GENERAL PLAN
REFINEMENT
| OF THE
GOALS &
OBJECTIVES
FOR
MONTGOMERY
~ COUNTY




4










APPROVED AND ADOPTED

GENERAL PLAN REFINEMENT

OF THE
GOALS &18[}{5 ECTIVES

MONTGOMERY COUNTY

December 1993

An amendment to A General Plan for the Maryland-Washington Regional District in
Montgomery and Prince George's Counties, 1964, as amended; the Updated General Plan
for Montgomery County, 1970, as amended; and in compliance with the Maryland
Economic Development, Resource Protection, and Planning Act of 1992

PREPARED BY
THE MARYLAND-NATIONAL CAPITAL PARK & PLANNING COMMISSION
Montgomery County Planning Department
8787 Georgia Avenue
Silver Spring, Maryland 20910-3760

APPROVED BY
THE MONTGOMERY COUNTY COUNCIL
November 1993

ADOPTED BY
THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION
December 1993

|



goals & objectives fovr mostgomery county

Approved and Adopted General Plan Refinement of the Goals and
Objectives for Montgomery County

The Maryland-National Capital Park and Planning Commission

Amendment to A General Plan for the Maryland-Washington Regional
District in Montgomery and Prince George’s Counties (1964), as
amended, and the 1969 Updated General Plan for Montgomery
County (approved in 1970), as amended

December 1993

The Maryland-National Capital Park and Planning Commission
8787 Georgia Avenue, Silver Spring, MD 20910-3760

96

This document amends the General Plan for the Physical Development
of the Maryland-Washington Regional District in Montgomery and
Prince George's Counties (1964) and contains the proposed amend-
ments to the goals, objectives, and strategies of the 1969 Updated
General Plan for Montgomery County (approved in 1970). This 1993
Refinement does not replace the 1964 General Plan; it reaffirms its
Wedge and Corridor concepts and replaces the guidelines that were
expressed in the 1969 General Plan Update. This Plan provides the
framework for the physical development of Montgomery County.
The goals, objectives, and strategies are intended to be a guide for
decision making affecting the future of Montgomery County. This

Plan also complies with the seven visions of the Maryland
Economic Development, Resource Protection, and Planning Act

of 1992.
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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 covers most of Montgomery and Prince George's
counties. The Commission’s planning jurisdiction, the
Maryland-Washington Regional District, comprises 1,001
square miles; its parks jurisdiction, the Metropolitan District,
comprises 919 square miles.

The Commission has three major functions:

1. The preparation, adoption, and, from time to time, amend-
ment or extension of the General Plan (On Wedges and
Corridors) for the Physical Development of the Maryland-
Washington Regional District Within Montgomery and Prince
George’s Counties.

The acquisition, development, operation, and maintenance
of a public park system.

In Prince George’s County only, the operation of the entire
County public recreation program.

The Commission operates in each county through a Planning
Board appointed by and responsible to the county government.
The Planning Boards are responsible for preparation of all local
master plans, recommendations on zoning amendments, admin-
istration of subdivision regulations, and general administration
of parks.
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he General Plan Refinement community participation

and public education efforts were designed to provide

opportunities for meaningful dialogue with interested
citizens throughout Montgomery County. These efforts were
intended to be as far reaching as possible to involve those famil-
iar with the planning process and those who were not.

Beginning with a day-long symposium entitled, “The

General Plan—Yesterday, Today, and Tomorrow,” the stage
was set for a year of outreach activities intended to involve
citizens in the Refinement process and to educate citizens to
increase their knowledge of the General Plan and planning in
Montgomery County. In October 1991, approximately 250
people, including many of the original authors and subse-
quent implementers of the General Plan, gathered to estab-
lish an understanding of the “Wedges and Corridors” concept
and accompanying goals and objectives.

To spread the word about the General Plan Refinement to
the largest number of people, a four-page insert to the County
Connection was used. Approximately 85,000 copies of this
newspaper were distributed explaining the process and how to
participate, highlighting the goals and objectives of the 1969
General Plan Update, and describing how the County has
changed in the past two decades.

Beginning in November 1991, a series of eight community
workshops were held at dispersed locations throughout the
County. Each workshop focused on a different goal and related
objectives of the General Plan Refinement. These workshops
provided an opportunity for information exchange between cit-
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izens and Planning Department staff prior to the prepa-
ration of the Staff Draft. Comments received were
shared with the Planning Board at eight subsequent
worksessions on draft language for each goal. A special
hotline telephone number was created to provide cur-
rent information on dates, times, and locations of these
meetings.

An important focus of this public participation effort
was outreach to citizens who had not traditionally been
involved in planning issues but who could be affected by
the General Plan Refinement. Two groups that were
specifically targeted were minority populations and high
school students. Mailings were made to approximately
300 leaders of various minority organizations. Several
meetings were held with these leaders to better under-
stand how these sectors of the population could become
involved and to hear their ideas on the future of the
County. Fliers about the General Plan Refinement were
prepared in Spanish for distribution as well.

A major effort was initiated to offer high school stu-
dents an opportunity to be involved in planning for the
future of Montgomery County. Staff visited a dozen dif-
ferent classes at six high schools throughout the County
to obtain a cross-section of student views. One high
school class presented recommendations to the Planning
Board on the General Plan Refinement.

Many outreach methods were used to keep the pub-
lic informed about the Refinement: posters encouraging
participation were distributed to all libraries, government
centers, recreation centers, and large grocery stores;
notices of all meetings were included in the Planning
Board’s Agenda, which is mailed to approximately 2,500
people weekly; fliers announcing the workshops and
worksessions were distributed at the government centers
and regional libraries; press releases were prepared on
various aspects of the project; and videos were available
to the public on topics relevant to the General Plan. In
addition, most of the Planning Board’s worksessions were
televised on cable TV, as were other special feature
broadcasts about the Refinement.

