 ! 

/vi l' Dl) contributions 210,000 . 70,000 53,750 53,750 400,000 65,000 200,000 16,000 75,000 159,000 1,302,500 
--- I-

PropC!ly.ales· 4,652,302 257,399 89,488 898,504 169,144 1,332,597 793,000 770,000 759,800 8,962,'134 
--~ ~--- -

Ivll'DU loreclosures 49,385 2,763 27,000 7,084 1,892 24,000 112.124 

MPDU recapture 22,000 22,000 
1-- I- -

I ,O"" repa ymenls 304,111 324,000 3,393,421 788,530 1,263,170 461,998 2,289,501 1,286,991 662,576 1,015,000 615,000 388,680 12,792,97 
8 

.-._--
Development 202,000 261,000 291,000 754,000 
approval payments 
---~---------

Prop"r! y rental 15,487 20,629 18,838 80,208 76,556 76,000 19,000 306,718 
-_. - 1

General thuds 6,400,000 6,400,000 
I~  -~ 

!vi isccllaueous 188,038 40,980 15,130 70,828 2;163 52,286 5,833 7,769 12,000 395,027 

'l'ulals 476,642 5,519,684 620,821 5,711,507 1,231,962 1,872,361 738,940 3,967,676 1,783,880 2,499,021 2,421,000 2,137,000 7,768,480 36,748,97 
4 

~---- -----. 

*Before FY 97 "Property Sales" was 100% of the proceeds from the sale of land owned by the Department of Housing and Community Affairs. Since then, it is 25% of 
l he proceeds from the sale of land owned by the County. 
** Estimate 

4J 
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14-959Resolution No: 
May 15, 2001Introduced: 


Adopted: July 17,2001 


COtJNTY COUNCIL 

FOR MONIGOMERY COUNTY, MARYLAND 


,j: 	 By: County Council 
I". 
i 
if· 

Subject: Adoption ofthe Housing Policy for Montgomery County 

Background 

1. 	 On October 20, 1981, by Resolution 9-1503, the County Council adopted the Housing 
Policy for Montgomery County - A Statement 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 ofthe Housing Policy approved in 1981. 

I 

3. 	 In January 2001, the County Executive prepared and transmitted to the County Council 
his recommendations for updating the Housing Policy for Molrtgomery County, Maryland. 

4. 	 On April 2, 2001, the County Council's Planning Housing and Economic Development 
Committee held a public worksession and amended the text ofthe Housing Policy in 

. cooperation with the County Executive and his staff. 

Action 

The County Council for Montgomery County, Maryland, approves the following 
resolution: 

1. 	 The Housing Policy for Montgomery County, :Maryland: "Montgomery County - The 
Place to Call Home" is hereby adopted as amended as part of and an attachment to this 
resolution and constitutes the statement ofthe County's concernthat 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 ofvarying incomes, ages, and life styles, and to provide choices,. 
for families and individuals having needs for different types ofhousing. 



I 

14-959Resolution No: 

2. 	 This Housing Policy will be the plan for the County's actions to stimulate and generate 
production ofthe kinds of housing which are in short supply, but which are needed to 
provide a healthy and balanced housing inventory; and the County shall act in this effort by 
assuring that its decisions and over-all policies are consistent with achieving these goals. 

3. 	 All agencies having responSibilities that affect housing availability and cost are hereby 
mandated and directed to act expeditiously and diligently to carry out the objectives and 
intent of this housing policy. 

4. 	 In cooperation v.ith neighboring jurisdictions, the County v.;ill work diligently to develop a 
coordinated strategy to address mutual housing needs in the WashingtQn, DC metropolitan 
regIon. 

5. 	 The County Executive must submit an annual status report to the County Council, 
describing activities toward implementing the Housing Policy, including annual production 
targets. This report may be submitted in conjunction with the Housing Report the 
Executive must submit to the County Council under Section 25B-4 ofthe County Code 
describing the state of the County's demand for and supply of affordable, including 
assisted, housing. 

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

This is a correct copy ofCouncil action. 

45 '0'3 



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 temporarily put aside during the current 
General Fund shortfalls. 

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

c. 	 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) 

a. 	 The Council has changed the program requiring MPDUs in developments of more 
than 20 units. 

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

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

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

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

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

3. 	 Group Home Program 

a. 	 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. 

b. 	 Group home providers have been assisted in finding and purchasing existing 
underused housing as well as MPDUs. 

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

d. 	 DHCA is actively working with the group home providers 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 provide 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 itwas 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 housing. 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: 1120/2010 
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housing monitor 
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Montgomery County's median sales price for single and multifamily, new and used homes 
was $355,000 in October, the same level as 2004. The median price is down 3.3 percent 
Irom $366,963 in the third quarter of 201 0, 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 lirst quarter 2010, the county's median was 1.9 
times the nation's median sales price. 

