New Suburbanism
In Montgomery County

A Vision for Retrofitting the
Suburbs




New Suburbanism: Planning to
meet market demand, social needs,
and other public and private goals



Office submarkets in transit-accessible locations
have lower vacancy rates

1995 2016
VACANCY RATE BY AREA VACANCY RATE BY AREA
Silver Spring CBD 24.0% -270 Montrose || NG 29.1%
E1-270 at Gude || 17.0% Montrose Pky || NG 27.5%
Germantown _ 14.8% Rock Spring _ 22.9%
Montrose Pky [N 123% E1-270 at Gude || 20.4%
Bethesda CBD 12.2% Shady Grove LSC _ 17.0%
Rockville CBD 10.9% Germantown _ 16.2%
Rock Spring || 10.8% Bethesda CBD 11.7%
Shady Grove LSC - 6.4% Silver Spring CBD 10.2%
I-270 Montrose - 4.2% WesTech - 8.5%
WesTech [ 1.7% Rockville CBD 7.4%

Source: 2016 Vacancy Rates, CoStar Group
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Living preferences are shifting towards walkable,
mixed use neighborhoods — with and without transit

50 48 49
40
%

Sidewalks and places to take walks Being within an easy walk of other Having public transit nearby
places and things in a community,
such as shops and parks

2017 U.S. Living Preferences (% Noting as "Very Important")

. Millennials
(since 1981)

35

49

. Gen X

(1965-1980)

g . Baby

Boomers
(1945-1964)

33
%

Silent/Greatest
(1944-Earlier)

Source: 2017 Community and Transportation Preferences Survey, National Association of Realtors
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Walkable mixed-use attracts people and
investment -

70%

60%

50%

40%

30%

20%

10%

0%

Share of New Construction in
Washington Area WalkUPs

59%

49%
42%
38%
19%
12%

Rental Housing Office

W 1990's 2000's m Today

Source: Study of walkable urban places (WalkUPs) in Washington Metro
Area conducted by Smart Growth America and LOCUS, 2016
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Among for-sale housing, per square foot values for regionally significant WalkUPs are 71% higher than the average of all other places in the DC metro area. ($398/SF to $222/SF). They also comprise about 67% of real estate in region. 
Rental apartment developers have begun to aggressively pursue walkable urban locations. In the 1990’s, only 12 percent of the region’s new rental apartment space was built in WalkUPs. In the early 2000’s, this rose to 19% and has skyrocketed to 42 percent today.
Average office rent in WalkUPs is $37 PSF, compared to $21 PSF for suburban driveable areas, a 75% rental premium – flipped from the 1980s.
38% of office space built in WalkUPs in 1990s cycle – increased to 49% in 2000s, and 59% in current cycle from 2009
WalkUPs comprise about 9% of Metro area acreage, and Driveable suburban comprise about 91%. Generates about 68% of office rental income


- especially among millennials, who
have a positive fiscal impact -

“Roadmap for Growth: A Vision for the
City of Philadelphia, 2015-2020.” Greater

Philadelphia Chamber of Commerce, 2014.

“The large growth in the millennial
population is widely considered to be a
boost to Philadelphia’s economy. If
employed, these young residents add to
the city’s consuming class. They are
spending a large portion of their
disposable incomes patronizing
restaurants, retail stores, and arts and
cultural institutions. They pay city taxes —
and as compared to aging adults — make
fewer demands on city services.”

“Envisioning a Future Washington.” The
Brookings Institution, 2001.

Net Fiscal Impact on Public
Service Costs (District of
Columbia, 2001)

Adult Couple, childless $13,000

Adult Single, childless $4,300

Two-parent family, two kids m

Single- tf il , t
ingle parekr;dsaml Yy, two

(520,000) ($10,000) SO $10,000

Source: "Envisioning a Future Washington." The Brookings Institution. 2001. £




- and TOD generates higher revenue
with fewer school-age children.

Tax Revenue Generated per Dwelling Unit

TOD

Non-TOD

(per $1 Public Spending)

$1.13 «—»52.20

S0.77 «—» $1.35

$1.00 $2.00 $3.00

$4.00

0.4

0.35

0.3

0.25

0.2

0.15

0.1

0.05

Schoolchildren per Dwelling Unit

TOD Non-TOD

Source: Fiscal Impacts of Transit-Oriented Development Projects, December

2016. Urban Land Institute




Our challenge is to align land use planning with these
residential, retail and office market directions.