Upon conclusion of the eight community workshops
and Planning Board worksessions, Planning Department
staff developed a Staff Draft of the General Plan
Refinement Goals and Objectives in July 1992. This
Draft was then reviewed and edited by the Planning
Board and presented to the public for comments as the
Public Hearing (Preliminary) Draft in August 1992. A
public hearing and two Planning Board worksessions
were held on the General Plan Refinement during the
fall of 1992. The oral and written testimonies of more
than 45 citizens, civic associations, business organiza-
tions, County groups, and public officials were consid-
ered by the Planning Board, which completed its work
on the Final Draft in January 1993.

The results of these efforts are contained in two doc-
uments: the Final Draft Refinement and a Supplement.
The Final Draft Refinement incorporates suggested
changes presented in public testimony on the Public
Hearing (Preliminary) Draft and also includes new sec-
tions that highlight the Plan’s compliance with the
Maryland Economic Development, Resource Protection,
and Planning Act of 1992, in addition to other Planning
Board revisions. The Supplement provides important
background information on the development of the
General Plan Refinement. The Supplement includes a
fact sheet for each of the seven General Plan
Refinement goals and a fact sheet that focuses on general
changes in Montgomery County since the 1969 General
Plan Update. Together, these fact sheets examine
changes and trends to the physical, social, and economic
development of Montgomery County during the past two
decades. Graphs, maps, charts, and text are used to high-
light this information.
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An amendment to the 1964 General Plan and the 1969
General Plan Update.

GEN E RAL Staff Draft Amendment
PL AN This document is prepared by the Montgomery County

Planning Department for presentation to the Montgomery
AMENDMENT County Planning Board. A Public Hearing (Preliminary) Draft
Amendment is then prepared for approval to go to public hear-

PROCESS ing by the Planning Board. The Public Hearing (Preliminary)
! ‘ Draft incorporates those preliminary changes to the Staff Draft

that the Planning Board considers appropriate.

Public Hearing (Preliminary) Draft Amendment

This document is a formal proposal to amend the General Plan
prepared by the Montgomery County Planning Board of The
Maryland-National Capital Park and Planning Commission. It
is prepared for the purpose of receiving public hearing testimo-
ny. Its recommendations are not necessarily those of the
Planning Board. Before proceeding to publish a Planning Board
(Final) Draft, the Planning Board holds a public hearing. After
the close of the record of this public hearing, the Planning
Board holds open worksessions to review the testimony and to
revise the Public Hearing (Preliminary) Draft Amendment.

FIGURE 1 General Plan Land Areas Map

PROCE
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Preliminary Board (Final) Draft Amendment

This document is the Planning Board’s recommended
Amendment. Since October 1, 1992, changes in the
Regional District Act require the Planning Board to trans-
mit it to the County Council with copies to the County
Executive. The Regional District Act then requires the
County Executive, within sixty days, to prepare and trans-
mit a fiscal impact analysis of the Planning Board’s (Final)
Draft Amendment to the County Council. The Executive
may also make any other comments and recommendations
on the Planning Board (Final) Draft Amendment within
the sixty-day period.

After receiving the Executive’s fiscal
impact analysis and comments, the
County Council may hold a public
hearing to receive public testi-
mony on the
Amendment. After
the close of
record of

this public hearing, the Council’s Planning, Housing,
and Economic Development Committee holds open
worksessions to review the testimony and revise the
Planning Board (Final) Draft Amendment. The County
Council, after its worksessions, then adopts a resolution
approving the Planning Board (Final) Draft amendment
as revised.

Adopted Amendment

The amendment approved by the County

Council is forwarded to The Maryland-National
Capital Park and Planning Commission for adop-
tion. Once adopted by the Commission, The
General Plan Refinement officially amends
the various master or sector plans cited in
the Commission’s adopted resolution.
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n July 1991, the Montgomery County Council endorsed

the Montgomery County Planning Board’s proposal to

refine the goals and objectives of the County's 1969
Updated General Plan for Montgomery County (approved in 1970).
That General Plan Update was based on the 1964 document
...On Wedges and Corridors, a General Plan for the Maryland-
Washington Regional District in Montgomery and Prince George'’s
Counties. This document represents the culmination of that
Refinement effort.

This document amends the 1964 General Plan and the
1969 Update. It stands alone as a total replacement for the
Goals and Objectives of the Plan and Update, providing a 21st
century vision for Montgomery County. It retains the overall
concepts and all other aspects of both the Plan and the Update.

ODUC




vision for the future

The General Plan Refinement reaffirms the Wedges
and Corridors concept as a framework for development
in Montgomery County. In addition, the Refinement fur-
ther defines the components of the Wedges and
Corridors concept that have evolved during the past two
decades. While the Refinement gives guidance to the
entire County, that guidance is not binding upon those
municipalities that have independent planning, zoning
and subdivision authority.

The General Plan is a guide for land use and devel-
opment in Montgomery County. If the goals and objec-
tives of the Refinement are to be realized, funding will
be necessary for both capital and operating costs. While
this General Plan Refinement recognizes its impact on
future fiscal resources, it does not direct how those
resources are to be obtained, or the timing of expendi-
tures. [t clearly leaves these judgments to future policy
decisions.

Funding is needed to serve many purposes. New
development requires a variety of new facilities. County
policy requires that those facilities be provided in a time-
ly manner in order for development to proceed. All facil-
ities already in place require continuing maintenance
and annual operating budgets to ensure their useful ser-
vice, and thereby the continued success of the surround-
ing land uses. In addition, there are unmet capital needs
in developed areas of the County. The presence of viable
public facilities contributes to the quality of life in
Montgomery County. Viable public facilities are essential
components of the Centers concept described within the
General Plan and serve to implement the overall Wedge
and Corridors pattern.
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he General Plan is a comprehensive framework for

guiding physical development and managing limited

resources in Montgomery County, Maryland. It is a
policy document whose concepts are general in nature. As the
County’s longest-range and most visionary document, it pro-
vides a broad image of how the County will evolve in the future
and establishes a frame of reference for decisions to make that
vision become a reality.

