. HOW ECONOMIC ACTIVITY HAS
CHANGED

Quantity
1. Change in Jobs

* The number of jobs located in Montgomery
County has more than doubled since 1970. Over
140,000 jobs were created between 1979 and 1989
alone. Montgomery County Planning Department
data show that total at-place employment in
Montgomery County grew from 182,000 in 1970
t0 455,000 in 1990, an increase of 150 percent. In
contrast, population increased by 45 percent.
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* Montgomery County’s share of Washington
Metropolitan Area employment increased as
Washington, D.C."s share continued to shrink.
Between 1970 and 1989, the County’s share of
regional employment grew from 15 to 18 percent.
During this period, Washington, D.C.’s share of
regional employment fell from 43 percent to 28
percent. According to the U.S. Bureau of Eco-
nomic Analysis, Montgomery County’s job
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Annual Variation in Job Growth
Has Been Substantial
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growth of 113 percent exceeded the region’s 78
percent, but was smaller than Fairfax County’s
growth of 270 percent. (Note: The Montgomery
County Planning Department uses L1.S. County
Business Patterns at-place employment data in
most cases, but the Bureau of Employment Analy-
sis data is used in this case to allow comparison
between jurisdictions.)

2. Change in Businesses

* Only 19 private companies located in Mont-
gomery County employ more than 1,000 people,
In 1973, there were 6 fewer, or 13, private firms of
this size. The top three employers in Montgomery
County are IBM, Marriott Corporation and the
Chesapeake and Potomac Telephone Company.
These firms were present in the County in 1973 as
well. Each has a number of sites but their area
headquarters are located primarily in the ur-
ban/suburban ring.

* Most people are employed in small businesses.

The number of business establishments in Mont-
gomery County has more than tripled since 1970.
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"' By 1989, the number of business establishments
- in the County had risen from 6,650 to approxi- -
~ mately 21,500, according to data from County
 Businéss Patterns; County establishments are pre-
~‘dominantly small, as they have been consistently
| during the past two decades. The large majority
_employ fewer than 50 people. About 73 percent of

" all businesses employ fewer than 9 people, 22 per-
" gent employ between 10 and 49 people, 5 percent .

-~ employ 50 to 249 people, and only 1 percent of -

- the businesses employ 250 people or more:

L% Ag the County’s employment base dwersifies, :

" the federal share of employment continues to

~ .. shrink; even though the number of agencies has
' increased slightly. In 1970, almost one of every -

five employees in Montgomery County worked
- for the federal government. By 1990, even though'
federal employment in the County had grown by °

= - over 30 percent to 42,000 employees, only oneof

every ten employees in Montgomery County.
" worked for the federal government. The County

""" js home to several of the federal government’s

I largest campuses, including the National Insti—:' .

“tutés of Health, the National Naval Medical Cen-

tér, the Departiment of Energy, and the National * -

 Institute of Standards and Technology. in 1970, 18

federal agencies existed in the County. By 1990,

- this number had mcreased by only 11019 agen-

cies. Montgomery County’s decrease in share’ .~ -
reflects growth in the non-federal work forceand - -

 the dispersion of federal employment centers,
-over a larger region. . | - '

Federal Share of Total Employment Has
" Declined Gradually for Two Decades -
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R Change in Empioyment Space

o Montgomery County has approxm\ately 141 :

- million square feet of employment floor area.. '

: Tl‘urty—e:ght percent, about 53 million square feet,
-of this space is classified as office; 22 percent, or .
31 miillion square feet as retail; a little over 12 per- -

- cent, 18 million square feet, as industrial; and 28
“percent, or 40 million ‘square feet, as “other.”

- "Other” includes hotels hospitals, schools, and .

similar; generally institutional uses. These calcula=:

- tions exclude miscellaneous, generally low em-
' ployment intensity space such as apartment

bu11dmgs and farm buﬂdmgs
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Over 50 million square feet of non-residential
space were completed in Monigomery County
between 1979 and the end of 1991. Completions
peaked in the mid-1980s. The Gaithersburg East
policy area captured over 23 percent of the
County’s non-residential completions during the
1980s with an annual average of almost one mil-
lion square feet completed. The combined 1-270
Corridor policy areas accounted for a large pro-
portion of total non-residential completions. Non-
residential completions in the wedge areas have
been minimal.

