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Housing

The Forest Glen-Montgomery Hills Study Area is characterized by a relatively older population. 29
percent of the study area population is between the ages of 45 and 64 (compared to 29 percent
countywide), 15 percent is over 65 (compared to 13 percent countywide), while 25 percent is under 20
(compared to 26 percent countywide). Families comprise approximately two-thirds of the study area’s
households, with married couple-headed families accounting for approximately half of all households.
28 percent of study area households are single individuals living alone.

Forest Glen-Montgomery Hills’ population is comprised of individuals from a wide array of racial and
ethnic backgrounds. Non-Hispanic Whites make up just over half of the population (52 percent), while
the area contains large numbers of African Americans (20 percent), Hispanics (16 percent), and Asians (7
percent). 28 percent of study area residents speak a language other than English at home, although this
is lower than the countywide average (40 percent).

The median household income in the study area is $125,148, slightly lower than the countywide average
(5133,543). The study area population is economically diverse, with 15.3 of households earning below
$35,000 per year, 26.1 percent earning between $50,000 and $100,000, 35.3 percent earning between
$100,000 and $200,000, and 16.5 percent earning above $200,000.

Of the study area’s working population, a disproportionately high number of individuals commute via
public transportation (34 percent compared to 16 percent countywide), while a markedly lower amount
drive alone to work (51 percent compared to 65 percent countywide). The study area is also highly
educated: 40 percent of the population over 25 years old holds a graduate or professional degree,
compared to 31 percent throughout the county.

COMMERCIAL SQUARE FEET BY SECTOR
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Forest Glen/Montgomery Hills Study Area
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HOUSING INVENTORY
Forest Glen/Montgomery Hills Study

Area
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Forest Glen/Montgomery Hills Traffic Analysis — Summer 2019

INTRODUCTION

This appendix summarizes the methodology and analysis behind recommendations included in the Montgomery Hills/Forest Glen Sector
Plan. Those recommendations are intended to promote a safe and efficient multimodal transportation system through Vision Zero
principles that prioritizes safety for all modes above traffic flow and congestion mitigation needs. It is anticipated that an enhanced
multimodal transportation network, resulting from this plan’s recommendations, will help meet future transportation demand in the
plan area. To achieve this goal, transportation recommendations included in the Sector Plan focus on strategic improvements to existing
transportation infrastructure and new protected crossings as a means of improving connectivity and mobility through the horizon year
(2040) of this transportation analysis.

GEORGIA AVENUE ROAD CHARACTERISTICS

Georgia Avenue (MD 97) is the spine and focus of the Sector Plan. Classified as a major highway, it is owned and maintained by the
Maryland State Highway Administration (MD SHA). One of only a handful of north-south corridors in the County that maintains
continuity over nearly 20 miles, it connects the County’s southern border with Washington, D.C. to the northern boundary with Howard
County. The approximately two-mile segment of Georgia Avenue within the Sector Plan study area is among the most heavily traveled
with a daily average traffic volume of 75,000 cars per day and exhibits severe congestion® during the three-hour peak travel period.
Amongst all roadway segments in the County, Georgia Avenue between the DC Line and the Beltway, is ranked the fourth most
congested behind Ridge Road (MD 27)2, Colesville Road (US 29)3, and Connecticut Avenue (MD 185)%,°.

Within the plan boundaries, Georgia Avenue is traveled for many kinds of trips. It carries residential traffic from the several single-family
homes that front the roadway in the northern segment of Forest Glen. It provides access to local neighborhood businesses, offices, high-
density residential buildings, and places of worship in Montgomery Hills and through Woodside Park. It also carries commuters from the
far northern County neighborhoods and the Beltway to and from the County’s southern urban centers and the District. Washington
Metropolitan Area Transit Authority (WMATA) busses travel up and down the corridor making stops along the roadway between Silver
Spring and Olney. People walk and bike along Georgia Avenue to get to schools, parks, and neighbors. While the roles of Georgia Avenue

1 According the Montgomery County Mobility Assessment Report (2017), it experiences 77% congestion during the peak evening 3-hour period. The percentage of
congestion here refers to the travel time index. If a roadway experiences 100% congestion this means that it takes twice as long to travel during the peak 3-hour
period as it does during free-flow conditions.