To blaze a reasonable path into the future, the General Plan

must:

= identify the general location, function, intensity, and pat-
tern of various land uses;

s provide direction for integrating future development and
redevelopment with existing development;

» address the relationship between human activity and the
built and natural environments;

s address the varying needs and desires of a diverse and
changing County population and economic community;
and

s promote connections among all areas of the County and
between the County and the region.

The General Plan is an evolving and dynamic document that
provides the basis for more specific area master plans, functional
plans, and sector plans. Each master plan, sector plan, and func-
tional plan, after approval by the County Council and adoption
by The Maryland-National Capital Park and Planning
Commission, constitutes an amendment to the General Plan.
The General Plan is specific enough to provide clear guid-
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ance for realizing its vision, while retaining enough flexi-
bility to respond to unforeseeable circumstances as they
arise. To achieve this, the General Plan Refinement pre-
sents broad brush concepts.

Although the General Plan Refinement provides gen-
eral guidance for land use and public investment in Mont-
gomery County, it does not recommend detailed zoning
patterns for the County, nor does it provide development
guidelines for specific parcels of land. The Refinement
loosely describes the character and location of four geo-
graphic components and a regional transportation net-
work. It does not delve deeply into County governance
beyond the purview of land use planning. Social services,
education, and other such issues are not addressed. In addi-
tion, the Refinement does not suggest specific floor-to-area
ratios, development caps, road alignments, or specific loca-
tions or timetables for the provision of public facilities.

Flexibility in implementation, not rigidity, will allow
the General Plan Refinement to guide development into
a future that is not fully known.

The General Plan Refinement seeks a harmonious
balance of land uses. One principal element of that bal-
ance is the relationship between housing and job oppor-
tunities. A reasonable mix of housing and jobs encour-
ages shorter commuting distances, allows the residential
and commercial sectors to share the local tax burden,
and moderates pressures on housing costs. An oversupply
of jobs or housing may lead to traffic congestion,
inequitable distribution of the tax burden, and high
housing prices.

As buildout approaches, the ratio of jobs and housing
is increasingly difficult to change. Because it will take a
longer time to build out the employment zoning capacity
than housing capacity, maintaining a balance over time
will be a significant challenge. Changes in the composi-
tion of the workforce and workplace locations will influ-
ence the balance as well. In order to achieve a desirable
balance, a key County-wide objective for this Refinement
is that all employees in Montgomery County should have
the opportunity to live in the County.

When the number of jobs for each housing unit equals
the number of workers living in the typical household, this

balance is theoretically achieved. In 1990, Montgomery
County’s jobs and resident workers were almost perfectly
balanced. The ratio of jobs to existing housing was 1.54
jobs for every housing unit as compared to a ratio of work-
ers per household of 1.55.

In view of the dynamic and complex nature of the
relationship between jobs and housing, the balance
which this Refinement seeks is not quantified. Instead,
this Refinement prefers to set a policy goal to achieve an
appropriate balance of jobs and housing on a County-
wide basis and fine tune the details through master, sec-
tor, and functional plans as well as other County plans
and programs.

The County monitors the relationship among land
uses on an on-going basis. Each major master and sector
plan review examines the contributions of the area to
balancing employment and housing on a County-wide
basis and meeting the County’s goal of offering an ade-
quate supply of housing for employees in the County.
Based on this analysis, the plan’s land use and zoning
may be adjusted as appropriate, in the context of the
unique features and needs of the individual planning
area. For example, plans adopted since January 1993,
Silver Spring Central Business District (CBD) and
North Bethesda, have reduced potential employment
areas and increased potential housing areas in response
to current conditions. The Annual Growth Policy also
monitors and directs growth as it allocates public facili-
ties” capacity for new jobs and housing on a yearly basis.
In addition, amendments to the Zoning Ordinance have
provided an opportunity for a mix of housing and jobs on
the same site. Other Zoning Ordinance amendments
have reduced the development densities permitted in
industrial zones.

While the County’s jobs and housing are reasonably
balanced now, the concern is for the future. If Mont-
gomery County were to build all of the employment
capacity (jobs) permitted under current zoning, the Coun-
ty’s ability to provide facilities, especially roads and hous-
ing, would be overloaded, and the opportunities for Mont-
gomery County workers to live in the County would be far
more limited. Fortunately, this may never occur. Reaching
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FIGURE 2 Balance of Jobs and Housing in
Montgomery County

1.55 workers per household
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the County’s zoning ceiling would require the redevelopment of
all existing properties to their maximum, plus maximum develop-
ment of all vacant land despite site constraints. Estimating the
potential buildout of housing units has similar problems.

Numerous social changes and policy decisions affect the jobs-
to-housing ratio. This means that the jobs-to-housing ratio is con-
stantly changing. Consequently, it is the responsibility of the mas-
ter and sector plans and other plans and policies to respond to
such social and development trends in a timely manner and to
monitor the ratio of employment and housing on a master plan
level as well as on a County-wide basis.

CONTEXT OF THE
GENERAL PLAN

The General Plan is implemented through many governmen-
tal regulations, guidelines, zoning text amendments, budget
decisions, and other legislative endeavors. Montgomery
County now has many development guidelines which help
the County realize the type of development it desires. For
example, the County now prohibits development in the 100-
year floodplain and requires stormwater management con-
trols. The County also uses “Local Area Transportation
Review Guidelines” at the time of subdivision to better
match the timing of development with future traffic improve-
ments. During the 1970s and 1980s, many new zones were
added to the Zoning Ordinance, limiting development in
rural areas, allowing mixed use high density development in
transit station locations, and increasing the number of resi-
dential zones to expand housing choices.