Non-Residential Completions
Peaked in Mid 1980s
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* In contrast to the General Plan’s expectations,
there has been greater growth in office space
than in industrial space. New office space ac-
counted for 58 percent of total square footage of
non-residential completions between 1979 and
1991, adding almost 29 million square feet during
the 12-year peniod, while industrial space ac-
counted for less than 20 percent of completions.

In addition, industrial space has been used pre-
dominantly for research and development or
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warehousing, rather than manufacturing as the
General Plan envisioned.

Office Construction Has Accounted for
58 Percent of all Non-residential
Completions Since 1980
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* An estimated 17.5 million square feet of retail
space are located in 217 shopping centers across
Montgomery County, an increase of almost 6
million square feet since 1970. That increase of
52 percent was only slightly more than the corre-
sponding population increase of 45 percent dur-
ing the period. Based on data gathered from the
1990 Kalis’s Shopping Center Leasing Directory,
five urban/suburban ring and 1-270 Corridor loca-
tions - Silver Spring, Bethesda, Rockville, German-
town and Gaithersburg - account for more than

80 percent of the growth in retail space. The Gaith-
ersburg area alone accounts for almost half of all
new shopping center space since 1970.

B. Other Measures of Economic
Activity

* Total Montgomery County retail sales in-
aeased by 41 percent between 1972 and 1987,
from $4.1 billion to $5.8 billion in constant 1987



‘dollars. Population growth accounted for asub-

o -~ stantial portion of the increase, although per cap-

“ita sales still grew almost 13 percent, based on-
‘data from the Census of Retail Trade: In fact, sales .

- rose approximately $1,000 per person from $7,500
" in 19720 $8,500in 1987 in constant 1987 dollars..

*. Montgomery Cdﬁhty"ﬁ private'payrdlls: also in-

' creased substantially between 1974 and 1989

' from $4.1 billion to $8.5 billion in constant 1989,

- dollars, but the increase per payroll worker was -

- only 0.5 percent. ‘The increase in total payroll rep-.
~ resents growth of almost 107 percent. Thatin- -

" crease, however, is almost entirely due to the
* increase in the number of payroll employees. Dol-

" lars per payroll employee increased by just over
.7 $100, from $24,790 to $24,917, in constant dollars,
" based on data from County Business Patterns. .
_ (Note that private payroll employees accounted
for about 77 percent of at-place employment in .-

- °I. 1989. Governiment employees, self-employed per- !
- sons, employees of some non-profit organizations -

- are among those who are not included.):

o _ Montgoﬁery Count'y Private Pay}olls_
Have More Than Doubled Since 1974
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C. Employment Character - f e

* Many of Montgumery County’s ma]ur pnvate R
-employers have been located in the County. o

since before 1970. Compames that have em- -

ployed over 2,000 people in the County since 1970
include Vitro Corporation and GEICO in theur- .

ban/suburban ring and t}ie"_IBM Corporationin
both the ring and the 1-270 Corridor. Other major
employers that have located major facilities in the -
1-270 Corridor since before 1970 include Fairchild - -
Industries, Bechtel, NUS Corporatwn, National - -
Geographlc Society, and Watkins-Johnson Com-
pany. The Chesapeake and Potomac Telephone
Company, located within the urban/suburban
ring, has provided continuous employment in
Monigomery County since before the General
Plan’s adoption. Some Monigomery County em-
ployers are considering consolidating operations
outside Montgomery County, however. -

Service Sector Share Grew Faster
* Than. Any Other Employment: Sector -
Durmg 19808
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* Monigomery County’s fastest growing

employment sector since 1970 has been the = - S
_ semce sector, even though the General Plan
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envisioned significant growth in manufactur-
ing. Between 1970 and 1990, manufacturing de-
clined from 5 percent to 4.4 percent as a share of
total at-place employment. The service sector un-
expectedly represented more than one-third of to-
tal at-place employment in the County, up from
21 percent in 1970. The retail sector followed with
over 16 percent of at-place employment.