2 Southbound, between Brink Road to David Mill Road

3 Southbound, between the Capital Beltway and the DC city boundary

4 Southbound, between the Capital Beltway and the DC city boundary

5 Montgomery County Mobility Assessment Report (2017)



overlap, the design of the roadway clearly shows a historic preference for moving large volumes of regional motor vehicle traffic as it
spans between six and seven travel lanes, with few signalized intersections between Wheaton and downtown Silver Spring.

MDOT SHA completed recent improvements at select locations along Georgia Avenue to improve conditions for pedestrians. These
improvements include re-poured sidewalks, accessible curb ramps with channelized walkways at intersections, and pedestrian
countdown signals. While these improvements were completed recently, significant infrastructure improvements are still necessary to
improve safety and enhance connectivity on and along Georgia Avenue.

GEORGIA AVENUE ROAD — SUMMARY OF REPORTED CRASHES IN THE PLAN AREA

The Forest Glen/Montgomery Hills Sector Plan is among the first master plans to commence following the Montgomery County Council’s
adoption of the Vision Zero Action Plan. This plan, which began development in November 2017, identifies Georgia Avenue as a high-risk
roadway as it is included the county’s high injury network. Georgia Avenue, between the intersections of Plyers Mill Road and Forest
Glen Road, is identified as a high priority corridor for engineering improvements based on the total number of severe and fatal crashes,
the number of crashes per mile per year and the number of crashes per vehicle miles traveled. As shown in Figure 1, between 2015 and
2018, there were 14 fatal or severe injury crashes on Georgia Avenue along this segment. Although travel by motor vehicle represents
the majority of person trips along the corridor, pedestrians and bicyclists accounted for four of these crashes. Roadways with at least five
or more severe fatal collisions and one or more collision per mile, per year were added to the county’s high-injury network. The crash
rate on the segment of the corridor is 12.51 per mile, which is why it was included in the high-injury network. Given forecasted
population increases along the corridor, without intervention, this number is likely to increase. This high-level analysis suggests that
infrastructure improvements are critical to improve safety on Georgia Avenue, particularly for vulnerable users such as pedestrians and
bicyclists.



Figure 1: Severe and Fatal Crashes Map 2015-2018
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COMPLETE STREETS

This sector plan recommends the transformation of Georgia Avenue to a multimodal complete street that increases safety and provides
efficient travel through and across the corridor for all transportation modes. The transformation of Georgia Avenue to a multimodal
complete street, one that is operated and maintained to provide safe accommodations for people who walk, bicycle, use transit and
drive, is a long-term vision. As the operation and maintenance of Georgia Avenue is a shared responsibility between the state and the
county, the complete streets policies of each agency are relevant to the implementation of this long-term vision.

MDOT SHA adopted a Complete Streets Policy in 2011 that requires the consideration and incorporation of all transportation modes
when developing or redeveloping the state’s transportation system. The policy is committed to a safe, efficient and multimodal network
as well as partnerships with local governments, transit providers and stakeholders to develop and maintain a complete street network.®

The Montgomery County Complete Streets Policy and Standards, included in Section 49-25 of the Montgomery County Code, seeks to
safely and conveniently accommodate all users of the roadway system. Included in Montgomery County’s Road Design and Construction
Code, the Complete Streets Policy and Standards “guide the planning, design, and construction of transportation facilities in the public
right-of-way.”” A new complete streets policy which will also result in reclassification of streets within the county is underway. This is a
joint effort between the planning department and Montgomery County Department of Transportation (MCDOT).

With the planning, design and construction of long-term redevelopment or infrastructure projects, such as bus rapid transit (BRT), it is
critical to implement the complete streets policies of the state and the county to facilitate the safe and efficient movement of all
transportation modes. Major transportation projects such as BRT can only be successful if they are accompanied by a safe and
comfortable environment for pedestrian and bicycle travel.