The General Plan provides the comprehensive policy
framework for land use, growth management, and resource man-
agement in Montgomery County. The General Plan presides
over a hierarchy of increasingly specific plans and policies, lead-
ing to decisions on the use and intensity of use on individual
parcels of land, the staging of development, and the capital
expenditures to support and respond to growth in the County.
As one descends through this hierarchy, each level is more and
more specific, usually in the context of a smaller geographic
area and a shorter time frame.
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Adopted master plans, sector plans, and functional Refinement are important to the vision for Montgomery
plans are a principal means of implementing the General County. Every effort will be taken to simultaneously
Plan. By definition, these plans have a smaller scope than address every goal. There may be occasions, however,
the General Plan, but they add the detail necessary to where this cannot occur and compromises between con-
resolve particular land use issues within their domain. flicting goals and objectives must be

Although these plans are adopted as amendments to the
General Plan, they are expected to conform to the Gener-
al Plan. Deviations will be infrequent and minor in
nature. When a master plan or sector plan diverges
from the General Plan, the change and its
rationale will be highlighted by the Plan- community. It is only in
ning Board and approved by the the master plan context,
County Council. OENBENNETT where decisions about
All of the goals and PA 10 individual parcels of
objectives within
the General that any rea-
Plan 4l CLARKSBURG & VICINITY sonable
PA 10 OLNEY & VICINITY compro-
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achieved. The resolution of such conflicts is
left to master plans, sector plans, and func-
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priate detail unique to each
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In order to ensure that each master plan and sector plan
becomes a tool for advancing the vision of the General Plan,
FIGURE 4 Year 2000 Wedges and Corridors each plan must briefly demonstrate: 1) its conformance with the
Regional Concept overall land use patterns and concepts presented in the General
Plan Refinement, highlighting any changes, 2) a rationale for its
chosen priorities when conflicting goals are evident, and 3) its

conformance to the seven visions of the Maryland Economic
Development, Resource Protection, and Planning Act of 1992.

"...ON WEDGES AND
CORRIDORS”

Both the 1964 General Plan and the 1969 General Plan Update
(approved in 1970) have guided the land use pattern and the
transportation system in Montgomery County for more than two
decades. The 1964 Plan, “...On Wedges and Corridors”, was
developed as a bi-County General Plan for Montgomery County
and Prince George’s County. Its name comes from the regional
land use pattern it recommends. The Wedges and Corridors con-
cept has shaped the County by channeling growth into the
development corridors and an Urban Ring around Washington,

+. [ ] Conidor Areas D.C. At the same time, Wedges of open space, farmland, and
@ Y lower density residential uses have been preserved.

|___-| Wedge Areas \ Conceived in 1961, the Wedges and Corridors concept was

first proposed for the entire National Capital Region by the
Policies Plan for the Year 2000 (Figure 5, page 8). Montgomery
County and Prince George’s County are the only jurisdictions in
the area that officially adopted the Wedges and Corridors con-
cept to guide their development. The concept was originally
based on six Corridors of urban development. The Corridors
radiated out from Washington, D.C. like spokes of a wheel and
were to be separated by the Wedges. The 1-270 Corridor is
located in Montgomery County. The 1-95 Corridor is located
immediately to the east of Montgomery County.

The 1-270 Corridor consists of a series of Corridor Cities,
including Rockville, Gaithersburg, and Germantown, that are
linked with one another and with Washington, D. C. Another
proposed Corridor City, Clarksburg, was scaled down in size by
the 1968 Clarksburg Master Plan. This change is reflected in
the 1969 General Plan Update. In addition, the 1964 General
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Plan proposed Corridor Cities for the 1-95 Corridor,
including Laurel and a new city east of Fairland. The
1981 Eastern Montgomery County Master Plan removed
the plan for a Corridor City in Fairland.

The Corridor cities were to have intensively devel-
oped downtowns located about four miles apart with
high-rise buildings containing housing, offices, and a
host of shopping and cultural amenities. A ring of resi-
dential communities consisting of a variety of housing
types and local shopping, recreational, and educational
facilities were to surround the downtown. Each of the
Corridor Cities was planned to support a population of
up to 100,000 people.

In 1970, the County Council reaffirmed the Wedges
and Corridors concept and updated the General Plan by
approving the 1969 updated General Plan. This Plan,
which also supplements the 1964 goals and objectives, is
commonly referred to as the 1969 General Plan Update.
To accommodate a predicted doubling of the County’s
population within two decades, the 1969 Update pro-
posed three key recommendations:

s increase the stock of affordable and clustered
housing;

= protect farmland and rural open space, and expand
parkland in the Wedge; and

s balance development with the provision of public
infrastructure.

During the past two decades, Montgomery County has
responded to those recommendations. The Moderately
Priced Dwelling Unit Program was designed to provide
home ownership and rental opportunities to families
with moderate incomes. It increased housing affordabili-
ty by giving density bonuses and design flexibility to
developers. A preferential agricultural zone, in conjunc-
tion with a transferable development rights system, was
developed and implemented in concert with a compre-
hensive farmland preservation program to protect some
91,000 acres of farmland. The Adequate Public Facilities
Ordinance and the Annual Growth Policy were con-
ceived to coordinate the timing of development with the

provision of public infrastructure. The Adequate Public
Facilities Ordinance provides the legal foundation to
postpone subdivision approval if existing and planned
public facilities would be overburdened by the proposed
development. It also provides an indication of need for
further public investment in infrastructure.

“Wedges and Corridors” is a shorthand means of
describing an enduring vision that will continue to serve
Montgomery County well into the next century. Despite
the job growth in the surrounding suburbs, the District
of Columbia remains the heart of the region’s economy.
The Wedges and Corridors concept recognizes that the
District of Columbia is the geographic, economic, and
cultural center of the region and that the region depends
on a healthy core. The “Urban Ring” around that center
and the radial “Corridors” leading from it are as impor-
tant today as they were in 1964. The Urban Ring and
[-270 Corridor offer the best pattern for transit service-
ability and provide the area in which major compact
centers can flourish.