The service sector includes most of the tradi-
tional professions as well as day-to-day personal
services such as dry cleaning, beauty shops, and
car repair. The practice of law and medicine, ac-
counting, engineering, and computer progi'am-
ming are examples of the many professions
which are classified as service occupations.

D. Intensity of Employment

* The intensity of use and design of employment

centers have changed. Prior to 1970, headquar-
ters of large County employers such as Vitro Cor-
poration, National Geographic, and GEICO were
typically located in low-rise buildings in large
park-like settings. After 1970, additional gross
floor area was added to many existing employ-
ment centers and new ones were developed. This
additional density more closely follows the
wedges and corridors concept as envisioned in
the General Plan. Office buildings have become
more site intensive, thereby requiring less land
per employee. Two federal agencies, the National
Oceanographic and Atmospheric Administration
(NOAA} and the Nuclear Regulatory Commis-
sion (NRC), have built tall office buildings within
walking distance of major transit stations. The
multi-story buildings at Rock Spring Park are an-
other example of more intense office develop-
ment in the urban/suburban ring. Consistent
with the General Plan, no major private employ-
ment centers are located in wedge areas.

* Changes in the Zoning Ordinance since 1960
have encouraged greater intensity of commer-
cial/industrial }and use. The Central Business
District (CBD} and Transit Station (TSM) zones
particularly encourage more mixed use and inten-
sity than was offered by the office park approach

€6

which was very popular in the 1950s and 1960s.
The NOAA and NRC buildings noted in the pre-
ceding bullet are examples of the CBD and TSM
zones respectively, both have a residential phase
and ancillary retail. The greater intensity is
viewed as a more efficient use of land and infra-
structure, especially transportation facilities.
There are businesses, however, which will prob-
ably continue to prefer an office park setting.
These include high technology firms, where secu-
rity for research efforts is important, and busi-
nesses, which need low, spread out buildings for
laboratories, assembly areas, and truck deliveries.

While the general trend has been toward
greater intensity of land use, the County has re-
duced the permitted floor area ratio (FAR) in sev-
eral zones. The C-2 zone was the most intense
commercial zone in the 1960s, allowing up to 14
FAR. The allowable density in the C-2 zone has
now been reduced to 1.5 FAR. The change is not
as drastic as it appears on the surface because C-2
zoning has been replaced by CBD zones in areas
designated for intense development in Central
Business Districts. The maximum density in the
CBD-3 zone is 8. In addition, an FAR cap of up to
0.6 has been imposed on development in the I-3
zone, which previously did not have a limit.

* Between 1960 and 1991, the number of acres of
land used for employment (comnmercial, indus-
trial, governmental and institutional) grew al-
most 150 percent, from 12,600 to 31,200 acres,
while total employment jumped over 415 per-
cent, indicating the increase in intensity. The
growing use of structured parking at employ-
ment locations and the increase in average build-
ing height are elements of this change.

*  Even with this substantial growth, commercial
and industrial uses now occupy only 2.6 percent
of the County’s land area, Nonetheless, 2.6 per-
cent is a sizable increase from 0.6 percent in 1960.
Institutions and government installations not oc-
cupying leased space represent another 7.0 per-
cent of the County’s land compared to 3.3 percent
in 1960.



" Commercial Land Use Is More

£00%

Intensive Since 1260

Percuiit Growth

C400%

©100%

o om

Growlh in Acreage

Qrowth in Joba

Source; Monigomery County lenlnu'Dcpl.' :

Summary of Land Use . -

U (i Acres), 1960-1992 : _

S 1960 - 1991
Land Use . Number Percent Number Percent

| singlé-Fainily 23700 75% - 86800 . 26.7%
", | Multi-Family 700- 02% 6700 " 21%.

Commardial - 1000 03% . 56000 17%
Industrial CL000 - 03%: 2800 09%

-~ | Local Gov., Insu; . S L

© | Fed. Install.; R - -

: otheropen._ 10,600 0 33% 22800 . 7.0%
Park & Récrea- Ce
tion* ' L6800 21%. 24100 . 74%
Vacant, Forest, T .
Agriculture™ 263,400 #28% . 167,300 51.6% |
Other, indudifig _ ST e
rights-of-way 10800 © 34% 8400 2.6%
TOTAL*" . 318,000 100.0% - 324,500 100.0%

> Some parkland is included it other mtegones
** 90,000 acres included in the Agricultural Reseroe i in 1991
wr Totals vary due to differences in tabulations of rights- of-iay

and islands.