Creation of a New Street Type and Design Standards for High-Quality Transit Corridors

The Forest Glen/Montgomery Hills Sector Plan Working Draft recommends the creation of a new street type and design standards for
high-quality transit corridors in residential communities through the development of Montgomery County’s Complete Streets Design
Guide. A new street type is needed because roads such as Georgia Avenue between the Wheaton and Silver Spring Central Business
Districts (CBDs) do not fit well into the existing urban, suburban and rural classification system. While the majority of Georgia Avenue in

6 “Complete Streets Policy, Maryland State Highway Administration.” (http://roads.maryland.gov/OPPEN/SHA_Complete_Street_Policy.pdf)

7 “Montgomery County Road Design and Construction Code.” (Mont. Co. Code 1965, § 103-8; 2007 L.M.C,, ch. 8, § 1; 2007 L.M.C., ch. 8, § 1; 2014 L.M.C., ch.
37,81)


http://roads.maryland.gov/OPPEN/SHA_Complete_Street_Policy.pdf)

the sector plan area is categorized as suburban in land use, it is more urban in its activity level, due to a large amount of walking,
bicycling and transit use. The intent of the recommended new street type is to create an environment that prioritizes walking, bicycling
and transit use consistent with the urban road classification described in Section 49 of the Montgomery County Code, which reduces
target speeds and lane widths and improves pedestrian and bicycle infrastructure to increase safety for all road users.

Other complete streets strategies include acquiring and reallocating right-of-way where necessary and appropriate to create safe,
designated travel ways for each of the modes.

ROADWAY SAFETY

Roadway safety is achieved through the reduction of crash frequency and severity. Methods to reduce crash frequency include providing
clearly designated space for each road user, as accomplished through a complete street, and regulating the interaction of road users
through traffic signals or other traffic control devices. The reduction of crash severity is primarily achieved through reduced vehicle
speeds.

The speed of vehicles on Georgia Avenue contributes to the inadequate quality of the environment for all road users and is inconsistent
with the County’s Vision Zero policy. The posted speed on Georgia Avenue within the sector plan boundary is currently 35 miles per hour
from Spring Street to north of Dennis Avenue. There is concern about motor vehicle speeds on Georgia Avenue especially in the Forest
Glen and Woodside Park plan area districts, as these segments experience lower levels of congestion and higher speeds are achievable.
Similarly, on the few roads that parallel Georgia Avenue, there is concern that motorists appear to be traveling at speeds higher than
what’s posted (generally 25 miles per hour in the plan area), to make up for time lost sitting in congestion on Georgia Avenue. In
recognition of research that shows that pedestrians have an 80 percent chance of survival if they are hit by a motor vehicle at 20 miles
per hour, and an 80 percent chance of death if they are hit at 40 miles per hour, reducing traffic speeds is the most important change
that is needed to eliminate traffic fatalities and severe injuries in the corridor. While traffic signals can improve safety by controlling
conflicts at crossings, a principle tenant of Vision Zero is understanding that people make mistakes and sometimes fail to follow traffic
control devices. Roads should be designed so these mistakes do not result in death or severe injury.



Figure 2: Pedestrian Death Risk Declines at Lower Vehicle Speeds (Courtesy of World Resources Institute
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Several strategies can be applied to reduce vehicle speeds, including reducing the posted speed and increasing automated enforcement.
As discussed in greater detail below, these strategies can be effective and should be pursued. However, this sector plan also
recommends engineering solutions, including reducing lane widths.

Design standards for urban and suburban arterial roadways generally specify 12-foot wide travel lanes. However, transportation officials,
including the American Association of State Highway and Transportation Officials (AASHTO) and the National Association of City
Transportation Officials (NACTO) have suggested the use of 10- or 11-foot wide lanes to promote slower driving speeds and reduce the
severity of crashes without impacting traffic operations. Reducing the width of travel lanes also provides an opportunity to reallocate
space to other modes of transportation and streetscape improvements.®%19 |n 2018, MDOT SHA reduced the travel lanes on Georgia
Avenue between | 495 and MD 193 from 12-foot lanes to 10-foot lanes. The sector plan recommends extending those lane diets on
Georgia Avenue as far south as Spring Street, the northern border of the Central Business District (CBD) and southern boundary of the
sector plan.

With the long-term transformation of Georgia Avenue to a complete street, this master plan recommends 10-foot-wide travel lanes and
12-foot-wide transit lanes. The reduction in lane widths provides an opportunity to increase safety for road users by slowing speeds and
reducing pedestrian crossing times. It also allows reallocation of right-of-way to improve safety for all users by providing adequate width
for sidewalks, bikeways, medians, and buffers.