The critical need for commuting between the devel-
opment corridors within the region does not justify devia-
tions from the Wedges and Corridors pattern. This
Refinement acknowledges the need for improvements in
east-west travel but not with an intent to create an east-
west development corridor(s). If better east-west trans-
portation links are to proceed, they will traverse areas not
planned and not intended for intensive development.

The Wedge is as important today as it was 30 years
ago. It permits the renewal of our air and water resources
and the protection of natural habitats. It is very much
the green lung of Montgomery County. In addition, the
Wedge provides the opportunity for the agricultural
industry to continue. The proximity of the Wedge to the
Corridor provides a sanctuary for those who need a
change from the concrete and glass of more urban set-
tings. The Wedge provides a low density and rural hous-
ing opportunity which adds to the diversity of land use
in Montgomery County.
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t has been more than two decades since the last overall
look at the General Plan. In addition to the passage of

]MPE | l IS FOR " time, the need to refine the General Plan’s goals and objec-
. tives was precipitated by several major events:
T| | E GEN E RAL two citizen committees recommended that the General

Plan be refir

PL AN two long-range planning studies recommended that the

General Plan be refined; and

RE l: l N EM E NT Montgomery County experienced significant change.
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CITIZEN COMMITTEES

Two citizen committees, assembled to address long-range
planning issues, called for a refinement of the General
Plan. In its 1988 report, Envisioning Our Future, the 15-
member Commission on the Future suggested that “what
is still valid and good in the General Plan should be reaf-
firmed and what needs to be modified or changed should
be changed.” Three years later, the 15-member Growth

Management Advisory Work Group recommended that

Montgomery County “investigate the need to refine the
General Plan or modify its goals and objectives.”

PLANNING STUDIES

Two planning studies, the General Plan Assessment
Study and the Comprehensive Growth Policy Study
(CGPS), also paved the way for this General Plan
Refinement. In 1988, the General Plan Assessment
Study reaffirmed the Wedges and Corridors concept as
the preferred development pattern for Montgomery
County “since it still appears to provide a better solution
to increasing critical transportation and environmental
issues than a more sprawling development pattern.”
According to the study, “the County’s development has
been surprisingly faithful to the Plan’s basic principles.”
The study also suggested further work on the imbalance
between potential growth based on the zoning envelope
and the ability of planned infrastructure to serve it.

The 1989 CGPS was a Planning Department techni-
cal study of current trends that affect growth and was
intended to provide a background frame of reference for
use, as appropriate, in future decision making. It offered
a County-wide perspective which could be used by indi-
vidual master and sector plans. The CGPS confirmed
the validity of the General Plan’s principles, but found
that traffic congestion would be excessive unless com-
muters in Montgomery County become less dependent
on the single-occupant automobile. The study consid-
ered strategies to reduce car use, such as clustering
households and jobs near transit and improving mass
transportation alternatives, including trolley lines and
high-occupancy-vehicle lanes.
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SIGNIFICANT CHANGE

The calls for a refinement to the General Plan by the two plan-
ning studies and two citizen committees were, in part, a

FIGURE 5 Population and Household Growth

800,000 response to the significant changes that have taken place in
population Montgomery County since the completion of the 1969 General
600,000 Plan Update. The magnitude of these changes is highlighted
below. Most mirror demographic trends throughout the United
States. However, Montgomery County’s growth in population

400,000

and the number of households were more rapid than the
nation’s. In addition, the County’s increase in foreign born pop-

200,000 . .
EOPL ulation was comparatively very large.

1960 1970 1980 1990 Land Use

Between 1960 and 1991, the amount of developed land more
than tripled. In 1960, about 49,000 acres, or 15 percent of the
County’s total land area, were developed, compared with
155,000 acres, or 48 percent, in 1991. Residential uses increased
@ from 7.7 percent to 28.9 percent of the County’s land area,
while office, commercial, retail, and industrial uses increased
from 0.6 percent to 2.6 percent of the total land area. Land
classified as vacant, forest, or agricultural declined to 51.6 per-

FIGURE 6 Amount of Developed Land has Tripled cent of total land area.
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Montgomery County is now the most populous jurisdiction in
Maryland, with 757,000 people in 1990. In 1970, the County
ranked fourth with 522,800 people. More than one-quarter of
the state’s population increase since 1970 occurred here.

Montgomery County residents are older. In 1970, the medi-
an age was 27.9 years; in 1990, it was 33.9. Today, more than 10
percent of County residents are 65 years of age or older, com-
pared to 6 percent in 1970.

1960 1991

Montgomery County residents are more diverse. Racial
minorities made up almost a quarter of the County’s 1990 popu-
lation; in 1970 they were only 5 percent. In addition, the
County’s foreign born population also grew, from 7.5 percent of
the total population in 1970 to almost 18.6 percent in 1990,
significantly more than the nationwide increase from almost 5

percent to 8 percent.
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Households

The number of households grew almost twice as fast as
the population. From 1970 to 1990, the number of
households increased 80 percent, while Montgomery
County’s population grew by only 45 percent.

Montgomery County households are smaller. The
average household size dropped from 3.30 to 2.65 persons
per household as the proportion of the population under
age 18 declined and the proportion of single-person
households increased.

Housing

Montgomery County has some 20 years of zoned capacity
for housing remaining. The number of housing units in
the County grew by 83 percent between 1970 and 1990,
from 161,000 to 296,000. The County has the total esti-
mated capacity to accommodate between 440,000 and
480,000 housing units on its residentially zoned land.
Between 144,000 and 184,000 units remain to be built.

The affordability of new housing in the County has
declined substantially since the mid-1970s. The median
income household probably cannot afford a typical new
house today, according to the housing affordability
index. Nonetheless, there appears to be a better match
between median incomes of County residents and medi-
an prices of new homes in Montgomery County than
there is in the Washington, D.C. Metropolitan Statisti-
cal Area or the nation.