Source: Montgomery County Planning Department. -

Percentage Dismhuhun
of Zoned Land
by Zoning Categury
1960 - 1991
Zorie ' 1960'_ 1991 .
- Commerdial 0.4% 1%
Industrial 0.9% | 2.8%
“Mixed Use - N L 14%
“Mult-Fatnily 04% 1.7%.
“Single-Family 98.3% 51.2%
Rural/Agriculture “NA.- 40.8% -
"Other S UNLAL . 0.8%
: 100.0% - H00.0%
B _Nore. Total is less than the Cmmry s tomldcmge becauisé most
'wuter areas and somz rzghts—af may are na: mnad :
_ Souire: MontgomeryCaunly Plamimg Deparhnent Maryland
: SmreTaxAssessar’sParcelFﬂe and the OnWedgaand -
Corridors, 1964,

*  The amount of land zoned for commercial and
industrial use has also increased since 1960. In '
1991, 3.9 percent of the County’ s land area was
zoned for commercial and industrial use com-
pared to 1.1 percent in 1960. Another 1.4 percent
was zoned for mixed use; mcludmg commercial
and industrial uses. Mixed use zones were not:
available in 1960

Land use and zoning distributions of County

lanid are not strictly” comparable Special excep-.
~ tions, the variety of zones_ used for government

land, residentially zoned parking lots, and other

_ special situations sometimes mean that the actual -

use is different from the pnmary type of use des!f :

_ 1gnated by the zone.

o Reglonal mall space has grnwn since 1970,
~ Two new regional malls have been completed .

since 1970 in the urban/ suburban ring and the I -

270 Corridor, White Flint Mall in North Bethesda -

and Lakeforest Mall in Gaithersburg. Major addi- -

" tions to the County’s other two regional malls, =
Montgomery Mall and Wheaton Plaza, also have - =~

been built since 1970, and Wheaton Plaza has -

- been enclosed. Every regional mall except Lake- © -
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Job Distribution as of January 1991
By New Traffic Zones
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~ forest Mall now has structured parking feciliﬁes B

o allowmg the land to be used more intensely.

'* The size and mten51ty of ne1ghburhood shop-.
. ping centers and their anchor stores has changed
* - during the last 20 to 25 years, Between 1970 and -

.. 1990, the size of a prototypical grocery store al-

most tripled from under 20,000 square feetto™ -
“nearly 60,000 square feet. As a result, grocery
- chains now prefer to locate in relatively large .

: neighborhood'shopping ceniters and prefer tht')se- -

' -eontaining" 100,000 square feet of space or more.'--

" E. Geographic Distribution of -
o Employment '

 The distribution of employment locations in
" Montgomery County has basically followed the -

: wedges and corridor pattern of the General

" Plan, as illustrated by the map. The map divides

- the County’s traffi¢ zones into five major catego-
 ries of employment intensity. The darkest pat- .

- terns indicate the highest concentration of jobs.

‘Traffic zones with more than 5,000 jobs are gener-
*ally located in the urban /suburban ring and in-

" the I-270 Corridor. In the ring, the highest concen--
- trations are in the four central business districts, .
" the City of Rockville and the Rock Spring and
- West Farm office/industrial park areas. Employ- -

ment is generally intense throughout the 1-270

. Corridor and centered along [-270 for the most - )

- part, with the airpark to the northeast the most:
dlstant mtenswe location. - oo

. In addifion, the larger towns and the satellite
" communities of Olney and Damascus have signifi- -

““cant numbers of jobs, generally providing goods
“and services to local residents. Farming, parks, -
" and limited local retail and public services such .
" as schools are the major forms of employment in
" the wedge, although the PEPCO and NIH facili-
- ties also offer lmuted employment there. - '

“The percentage of Montgomery County resi-
dents who work in the County has mcreased. -

i Approximately 59 percent of Montgomery - -

~"" County’s employed residents worked in the - B
: L County in ”1987 compared to about 54 percent m