COMPACT DEVELOPMENT TRANSIT-ORIENTED CREATING NEW URBAN CENTERS
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Montgomery
County’s 1964
General Plan:
“..0n Wedges
and Corridors”
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Land Use and Transportation (Wedges and Corridors): Our long standing land use plan is based on the concept of “wedges and corridors” organized around transportation. We had this idea before the term “smart growth” or “TOD” existed. The entire region uses this concept as its backbone, but in Montgomery County it is our mantra. 
 
Since 1964 with the General Plan, we have focused on the two main corridors in our county: I-270 and Route 29. The recently completed plans from Friendship Heights to Great Seneca along the “270 Technology Corridor” and the recently approved and adopted White Oak Science Gateway lay the groundwork for continued smart growth for the next 20 years. 
 
There are six plans that have been approved or are in the midst of being worked on that follow the path of the Purple Line: Bethesda, Chevy Chase Lake, Lyttonsville, Silver Spring, Takoma/Langley, Long Branch. The Purple Line is a competitive advantage because we are accommodating people's desire to live and work in a well-connected, urban environment. 
 
With the Wedges and Corridors concept has become a reality. The Purple Line make smart planning sense and the work that has been for each of the communities along the route are ready to continue to keep the county in balance with jobs and housing. 

Proximity to DC: We continue to benefit being immediately adjacent to DC. We shouldn't abandon the idea that our proximity to the core - where the jobs are. We are right on the border...the county benefits from the presence of several federal government agencies, including NIH, NIST, FDA, Ft Meade, Ft. Detrick. We have high quality urban places:
We can capture the aging millennials 
Montgomery County has a cool factor due to its urban areas
Our proximity to DC beats out Fairfax 




VMT is lower near transit, but varies
depending on location in Montgomery

DAILY HOUSEHOLD VMT BY POLICY AREA

- i8.1-20.6 |:| 295-33.2
T
I:' 25.4-294 - 40.7 - 47.5
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Infill redevelopment improves water quality -

Size: 8.78 Acres

Pike & Rose: before and after 77% Runoff
Reduction

Fr- ' ‘_g—:
7

Runoff Rates:
Pre-construction
* runoff: 78,722.36
e cu/ft

~ Treatment Provided:
60,555.66 cu/ft

Post-construction
runoff: 18,166.70
cu/ft

1 SWM Treatments:
e Green roof

* Bioretention

e Silva cells

, 11
Source: Montgomery County Planning Department; Department of Permitting Services
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Project: Pike and Rose
Address:  Rockville Pike & Old Georgetown Rd
Size: 8.78 Acres
77% Runoff Reduction

Runoff rates (assuming 100% prior impervious cover) 
Pre-construction runoff: 78,722.36 cu/ft
Treatment Provided: 60,555.66 cu/ft
Post-construction runoff: 18,166.70 cu/ft

Treatment Volumes Met: 
Target treatment volumes: 2.00”
Provided treatment volumes: 2.00”

SWM Treatments: 
Green roof
Bioretention
Silva cells



- and we’ve increased forest cover over the
last 60 years while adding 1 million residents

POPULATION

2015 I 1.04 MILLION
2008 I 950,000

1951 I +/- 165,000

PERCENT OF FOREST COVER

2015 I 29.3%
2008 I 28.8%
1951 25.5%

Source: Montgomery County Planning Department

12
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In 1951 forest coverage was 25.5% of the County.  The western area of the County was more heavily forested, but had few conservation practices such as stream valley protection.  It has seen significant gains as of 2008.  Areas of loss since 1951 are predictably the greatest in the down-county such as Potomac, Bethesda and eastern Montgomery County.  
 
Forest Quality has also seen changes since 1951.  Forest used to exist in large tracts, probably on abandoned farms. In general, forest is now much more fragmented.  The perimeter to area ratio has more than doubled.  Even areas that seem to have some continuity are revealed at closer look, to be riddled by a variety of over and underground utility lines as well as road crossings.   
 