Reducing Speed on Georgia Avenue

Target speeds serve as a key factor for determining design speeds, influencing operating speeds, and serving as a reference for
establishing speed limits. Chapter 49 of the Montgomery County Code identifies target speeds to provide consistency among the design
characteristics of a roadway, its operating speed, the speed limit, and the required safety and mobility for all road users. The target and
design speed ranges identified in Chapter 49 are intended to capture a broad range of conditions, are not suitable to every situation and
may be periodically revised to meet the needs of the county.

8 National Association of City Transportation Officials, Urban Street Design Guide: 34.

° Ingrid Potts, Douglas W. Harwood, and Karen R. Richard, “Relationship of Lane Width to Safety on Urban and Suburban Arterials,” accessed April 5, 2018,

https://nacto.org/docs/usdg/lane_width_potts.pdf.
10 Kay Fitzpatrick, Paul Carlson, Marcus Brewer and Mark Wooldridge, “Design Factors that Affect Driver Speed on Suburban Arterials,” accessed April 5, 2018,

https://nacto.org/docs/usdg/design_factors_that_affect_driver_speed_fitzpatrick.pdf.



Although Georgia Avenue is a state road, the county’s road standards provide context to evaluate appropriate speeds on a multimodal
corridor such as Georgia Avenue, which is classified as a major highway in the Master Plan of Highways and Transitways. Chapter 49 of
the County Code identifies the target speed on a major highway in an urban area as 25 miles per hour and 35-to-40 miles per hour in a
suburban area. This master plan recommends the reduction of target speeds on Georgia Avenue to 30 miles per hour, consistent with
the lower range of the target speed identified in the County Code. In summer of 2019 MDOT SHA announced that it planned to reduce
the speed limit on Georgia Avenue between Veirs Mill Road and Cherry Valley Drive from 35-50 mph to 25-45 mph. This segment is just
outside the sector plan boundary, and this sector plan recommends extending the speed reduction on Georgia Avenue further south to
include the entire sector plan area.

Pursuant to Maryland State Law Subtitle 8 Section 21-803, a local authority may alter speed limits on a state highway with the approval
of the SHA if, based on an engineering and traffic investigation, the local authority determines that the maximum speed limit exceeds or
is less than reasonable or safe under existing conditions. The local authority may then establish a reasonable and safe maximum speed
limit with the approval of MDOT SHA.

Automated Enforcement

The Montgomery County Police Department’s Safe Speed program is an automated speed enforcement program that enforces speeds in
residential areas through speed cameras. Currently, there are no speed cameras on Georgia Avenue in the Forest Glen and Montgomery
Hills Plan Districts. However, permanent speed cameras have been installed in both directions on Georgia Avenue between 16th Street
and Spring Street as a measure to slow traffic speeds approaching downtown Silver Spring to the south and the Montgomery Hills
commercial center to the north. This sector plan encourages the Montgomery County Police Department to add Georgia Avenue as a
Speed Camera Corridor as part of the Safe Speed Enforcement program. Other Maryland State Highways, including Colesville Road,
Georgia Avenue and Connecticut Avenue are designated speed camera corridors.

Additionally, the sector plan identified local roadways in the sector plan area that given their connectivity, geometric and relationship to
Georgia Avenue may be roadways that experience speeding and other unsafe traffic behaviors. This plan recommends MCPD evaluate
the following roadway segments for temporary and/or permanent speed camera installation.

Georgia Avenue between August Drive (near church/private school St. John the Evangelist) and Tilton Drivee.
Woodland Drive between August Drive and the Capital Beltway.

Dale Drive between Georgia Avenue and Colesville Road.

Second Avenue between Linden Lane and Spring Street.

O O O O

These corridors are identified on a map in the sector plan and are recommended for further study of travel speeds and potential traffic



calming mitigation.

Reducing Turning Speeds along the Corridor
One way to improve pedestrian safety at intersections is to reduce the crossing distance at intersections which decreases the exposure
to potential conflicts with motorists, especially those making turns in the intersection. Curb extensions, also known as bulb outs, are
effective are reducing the crossing distance and can also make pedestrians queuing on the corner more visible to motorists by bringing
the curb closer to the motorists’ field of vision. Even simply tightening the curb radii can make a difference as the tighter the curb radius,
the slower the motorist must ,,,,,,,1ss0000000000.,drive to navigate the turn with precision.
In urban areas, the ideal curb radius is no larger than 15 feet. This can be too tight for
trucks and buses. On corridors with higher volumes of larger vehicles, a curb radius of
20 feet can be an effective treatment and navigable for vehicles of all sizes.