Employment

Montgomery County is no longer just a bedroom commu-
nity; the County has become an employment center in its
own right. Between 1970 and 1989, the number of jobs in
Montgomery County more than doubled to 488,000 jobs.
One out of every 5.5 jobs in the state is located here.
There has been greater growth in employment in
Montgomery County than anticipated in the 1969 Gen-
eral Plan Update. The 1969 Update’s “most probable”
forecast for 1990 employment was 334,000 jobs, 32 per-
cent less than the actual 1989 total of 488,000 jobs.

Montgomery County has some 45 years of zoned
capacity for jobs. The number of jobs in the County
grew by 150 percent between 1970 and 1990, from
182,000 to 455,000. As of January 1993, the County
had a total estimated capacity to accommodate between
1 million and 1.2 million jobs. Recent revisions to mas-
ter and sector plans and changes to the Zoning Ordi-
nance have reduced this range of job capacity.

Women are a large component of Montgomery
County’s work force. Between 1970 and 1987, the female
labor force participation rate rose from 44.8 percent to
an estimated 65.6 percent.

Transportation

Montgomery County residents own more motor vehicles.
Between 1970 and 1990, the number of cars and motor-
cycles residents own almost doubled to 489,000, while
the population increased 45 percent.

There has been significant growth in commuting by
transit since 1969. However, single-occupant vehicles
remain the predominant means of commuting. Between
1968 and 1987, the share of Montgomery County resi-
dent workers who commuted by transit almost doubled
to 12 percent. During the same period, the percentage of
workers driving alone increased from 72 percent to 75
percent.

Environment

Landmark federal environmental legislation has had a
major impact on land use decisions. Important new
laws include the 1970 Clean Air Act (amended in
1990), the 1970 National Environmental Policy Act,
the 1973 Clean Water Act (amended in 1977), and the
1973 Endangered Species Act.

The Metropolitan Washington Area’s air quality is
still below the national standard for ozone. The levels
of some air pollutants have declined, but for almost
every year since 1970, regional levels of ozone and car-
bon monoxide have exceeded federal air quality stan-

dards set by the Clean Air Act.
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he statutes governing amendment to and adoption of

the General Plan, contained in enabling State legisla-

tion called “The Regional District Act,” have changed
over time. In 1964, when The Maryland-National Capital Park
and Planning Commission adopted ...on Wedges and Corridors,
A General Plan for the Maryland-Washington Regional District in
Montgomery and Prince George’s Counties, there was no legal pro-
vision for the Montgomery County Council, acting as the Dis-
trict Council, to participate in the preparation, review, or adop-
tion of the Commission’s long-range plans. By 1969, State law
had been amended to require County Council review and
approval of such plans. The County Council approved the 1969
General Plan Update by resolution in 1970. By virtue of the
General Plan’s acknowledgment in subsequent master and sector
plans, the 1969 General Plan Update has served as a policy
guide for land use planning since that time.
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1964 General Plan Land Areas Map Montgomery County citizenry is critical to its successful

(Montgomery and Prince George's

implementation.
Counties)

Master plans and sector plans approved and adopted
subsequent to this Amendment will continue to amend
the General Plan. As the County changes, and as
technology and social dynamics evolve, the Gen-
eral Plan will continue to require review of its
vision, goals, and objectives.

he General Plan Refinement was presented
to the Planning Board as a Staff Draft Amend-
ment in July 1992, following eight preliminary
worksessions by the Planning Board. A Public Hearing
(Preliminary) Draft Amendment was approved by the
Board in August for the purpose of public hearing in Octo-
ber. After the public hearing, the Planning Board conduct-
ed worksessions and ultimately authorized the preparation
of the Planning Board (Final) Draft Amendment. The
Planning Board (Final) Draft was transmitted to the Coun-
ty Executive and County Council. The County Executive’s
fiscal impact analysis recommendations were transmitted
to the County Council within 60 days of its receipt. After
holding a public hearing and worksessions on the Refine-
ment, the County Council made changes and approved
the Amendment. Finally, the Amendment will be trans-
mitted to The Maryland-National Capital Park and Plan-
ning Commission for adoption.

Throughout the process, community participation
and outreach have been encouraged. Ensuring that the
Refinement reflects the needs, aspirations, and visions of
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hroughout the development of the General Plan
Refinement, a number of themes recurred; many of
them were also basic to the 1964 General Plan and
GUID[NG the 1969 General Plan Update. These themes shape the direc-
tion of the goals and objectives and constitute the philosophi-

PR[NCI PLES cal underpinnings of the General Plan Refinement. As such,

they are designated as Guiding Principles. The Guiding Princi-
OF TH E ples are not intended as a means to rank priorities among com-
peting goals; instead, they establish a basis for future decision
GENERAL PLAN g
Wedges and Corridors Concept
R_EFI N EME N T The implementation of the Wedges and Corridors concept is

fundamental to the General Plan Refinement. Montgomery
County’s land use pattern is expected to conform to this con-
cept, which contains the geographic vision for the future
arrangement of land uses.

Master and Sector Plans

These plans have guided the modifications of the General Plan
since 1970. In the future, the spirit and intent of the General
Plan Refinement will be embodied and embellished by these
plans. In particular, future master and sector plans will discuss
the manner in which the plan conforms to, or departs from,
the guidance of the General Plan Refinement.

Physically Concentrated Centers

The General Plan Refinement supports appropriately sized cen-
ters of activity whose edges complement the scale of the area
in which they are located. It encourages an efficient land use

PLES
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pattern of jobs, housing, and other uses within centers.
The Refinement promotes mixed-use development and
sensitive increases in intensity within appropriate bound-
aries in centers to control sprawl, to reduce energy con-
sumption and pollution, to contain infrastructure needs,
and to reduce development pressure on rural open space
areas and farmland.