~ l .'~, T£: i\ H D f C~ I() H 

In October, the median sales price in Maryland was $245,355 - a 4.8 percent decrease from 
the median of $257,654 in third quarter 201 O. 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 Washington DC metro 
was one of only two metros to have an increase in the Shiller sales price index in September. 

TIO I~ 

The nation's median sales price was $188,254 in September, a 2 percent decrease from July 
August. This is in sharp contrast to second quarter 2010, which saw house prices rise 

4.7 percent from the first quarter - when it was $183,700, an increase of nearly $6,000. 

MEDIA SALES PRICES 

Metro DC Region $318,781 $401,155 $353,849 $330,163 $317,920 $344,175 

Howard County $315,000 $385,000 $375,000 $340,000 $340,170 $355,000 

Prince George's $226,900 $330,000 $275,000 $220,000 $187,900 $190,000 

District of Columbia $350,000 $410,000 $399,990 $375,000 $354,000 $407,000 

Fairfax County $385,000 $470,000 $371,000 $353,000 $355,000 $378,000 

Maryland $241,454 $307,888 $284,927 $256,217 $235,785 $245,355 

United Slates $195,200 $221,900 $183,800 177,900 $183,700 n.a, 

I I~ S'\! S PRICES (i\L y Sf HEVI ,;\I~D ED J 
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DAY SOI'l T H t fA ARK E T 

120 Montgomery County homes sold in 
an average of 66 days in Oclober. ~n100 
increase of 1.5 percent from third 
quarter (65 days). and an increase of80 
22 percent from second Quor!er (54 

60 days). Compared wilh previous 
years, homes sold 27.5 percenl faster 

~o in October 2010 Ihan in 2009 (91 
days) and 35.3 percent faster \hon 
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Popu!c!tion 

summary 
Montgomery County's population continues to grow, particularly among minorities. The year 
2009 showed the largest population increase of the decade, including an increase in the 

white population, which had declined in previous years. However, recent 
is slower than at the beginning of the decade. Slower growth may reflect a 

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 largest yearly gain in the past decode. 

Of those 17,915 new , .. <;rl.. nl< only 358 are white. 

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

minority growth incl-eases 
Growth in the minority population continues to fuel overall population growth. In the post 

nine years, the County's minority population grew by 114,589 people (33%). In-migration 

and birth rates among the Hispanic population are higher than any other ethnic category. 

The County is currently 48 percent minority and will soon be a "maiority minority" 

population, where the minority population exceeds the nOll-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 block accounts for 22%. 
The County's Hispanic populotion continues to have the largest percentage increase
on estimated 8,266 new residents-G 5.6% increase between 2008 and 2009. 

county population change by hisponic origin and roce, 

2000-2009 


~iJ~U}$'ftltllli!ie~o~oom~_Btll~6f'{5f11~"'ng~ 
total population 94,237 100% 
non-hispanic 39,291 41.7% 


white -20,352 -21.6% 

black 24,710 26.2% 

asian 32,076 34.0% 

other 2,857 3,0% 


hispanic 54,946 58.3% 
minolitypopulation 114,589 . 121.6% 

® 


non~hjspanic white population decreases 
The non-Hispanic while trends are ihe opposiie of the growth exhibited in the minorily 

While more minorities are settling in the County, the decrease in 
white populaiion is fueled by oUi-migration by non-Hispanic whites. 

The County's non-Hispanic while majority decreased from 60% in 2000 to 52% in 
2009. 
Since 2000, the average yearly decline was 2,261 non-Hispanic whites per year. 
Since 2000, the number of non-Hisponic whites decreased by 20,352. 

MontgomelY County Plal1l1ing Department I M·NCP')C 
" M/)n'~lolll<] ry!'lo!1nin!j ,O,·!:! 
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minority population grovl'th is primarily hispanic 
Planners predict the 2010 Census will show the Hispanic population as the majority ethnic 
category in the County, with the Asian and Pacific Islander 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 most-54 percent (54,946 
people),while the non-Hispanic block population grew by 18 percent (24,710) and the 
Asian and Pacific Islander population by 32 percent (32,076), 

montgomery mirrors nationa', sfate, and regional trends 
The growth in the Hispanic community continues to dominate population increases across 
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 ~8,4 million 

6 percent of the total 2009 population. 