Curb extensions can be most easily installed where there is space for on-street parking,
the curb extension can repurpose the area closest to the intersection (Figure 3). It is
important to note that this design treatment does not remove a legal space, as
intersections should be clear as far back at 50 feet from the intersecting roadway to
provide adequate visibility for vehicles queuing at the intersection. The following
locations haven been identified as potential locations for curb extension treatments.
Additional study will be needed before implementation.

o Dexter Avenue (fire hydrant south side)
Hildarose Drive
Belvedere Boulevard
Locust Grove Road (remove channelization island when median on Georgia Avenue installed)
Flora Lane
Corwin Drive
Grace Church South
Highland Drive
Woodside Parkway
Noyes Drive
Ballard Street

Figure 3: Curb extensions in Oxnard, CA
Credit: PBIC Image Library, Dan Burden

O O O O O o0 O O 0O O

Traffic Calming Studies
This plan recommends Montgomery County Department of Transportation (MCDOT) initiate operational traffic studies of key parallel



side streets to consider traffic calming treatments (see Figure 4). These studies should capture and analyze current traffic speeds and
identify strategies that align with the county’s Vision Zero Initiative and the 2018 Bicycle Master Plan. Speed reduction strategies
identified should reflect the current best practices and should not decrease access for bicyclists and pedestrians''. While maintaining
access and connectivity in the road network is important, excessive vehicle speeds on the side streets are detrimental to safety and the
residential character of the neighborhoods surrounding the Georgia Avenue corridor.

o East Side of Georgia Avenue
Woodland Drive (Medical Park Drive to Forest Glen Road and Flora Lane to Spring Street)
Woodland Drive Extended (B-1: Medical Park Drive to Dennis Drive)
Dale Drive (Georgia Avenue to Colesville Road)
Forest Glen Road (Georgia Avenue to Sligo Creek Parkway)
Medical Park Drive (Georgia Avenue to Dennis Avenue)
This plan confirms MCDOT'’s proposed all-way stop configuration at the intersection of Tilton Drive and Woodland Drive to
slow traffic.
o West Side of Georgia Avenue
o Locust Grove Road (Georgia Avenue to Second Avenue)
Columbia Boulevard (Seminary Road to 16" Street)
Forest Glen Road (Capital View to Georgia Avenue)
First Avenue (16 Street to Spring Street)
Second Avenue (Lansdowne Way to Riley Road and Linden Lane to Spring Street)
Seminary Road (Georgia Avenue to Forest Glen Road)

O O O O O O

O O O O O

11 Note, traffic calming strategies are limited on minor arterials and restricted on arterials.
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Figure 4: Traffic Calming Map
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Further Study for Speed Enforcement

Reducing the traveling speed of vehicles is a key
component to ensuring safety for all modes of travel.
Since 2013, the Montgomery County Police Department
(MCPD) has successfully deployed several speed
enforcement cameras as part of its Safe Speed campaign.
Cameras were installed on Georgia Avenue in both
directions within the Woodside Park District. Speed
cameras are effective at slowing vehicular speed,
because the technology is automatic, unbiased and
consistent. This plan recommends MCPD evaluate the
following roadway segments for temporary and/or
permanent speed camera installation.

eGeorgia Avenue between August Drive (near
church/private school St. John the Evangelist) and Tilton
Drive.

e\Woodland Drive between August Drive and the Capital
Beltway.

eDale Drive between Georgia Avenue and Colesville Road.
eSecond Avenue between Linden Lane and Spring Street.

Reducing Conflicts
Consolidate Driveways on Georgia Avenue

The frequency of driveways along Georgia Avenue
presents the potential for conflicts among different

travel modes. Driveways interrupt pedestrlan and bicycle travel and introduce numerous and sometimes unexpected vehicle turns into

and out of through-traffic.
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Redevelopment opportunities along Georgia Avenue should consolidate or eliminate driveways to reduce conflicts among travel modes.
New driveways should be considered only in conjunction with the removal or reduction of existing driveways. The following existing
driveways should be considered for removal:

e East Side of Georgia Avenue

¢ Close the private driveway immediately opposite Seminary Place (could be consolidated with existing parking lane egress
driveway).
e West Side of Georgia Avenue
¢ Close middle entrance to Seminary Plaza Shopping Center (immediately south of the car wash).
e On-street parking lane and its driveways between Seminary Place and Seminary Road. Drycleaners property and Montgomery
Hills Shopping Center.

e Close Georgia Avenue driveway onto Montgomery Hills Shopping Center (northwest corner of Georgia Avenue and Seminary
Road).