1970. Al"thongh' the General Plan expected em-

' ployment growth along the corridors and in the

urban ring, the radial pattern of the Plan unphed
that the central city, Washington, D.C., would re-
main the primary job location: The change in the
geographic dmmbuhon of County resxdents’ ]obs :
makes this less and less true

Redevelopment efforts in Sllver Sprmg and o
Beth_esda have helped mamtam economic activ-
ity in the urban/suburban ring. Between 1980 = - =
and 1990, a significant amount of redevelopment =

- occurred in the urban/ suburban ring. Land uses

around the urban/suburban ring Metro stations
have intensified. The Bethesda and Silver Spnng
Central Business Districts (CBDs) alone ac- -

counted for more than 13 percent of total non-re51-

dential completions, and the entire ring _
accounted for over one-third of total non-residen-

“tial complehons between 1980 and 1990.

F. Agrlcultural Employment

The General Plan’s commmnent to farmland
preservation and agncultural ]obs has been rein-

i forced by subsequent land use policies and zon-

ing actions. Changes in zomng, especially the -

~adoption of the Rural Densny Transfer (RDT)

. Zorie and the introduction of the Transferable De-
-velopment Rights (TDR) Program, have done
“much to protect Montgomery County farmland.
‘In 1981 ‘approximately 90, 000 acres were rezoned

to the Rural Density Trahsfer Zone and desig-

nated as the Agncultura] Reserve. These zoning
~efforts complement state and local programs to

purchase easements for the purpose of farrn}and
and farmmg actrtnty protect]on as well

“The loss of farmland has sloWed appreaably -
since 1969. From }anuary 1981 to November 1991,
there have been only 76 subdlwsmns approved .

(213 1lots) in the RDT zone. This compares to 750

lots approved in riral areas in 1978 alone. The de-

- erease illustrates the' dramatié decrease in devel—

'opment activity in the Agnculmral Reserve.

. The number of farms mcreased from 654 to 669

“between 1969 and 1991. At the same time, the av-
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erage size of a farm declined from 177 acres to
155 acres.

*  More than 100,000 acres of Montgomery
County Iand are currently used for farming, ac-
cording to the Maryland State Tax Assessor.
This land represents almost one-third of the total
area of the County.

* Almost 32,000 acres of farmland are protected
by private, State and County easements. The
protected land includes over 26,000 acres in ease-
ments through the County’s TDR program, over
2,000 acres in the County’s Agricultural Easement
Purchase Program, almost 2,000 acres in the Mary-
land Environmental Trust, and another 1,700
acres in the Maryland Agricultural Land Preserva-
tion Foundation program.

G. Employment Related Education

* During the past decade, Montgomery County
has significantly strengthened educational op-
portunities for its work force by developing and
expanding centers for higher education. These
centers are designed to complement and enhance
the County’s position as a leader in high technol-
ogy industries, management, and research. To
this end, the County has committed over $40 mil-
lion in land, infrastructure, and building construc-
tion in the development of satellite carmnpuses for
two major research universities: the University of
Maryland and Johns Hopkins University. The
presence of these campuses in the Shady Grove
Life Sciences Center is considered instrumental in
the continued development of high technology in-
dustries in the County. The County has also
greatly expanded Montgomery College facilities,
highlighted by the addition of the Germantown
campus.

* The johns Hopkins University opened in Mont-
gomery County in 1988 and offers master's de-
grees in nine professional fields. Degree

programs include: computer science, electrical en-
gineering, technical management, public health,
administrative science, applied behavioral sci-

ence, special education, guidance and counseling,
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and interdisciplinary science studies. The Univer-
sity also has plans to develop a research and de-
velopment park to complement its academic

programs.

* The Shady Grove campus of the University of
Maryland, opened in 1983, attracts many full-
time workers to its part-time degree programs
offered in the evenings. Currently, undergradu-
ate degrees are offered in 17 fields, including com-
puter scence, management, and liberal arts. The
University also offers § master's degree programs
in a variety of technology-oriented fields, such as
telecommunications management, engineering
managerment, computer systems management,
and technology management. An MBA program
is also offered at the Shady Grove campus.