Community Identity

The General Plan Refinement recognizes the human
need for social interaction and for communities that cre-
ate a sense of pride, a sense of place, and a hometown
atmosphere. It encourages public and private develop-
ment whose architecture and design address these needs
by incorporating individuality, civic features, and the
opportunity for social interaction.

Transit Serviceability

The General Plan Refinement encourages land use pat-
terns that can be served effectively by the County’s inte-
grated multi-modal transportation system. It emphasizes
increased opportunities for alternatives to single-occu-
pant auto travel and attention to the needs of pedestri-
ans. A key aspect of making the County more accessible
by transit and walking is that it can reduce travel by car.
Favoring transit can make more efficient use of the exist-
ing roadway network and can reduce air pollution.

Compatibility

The General Plan Refinement encourages new develop-
ment that will harmonize with the existing built envi-
ronment and the natural environment. In some cases,
this is a matter of scale and intensity. In other cases,
compatibility is a question of location, function, or style.
This principle is especially important as redevelopment
of land becomes an increasing feature of growth.

Variety and Choice in Housing, Jobs, and
Transportation

The General Plan Refinement supports the concepts of
variety and choice to promote a strong and diverse econ-
omy, to meet the housing and employment needs of cur-
rent and future Montgomery County citizens, and to
encourage effective and efficient transportation options.

Resource Management

The General Plan Refinement seeks to attain the most
efficient and socially beneficial management of all Mont-
gomery County resources, ranging from the natural envi-
ronment to public and private finances, to the land
itself.

Environmental Protection

The General Plan Refinement recognizes the importance
of stewardship of the natural environment. Montgomery
County’s land, water, and air are finite assets which must
not be wasted. The General Plan Refinement calls on
development to mitigate potential negative impacts in
order to balance the human need for places to live, work,
and play with the need to protect the environment.

Public Investment

The General Plan Refinement recognizes the importance
of public investment to implement the Wedge and Cor-
ridor concepts of the Refinement, including the goals,
objectives, and strategies.
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he General Plan Refinement stands in compliance with
the general plan requirement of the Maryland Economic .

CON S I S TEN CY Development, Resource Protection, and Planning Act of
' 1992 (the Planning Act). The seven visions of the State Planning
W[ TH TH E Act of 1992 are embraced and confirmed by the General Plan
' Refinement. 4
MARYLAN D The seven visions of the State Planning Act as stated in Arti-
cle 66B, Section 3.06 of the Annotated Code of Maryland are:
P]“A‘N N I NG ACT . Development is to be concentrated in suitable areas;
Ol: 1992 . Sensitive areas are to be protected;
J . In rural areas growth is to be directed to existing population

centers and resource areas are to be protected;

Stewardship of the Chesapeake Bay and the land is to be
considered a universal ethic;

Conservation of resources, including a reduction in resource
consumption is to be practiced;

To assure the achievement of paragraphs 1 through 5 above,
economic growth is encouraged and regulatory mechanisms
are to be streamlined;

Funding mechanisms are to be addressed to achieve these
objectives.

The Refinement’s conformance to these visions is described
in several places. First, the Geographic Components section
describes how the general pattern of development addresses the
seven visions. Second, the introduction to each goal in Chapter
2 generally states how the goal, objectives, and strategies set the
framework for achieving the seven visions.

SIEN




vision for the future

In addition to the General Plan Refinement’s con-
formance to the seven visions, the Planning Act requires
the implementation of a sensitive areas element
designed to protect environmentally impacted areas.
Sensitive areas are described in the Act as 100-year
floodplains, streams and their buffer areas, habitats of
threatened and endangered species, and steep slopes.
Flexible development regulations, the streamlining of
the development process, and innovative economic
development techniques are also required to be
addressed on a more specific basis. The sensitive areas
element and a framework for amending zoning and other
regulations and ordinances will be addressed as part of
the master plan and functional planning program.

The Maryland Planning Act also requires a review
and, if necessary, revision or amendment to local plans
which implement the Planning Act, at intervals of no
more than six years. The purpose of this review is to
ensure compliance with the Planning Act. A status
report, six years after the General Plan Refinement and
six years after the adoption of future master, sector, or
functional plans or plan amendments will be produced
to satisfy this statutory requirement. The six-year report
offers an excellent opportunity to assess the status of the
County's implementation of the General Plan Refine-
ment. It is also an opportunity to review the confor-
mance of the County’s other plans to the Refinement.

Chesapeake Bay.

DAVID HARP PHOTOGRAPHY
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he General Plan Refinement divides Montgomery

County into four geographic components: the Urban

Ring, the Corridors, the Suburban Communities, and
the Wedge. With the exception of the Wedge, the borders
between these areas are gentle transitions, not stark interruptions
of an otherwise continuous pattern. Each area is defined in terms
of appropriate land uses, scale, intensity, and function. The geo-
graphic components are illustrated in Figure 7, page 22.

The geographic components envisioned in this Refinement
effort have their genesis in the 1964 General Plan. The Plan rec-
ognized and encouraged growth in the Urban Ring surrounding
Washington, D.C., while identifying the desirability of concen-
trated Corridor City development along the 1-270 Corridor. The
Wedge was envisioned as a “green lung” characterized by two dif-
ferent, yet complementary land use areas. One area was suggested
for low-density residential development to provide additional
housing and recreational opportunities while helping to shape
the Corridor. The second area within the Wedge was envisioned
as a more rural environment conducive to farming activities,
rural open space, and conservation of natural resources.

The geographic components provide a vision for the future
while acknowledging the modifications to the Wedges and Corri-
dors concept that have evolved during the past two decades. In
particular, they confirm two distinct sub-areas of the Wedge - an
Agricultural Wedge and a Residential Wedge. They also recognize
the transitional areas of generally moderate density and suburban
character that have evolved between the Wedge, Corridor, and
Urban Ring as Suburban Communities. Emphasis remains on
intensification of the Corridor, particularly along the main stem.