The 2008 canopy coverage was 28.8% of the County.  This forest reflects our commitment to water quality protection.  Riparian areas, once considered fertile farmland and historically denuded, are slowly being encouraged to return to a forested condition.  This has also resulted in a forest that, although slender in places, is none-the-less more connected than in the past.

There has been a slight increase in forest cover since 2008.  The 2015 forest cover is now 29.3%.  This is remarkable when considering the significant forest losses since 2008 to the development of large-scale projects such as Clarksburg and the Inter County Connector.  

Increases in forest cover appear to be due to the increasing maturity of the many hundreds of acres that have been planted as forest mitigation.  Many of those acres have reached a maturity level that can qualify as forest.  Although these young forests cannot yet replace the ecological and system services value of the mature forests that were removed, the potential to become a thriving community is beginning to be realized.
 
Forest increases were not uniform throughout the County.  Predictably, the urban ring has seen a decrease in forest cover since 2008.  Much of the 185 acres of forest loss appears to be due to the already fragmented nature of the existing forest there.  Individual development on private lots, home additions and development in back yards can remove enough forest on a single lot to disqualify the adjacent remaining trees from meeting the minimum area and functional requirements to be defined as forest.   These surrounding canopy areas have even more value because of their increasing scarcity, but not as part of a forest community.  This type of individual home development is not always subject to the forest conservation law. 
 
Forest increases were the greatest in the Agriculture Reserve.  Areas on public land and within Conservation Parks have been planted or allowed to naturally regenerate.  Much of the offsite forest mitigation required by the forest conservation program takes place in the Agriculture Reserve both on public and private land and within forest banks.
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New Suburbanism: Elements of Design

aiyland-National Gaital Paik anc Planning Comimission
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Elements of traditional suburbs: single family homes; no mix of uses; lots of room for cars and parking; limited sidewalks/few connections to amenities
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Suburbs are changing in the 21st Center. Not just a physical change. Manifestation of how we are changing as a society. Desire for mix of uses – stores and restaurants nearby (we don’t want to eat dinner at home every night at 5 pm). Desire for walkable places (we all have fitbits). Reflects different attitudes about work (laptop computers on our livingroom couches). Reflects a desire for third places to allow us to gather as a community.  May not necessarily be near transit.


Characteristics of New Suburbanism

e Key: “suburban” not “urban”

* Not necessarily near transit

» Uses land and space efficiently - infill

* Promotes walkability

e Multi-modal opportunities

* Mixture of uses and building types/heights
* Great streets and an inviting public realm

* Great public gathering spaces




Montgomery County: Who We Are Today

= STABLE: Population exceeded 1 million in 2012, but the rate
of growth has declined since 1990.

= DIVERSE: County is majority minority (2010 U.S. Census).

= SMART: County ranks #10 in the U.S. in residents age 25 and
over who have a bachelor’s degree or higher.

= AGING: We are getting older. County has fewer millennials
than other jurisdictions nearby. Millennials are 19% of the
County population, but their share is almost 31% within %2
mile of Metrorail stations.

= TRANSIT SAVVY: Public transportation is used for 15% of all
work trips Countywide. That percentage rises to 28% for
people who live within %2 mile of a Metrorail station.




Montgomery County population is still
growing - but at a slower rate

Total population
1,400,000 -

1,153,900 1,203,000

4 ——Estimate -=-Forecast
1,200,000 1,067,000

1,000,000 -

971,777

800,000 - 873,341

757,027

600,000 -
579,053
522,809

400,000 -

340,928

200,000 -
164,401

83'912I | | | | | | | | |

1940 1950 1960 1970 1980 1990 2000 2010 2020 2030 2040
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Forecasted housing demand higher than

6000

5000

4000

3000

2000

1000

historic average of permitted units

Montgomery County Building Permits

20 YEAR AVERAGE: 3,438

1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016

m Single-Family ® Multi-family

Source: US Census Bureau, Building Permit Estimates
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Montgomery permits:
2012: 3,981
2013: 3,167

Assuming demand for 83,829 housing units 2012 to 2032 (2013 GMU forecast)
83,829/20 years [2012-2032]= 4,191
Round to 4,200

Going to go through the analytic steps we took to arrive at the housing demand figures, but we wanted to present the answer first.