Maryland's Hispanic population growth since 2000, (181,000 people), accounts for 
almost half of the Slale's population growth of 389,000 people 
In the same period, the growth in Maryland's Hispanic population was almost three 
times the non-Hispanic white population's decline of 66,000 people. 
45 percent of the State's Asian arid Pacific Islander population and 38 percent of its 
Hispanic population live in Montgomery County. 
Between 2000 and 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, 
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forecast 
The Census Bureau forecasts thai by mid-century, the nation will become a "majority 
minority" society where minorities make up more than 50 percent of the population, If 
current local trends continue, Montgomery County may become a "majority-minority" 
community even sooner. 

hispanic origin and yo(:e in the u.s., maryland, and montgomery 
county, 2000-2009 

.\)I.{'!4Ia~'w,*!Ii!lm~6fatftM;:;Ji't!.f.tI~ltnt':~J.foI\1Ul?mtrte_~ 
hispanic origin and race 2000 2009 2000 2009 2000 2009 

total ~o~ulation 282,171,957 307,006,550 5,310,579 5,699,478 877,363 971,600 

other 2.0% 2,3% 1.4% 1.8% 1.8% 1.9% 

hiseanic 12,6% 15.8% 4.3% 7.2% 11.6% 16.1% 

lotal 100.0% 100.0% 100.0'/0 100.0% 100.0% 100.0% 

Moolgoillery County Planning Depmtrnenli M·Heppe 

," MontH'')ItH"ryPk!l1tlinH'<''H 
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poverty trends 
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• 	 An estimated 6.7 percent of Montgomery County's population, 64,607 residents, lived in 
poverty in 2009, marking the highest poverty rate in two decades. 
Between 2008 and 2009, 10,000 mare residents were living in poverty, a 19-percent 
increase 
The 2009 poverty rate in Montgomery County at 6.7 percent is well below Maryland's 
9.2 percent, although Montgomery County's gains account for 17 percent of the state 
increase between 2007 and 2009. 
Montgomery County is among 453 counties that had a statistically significant increase in 
poverty between 2007 and 2009; one out of every seven U,S, Counties experienced an 
increase in poverty. 

:; i [ 

In 2009, more than 500,000 people in Maryland lived in poverty, on increase of 60,400 
people from previous year. 

• The state's poverty rate increased by one percentage point from 8.2 percent in 2008 to 
9.2 in 2009. 

• 	 Thirteen percent of Maryland's poor live in Montgomery County. 
• 	 Maryland hos the third lowest poverty rate of 011 states, Virginia at 10,6 percent ronks 


ninth, 


POVERlY TRENDS 

! li;t 1989 1999 2000 2001 2002 2003 

:~ i'. T I 0 

• 	 Approximately 14.3 percent of the nation's population live in poverty. 
• 	 The national poverty estimate increased by 12.7 percent from 2007 to 2009, 
• 	 The distribution of county poverty rates vary by region and place of residence: 18. 7 

percent in the South, 14,6 percent in the West, 13 percent in the Midwest and 11,9 
percent in the Northeast. 
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Marytand 9.3% 8.0% 7.9% 7.7% 8.3% 8,8% 9.2% 8.3% 8.0% 8.3% 8.2% 9.2% 


United Stales 12.8% 11.9% 11,3% 11.7% 12.1% 12.5% 12.7% 13.3% 13.0% 13.0% 13.2% 14.3% 
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Malyland 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 Slates 31,528.020 32.791,272 31.581,086 32,906,511 34,569.951 35,861,170 37,039,804 38.231,474 38,757,253 38,052,247 39,108,422 42,868.163 

"
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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 rote posted 12 months ago. In 
October, there were 26,815 unemployed County down 1,427 persons from the 
previous month. 

.\ ~·i L> R (J 

At 7.4 percent, Maryland'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, 

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. 

The notion's October 2010 unemployment rote is statistically unchanged from September 
2010 at 9.6 percent. The number of unemployed persons in the nation increased by 76,000 
from 14.77 million unemployed persons in September to 14.84 million in October. 

UNEMPLOYMENT TRENDS Oct-07 Oct-OS 

rate persons rate persons 

Montgomery County, MD 2_7% 14,042 3.8% 19,497 

Washington, D.C. Metro Area 2.9"10 87,060 4.1% 124,164 

Washington, D.C. 5.2% 16,984 7.2% 23,856 

Alexandria, VA 2.2% 1,977 2.9% 2,708 

Arlington, VA 1.9% 2,473 2.7% 3,639 

Fairfax County, VA 2.1% 12,462 3.0% 17,825 

Howard County, MD 2.6% 4,249 3.6% 5,887 

Prince George's County, MD 3.6% 16,519 5.1% 23,189 

Maryland 3.6% 108,011 5.1% 153,864 

United States 4.7% 7,273,000 6.6% 10,172,000 
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Oct-09 Oct-l0 

rate persons rate persons 

5.7% 29,089 5.2% 26,815 

6.3% 190,729 5.8% 177,677 

11.7% 38,805 9.6% 31,769 

4.7% 4,446 4.4% 4,150 

4.2% 5,721 3.8% 5,350 

4.7% 28,344 4.6% 27,987 

5.5% 8,754 5.2% 8,197 

7.3% 32,822 7.0% 31,663 

7.3% 216,744 7.4% 218,256 

10.1% 15,612,000 9.6% 14,843,000 

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