However, the Refinement expands the 1964 General Plan
concept of centers from an emphasis on Corridor Cities to
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include the role of centers in all four geographic areas.
Centers are hubs of community activity, typically includ-
ing retail uses. Other uses are located in centers to the
degree appropriate to the center’s scale and location. Cen-
ters are generally more intensive than surrounding land
uses but compatible with those uses. They range in size
and type from central business districts and Corridor
Cities to neighborhood retail centers in the Suburban
Communities to rural village centers in the Wedge.

Many of the goals and objectives in this Refinement
will direct new growth to compact centers within the
Urban Ring and I-270 Corridor. Generally, the central
business districts in the Urban Ring will be developed at
higher average densities than the centers in the I-270 Cor-
ridor, including the original Corridor Cities of Rockville,
Gaithersburg, and Germantown. Centers in both these
components may well have considerable regional name
recognition and power to attract business from a wide area.
The centers in the Suburban Communities and the Wedge
are envisioned as primarily serving the local community.

The 1964 General Plan was quite specific in its
description of Corridor Cities. They were to be spaced
four miles apart, with tall buildings identifiable from sev-
eral miles away. The tall buildings were to be inter-
spersed with plazas and walkways, “...highly accessible,
uncluttered and inspiring.” The street and highway pat-
tern within each city was to repeat the radial and cir-
cumferential system of the region with a clearly defined
core, including a rapid transit station under a pedestrian
plaza. This Refinement leaves such details to the area
master plans and sector plans.

Relatively dense, compact centers are essential for
Montgomery County’s future. The major centers especially
will conserve energy, reduce vehicle trips, and minimize
the amount of land that experiences the impacts of devel-
opment. They will also provide the County with addition-
al urban places that, like the existing central business dis-
tricts, promote public life and bring together all the ethnic
and social groups which make the County a community.
This vision cannot be realized without the infrastructure
needed to support the density.

Major centers provide the best opportunity for growth
with the least impact on land, water, air, and fiscal resources.
For example, the County’s high-rise housing is often built at
a density of 40 housing units on each acre of land. The same
number of units, built as single-family detached houses on
two-acre lots, will consume 80 acres of land and would be
costly and difficult to serve by public facilities and transit.

The County’s major centers should “grow up” rather
than “grow out.” Well-defined boundaries of centers, estab-
lished in small area plans, will give surrounding neighbor-
hoods assurance that the center next door will not over-
whelm their community. “Compact” means that the centers
themselves can be pedestrian friendly and transit serviceable.
The ability to walk to many activities such as work, day
care, and shopping will limit the need for longer distance
travel for residents and workers in centers.

The attractiveness of the County’s major centers
should be so compelling that these centers become the
first choice for new County residents and businesses.
The County needs bustling central business districts
where people can work and enjoy life. Centers should
be places where residents can watch a play or visit an
artist’s studio, eat at an ethnic restaurant or sit at an
outdoor cafe, meet friends while shopping on the main
street or farmers’ market, listen to a band concert in the
summer or ice skate in the winter in the center of town,
relax with a good book on their balcony or in the public
library. Centers should be places where residents can
walk to work on sidewalks under leafy trees or catch the
Metro to the nation’s capital. They should be places
where office workers can walk to the stationery store,
walk to the accountant, and walk to lunch to meet with
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a customer. Centers should also be places where the
pressures of business will be eased by a stroll to the near-
by ice cream parlors and an evening in the neighbor-
hood movie theater. Urban amenities can more than
outweigh the possible inconveniences of density.

The County’s success in enhancing its existing cen-
tral business districts and Metro station areas with addi-
tional planned development should be a cause for cele-
bration as an environmentally sound means of accom-
modating new development. The added activity in the
buildings and parks which replace the surface parking
lots between existing buildings can transform centers
into a more inviting place to walk between destinations.

Even in suburban locations, the isolated supermarket
or the enclosed regional shopping mall surrounded by a
sea of parking should be the exception rather than the
rule. Walking and biking as well as transit use within
and between centers should become an inviting alterna-
tive to driving and parking. This will only happen when
activities are closer together and the activities are con-
nected by pleasant sidewalks and pathways.

The County cannot afford to allow any deterioration
in its centers. Each center is important to the County’s
overall economic well being. Run down or vandalized,
vacant buildings are cancers in an urban fabric which, if
left unchecked, will quickly spread to the more healthy
areas. The County must be aggressive and proactive in
preserving and enhancing the competitive advantages of
these precious areas.

The single-family detached
house, with its large private yard and
driveway, is an important part of the
American Dream; however, that
dream has a price in terms of the
land that it requires and the range of
infrastructure needed to support it,
including roads, schools, parks, and
other facilities. There are costs to the
environment and costs to the public
purse associated with single-family
detached housing. Even if single-fam-
ily housing were environmentally and

fiscally desirable, there is a limit to the number of new
single-family detached houses that can be built in the
County. The supply of land 10 or 15 miles from the
nation’s capital is a fixed commodity. To continue to
grow, and accommodate the jobs and residents attracted
to Montgomery County, the County’s major centers
should be so safe, appealing, and convenient that they
become an alternative American Dream.

The designation of geographic components responds
particularly to the seven visions of the Maryland Planning
Act. As a total package, the geographic components of the
General Plan Refinement uphold the stewardship of land
as a universal ethic (Vision 4). The Urban Ring and Corri-
dor concentrate development into suitable areas (Vision 1)
by supporting the planned development of dense, mixed-
use centers in locations convenient to transit. This land
use pattern also conserves scarce resources (Vision 5) by
reducing transportation demands and reducing the total
land area needed to accommodate new growth. Economic
growth is encouraged (Vision 6) by permitting the densest
development in the County i