Between 2010 and 2030, the region will need 731,414 net new housing units to accommodate the million net new workers in the region.  This assumes that all workers are housed in the jurisdiction in which they work.  This number does not count the new units needed for replacement workers, so this is an underestimates.

Because these are jobs-driven housing demand forecasts, there is a bigger demand in Northern Virginia—392,774 units—compared to Suburban Maryland.

For the next few minutes, I’m going to go through the steps that were taken to translate net new jobs into housing units, including the information we used to account for workers’ wages and housing preferences, among other things.
  


Environmental + Man-Made Constraints

Environmental

Hydrological

= Streams

=  Wetland Buffers

Erodible soils

Parks & Biodiversity areas
Agricultural Reserves

Special Protection Areas

Forest Conservation Easements

Man-made

Utility Sites

=  Washington Suburban Sanitary
Commission

= Transmission Lines

Transportation Infrastructure

= Metrorail

= Rail

= State Roads

= Federal Highways

Government Ownership

Rustic Roads

Historic Preservation

TDR Exhausted

Rock Quarries

Regulated Affordable Housing, . : %

Private Institutional Area Constrained area = 263,260 Acres 81%

HOA Common Ownership

Single Family Dwellings Unconstrained area = 61,059 Acres 19%

aiyland-National Gaital Paik anc Planning Comimission




Infilling Suburbs/Learning from the Past

 Walkability

 Mix of uses and housing
types

e Multi-modal and access
to transportation

e Great streets and public
realm

 Open spaces and
gathering places

 Design Excellence




Vision for New Suburbs: Walkability

- Compatible infill near established
neighborhoods - walk to services

-  Mixed-use, mixed-housing types

= Vibrant public realm of great streets,
sidewalks, parks and plazas.

» Design excellence and “sense of place” for
each unique neighborhood

aiyland-National Gaital Paik anc Planning Comimission
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¼+ and growing Americans do not drive. Many too young, too old or too poor. 



Vision for New Suburbs:
Mixed-Use

«  Maximize walkability & transit use
- Park once - minimize auto trips
- Work-Live options

« Environmentally & economically
sustainable

- Provides viable option for empty nesters
wanting to stay in their neighborhood

#IEFQODS MARKET- |

|.4: |

aiyland-National Gaital Paik anc Planning Comimission



Vision for New Suburbs: Mixed-Housing
Options

- Expand the “missing middle”

odade 2]

- Housing for young people starting
out and empty nesters

= Small lot homes, courtyard housing,
bungalow courts, duplexes and
triplexes, granny flats

- Promote Housing Affordability

MULTIPLEX LIVEWORK ™

TOWNHOUSE ™
TRIPLEX § S ARTIENT BcouUN::Lw - =
i i N DUPLEw AP ARTMENT NG —————
DETACHED SINGLE-FAMILY FOURPLEX LE ous!
HOMES N _MISSING MDD H
~ e T
af— =

MissingMiddleHousing com is powerad by Cpticos Desgre QFTICOS
Whustraticn @ 201 5 Opticos Design, Inc.
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Vision for New Suburbs:
Multi-Modal

« Buildout of the Purple Line Light
Rail System

[HE
BICYCLE
MASTER PLAN

The State of Bicycling  _
in Montgomery County

= Bus Rapid Transit System

- Bicycle Master Plan - low stress

biking

» Bike Share, Auto Share, Ride Share
programs

« Driverless cars

aiyland-National Gaital Paik anc Planning Comimission




Vision for New Suburbs: Great Streets

« Focuses activities, defines circulation and
provides continuity with surrounding
community

=  Pedestrians first

« Trees and environmentally sustainable design

aiyland-National Gagital Paik and Plnning Comimissioi



Vision for New Suburbs: Open Spaces

- Not just livable, but also lovable
(Ethan Kent)

= Activating uses
« Community partnerships

= Reflects the unique characteristics
of a community - intersection with
historic preservation

aiyland-National Gaital Paik anc Planning Comimission



Vision for New Suburbs: Innovative School

Rachel Carson Elementary School, Kentlands, MD

Somerset Elementary School - Chevy Chase, MD

= Compact, walkable, efficient sites

* Building up, not out

= Co-location of uses

= Creative ways of providing recreational
facilities, open space, bus access, parking

Dunbar High School — DC

aiyland-National Gaital Paik anc Planning Comimission




Vision for New Suburbs: Design Excellence

» Details really do matter - especially in how the building meets
the street

- Grid, grid, grid, grid, grid...