The University of Maryland is also part of a
joint-venture with the National Institute of Stand-
ards and Technology and Montgomery County.
Their Center for Advanced Research in Biotech-
nology conducts biotechnology research and com-
plements the County’s employment strengths in
this field.

* Inaddition, Monigomery College has ex-
panded its facilities to offer additional educa-
tional and professional training opportunities in
Montgomery County. Its enroliment has soared
350 percent, and it has added the Germantown
campus since 1970. Montgomery College now of-
fers classes to 20,000 degree candidates and
13,000 continuing education students on its three

- campuses in Montgomery County. The college of-

fers degree programs in a range of technologies
from automotive technology to biotechnology. It
also offers over 1,000 courses, programs and serv-
ices that address local industry needs, some of
which are offered directly at company sites. In ad-
dition, the College operates a Center for Small
Business in Bethesda for small-business profes-
sionals.

* Howard University recently opened a branch
of its School of Continuing Education in the Sil-
ver Spring CBD to meet the educational needs

of working adults. The university offers non- de-



_ degree courses, seminars, and workshops for
- working adults who seek specialized techmcal or-
managerial training or who require relicensure or

recertification in their professions. Programs and o

‘courses last anywhere from twodays to a full se-

.. mester, Howard University will also arrange spe— '
. dialized training and developrment courses to -

" public and private agenaes and businesses on - .- -

- therr work site.

_ Colu.xnbla Umon College in Takuma Park of-
: fers 7 two-year and 20 four-year degrees in X
health care, education, business, and the arts

" - and sciences, as well as pre-professional pro- .

- grams. The College is affiliated with Washington
- Adventist Hospital and is highly regarded in. oo
" health career preparation...

'"| CURRENT EMPLOYMENT
CONDITIONS

- "A Employment Space Trends
B Absorptlon |

* According to data from the Spaulding anid Slye

" Colliers Office Report, Montgomery County ab- .

‘sorbed almost 12 million square feet of leasable
space in the five and one-half years from mid-
1986 through 1991.- The increase occurred even. -
" though there was a net loss of occupied space in .

- ‘three of the four quarters of 1991

L The rate of absorption is the rate of net in-
. crease or decrease in occupied space. The quar-
terly Spaulding and Slye Colliers survey covers.

- rentable commercial office and ofﬁce—hke indus-

- trial space in buildings of 20,000 square feet or -

- more throughout the Washington, D.C. metropoh—

. tan‘area. It does not include owner-occupied.

- buildings, govemment—owned buildings, or medi-

. cal buildings. As a result, buildings occasmna_lly _

* move in or outof the rental supply as their owner-
: 'sh]p changes. The overwhelming majority of the
" increase in space represents new construction.

- * Montgomery County’s average mnual absorp-

" tion of 1.8 million square feet was lower than

-~ the anrual absorption in Fairfax County, Prince

" Annual Net ‘Absorption of Of:fic'e Sb'ace_ :
Declined Sighificantly Since 1988

‘Sdunra' Feet (Millisna) - E

: 1357 'IGBB_' ’ 1959 S 1880

’ SDuv:h s:nuldlnq and SIR Coliars lnd .
Monbkg Y. County PA npt -

; Ge‘oi:ge’s’ County, o Washingfon, D.C. between

mid-1986 and 1992. These three jurisdictions av- .

" eraged annual increases of 4.3 million, 2.0 million, -
_ and 6.9 million square feet of space respecnvely

- * The total rentable space or base for thls gmwth
varied greatly among the four jurisdictions.

Montgomery County inéreased its total rentablé

. space from almost 17 million to almost 31 million - .
 square feet during thie period; Fairfax increased .
*from almost 27 million to over 62 million square . .
feet;: starting in the second quarter of 1986, Prince -
- George’s County grew from over 6 millionto 15

million square feet; and the District increased

" from 48.6 million in the third quarter of 1936'm‘
‘over 86 rm]hon square feet by the end of 1991

2. Vacancy Rates

* The strong absorption of commercial space was

" accompanied by relatively high and generally
rising vacancy rates. Montgomery County’s com-. :
- paratively moderate level of construction meant-

that the County also had the second lowest aver- o
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