- It takes a village to make a village.

aiyland-National Gaital Paik anc Planning Comimission



Downtown Crown

- Townhouse, single-family and
apartment mixed-use community

= Pedestrians first

= Centrally located public spaces
- Eyes on the street - safe
- Great retail/outdoor dining

aiyland-National Gaital Paik anc Planning Comimission



Pike and Rose

- A new Rockville Pike ?
= New street grid

-  Mixed-use
- Mid-rise and High-rise flats

« Reduced need for a car/ TOD
= Pedestrian friendly

Pocket parks and open spaces

aiyland-National Gaital Paik anc Planning Comimission



Knowledge
Creativity
- Enduring Values

LESSONS IN NEW SUBURBANISM

Presented by: Jennifer Russel, Rodgers Consulting

American Planning Association )
April 21, 2018
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City of Gaithersburg
PLANNING NEIGHBORHOODS
1997
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https://vimeo.com/265450814
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INGREDIENTS FOR SUCCESS

v’ Political Will

v’ Visionary Developer

v" Creative Designer

v’ Forward Looking Staff
v" Involved Stakeholders
v The Charrette Approach
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DOWNTOWN SILVER
SPRING

1: all-day dining
" eggsperience.







SILVER SPRING

METRO CENTER
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PARK POTOMAC BRYANT FOULGER

Developed by EYA

150 Luxury Brownstones

$1.0 to $1.5M

Up to 4,500 SF, many with elevators
Mix of front-loaded and rear-
loaded units

Site features wooded preserve,
trails
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PARK POTOMAC
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BRYANT FOULGER

Two towers with 75 units each

1,900 SF average unit size

Average purchase price just over
$1,000,000

Average purchaser age: 65 years
Underground parking

Amenities include outdoor pool and
deck, fitness center, clubhouse, card
room, high-end finishes, concierge, etc.
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PARK POTOMAC BRYANT FOULGER

Two buildings, totaling 298 units

4- and 5-stories above underground garage
Average unit size of 1,100 SF

Amenities include lounges, two fitness
centers, business center, outdoor pool and
grilling area, pet spa, large outdoor
landscaped park, private courtyard with
fireplace, etc.
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PARK POTOMAC
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e 300,000 SF of Class A
space in two buildings

e 85,000 SF Class A
building breaking
ground 2019

e Ground level retail

e Tenant fitness center

e LEED & Energy Star
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MIX OF USES BRYANT FOULGER




WALK BLE BRYANT FOULGER




ACCESS TO MAJOR ROADS
AND TRANSIT
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MIX OF
ARCHITECTURE
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~ PARK POTOMAC:
SUCCESSES



OFFICE LEASING
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STABILITY OF
TENANT BASE

The Perry
e 75% tenant retention with above-
market rent increases

Office Buildings
* Major office tenants have expanded and
extended their terms

Condos and Brownstones
e Low turnover of for-sale housing

Retail Tenants

e Strong sales

* Founding Farmers is expanding and
extending term

Commercial and residential occupants
consider Park Potomac “HOME”

BRYANT FOULGER
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OFFICE MARKET
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RIGID SEGREGATION
OF USES
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STOREFRONT SELF
EXPRESSION
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R A Better Place ce To Buy And En;oy Wine
e v

f “OLD WAY”
L e Tenants fit storefront within
building elements
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WINE HARVEST ”NEW WAY”
.!‘2.!.‘-. 3 e Reduce building elements at
- base

* Allow tenants self expression
and branding with their
storefronts
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PUBLIC PARK NOT
UTILIZED




GRADE ISSUES/RETAIL
LIMITS

. -

e 22’ of grade change across the
property

 Added expense related to
accommodating outdoor seating

e Reduces flexibility to accommodate
differing tenant size requirements

e Retail SF limited by Master Plan
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Re-Imagining Park Potomac
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