Road Safety at the Beltway Interchange

The cloverleaf design of the interchange negatively impacts traffic safety. This design forces weaving maneuvers for motorists attempting
to merge on and off the Beltway. Motorists exiting the inner-loop traveling northbound on Georgia Avenue have limited distance to
merge into northbound Georgia Avenue traffic. This situation is complicated by northbound Georgia Avenue traffic attempting to merge
onto the outer loop on-ramp all within the same space.

The plan recommends evaluation of two Beltway interchange design alternatives to improve safety and traffic flow. These design
alternatives are recommended for further study. Recognizing that transportation planning and design is a rapidly evolving field, it may be
determined that, after additional study, a design treatment unique from what is described below would potentially be more effective at
improving safety and traffic flow. Should that be the case, the new treatment should be considered for implementation.

12



Figure 5: Beltway Existing Condition

Short-term Design Alternative: Beltway Ramp Reconfiguration
Removing the existing southeast cloverleaf (Beltway inner loop off-ramp to northbound Georgia Avenue) will eliminate the weaving that
occurs between motorists merging onto the outer-loop (westbound) ramp and those motorists exiting the inner loop of the Beltway
headed northbound on Georgia Avenue. This change will improve safety on Georgia Avenue approaching and beneath the Beltway
underpass. Motorists exiting the inner-loop and heading northbound on Georgia Avenue would share an expanded inner-loop off-ramp
where southbound Georgia Avenue traffic is routed today. This reconfiguration is expected to improve safety and could potentially
improve traffic flow on Georgia Avenue northbound as merging would no longer be an issue.

o Remove the existing southeast cloverleaf.

13



Re-route inner-loop off-ramp traffic northbound onto Georgia Avenue to existing inner-loop off-ramp southbound onto Georgia
Avenue. Use the existing traffic signal to protect left-turning northbound traffic onto Georgia Avenue.

Evaluate measures to improve safety for pedestrians crossing the Beltway ramps on the east side of Georgia Avenue. Such
measures could include a pedestrian-actuated signal to increase pedestrian visibility and improve vehicular stop-compliance.
Undertake a traffic study to determine potential impacts on both traffic safety and traffic flow on Georgia Avenue and the
Beltway.

Long-term Design Alternative: Diverging Diamond Interchange

A diverging diamond interchange (DDI) is an interchange design in which traffic from the lower classified street crosses over to the
opposite side of the road to make a free left turn onto the freeway. Installation of this treatment would result in a complete overhaul of
the access to the Beltway and would replace all existing cloverleaf on- and off-ramps. The DDI would be installed beneath the Beltway

overpass.
o Implementation of the DDI would remove the three cloverleaf on/off ramps.
o Implementation of the DDI would keep the existing slip lanes (northbound Georgia Avenue, southbound Georgia Avenue)
o Install signage and pavement markings in advance of the DDI on either end of Georgia Avenue to help motorists choose the
correct lane as early as possible.
o Maintain and improve the existing pedestrian and bicycle bridge on the west side.
o Install a new pedestrian and bicycle bridge on the east side.

14



Figure 6: Design Alternative 1 — Beltway Ramp Reconfiguration




Figure 7: Design Alternative 2 — Divergent Diamond Interchange




Montgomery Hills Main Street Concept

The Montgomery Hills segment of the Georgia Avenue corridor has been studied in pursuit of making it safer for all transportation modes
and improving the flow of vehicular traffic. The 2000 North and West Silver Spring Master Plan dedicated an entire section of the
document to the study of Georgia Avenue as it runs through Montgomery Hills (Forest Glen Road to 16™ Street).

This plan carries forward the previous plan vision with modifications to reflect current best practices. The Montgomery Hills District is
envisioned as a walkable grid with Georgia Avenue serving more as a main street for local residents rather than a pass-through for
regional commuters.

The Maryland State Highway Administration (MDOT SHA) is completing a comprehensive study and redesign of the segment of Georgia
Avenue between Forest Glen Road and 16 Street in response to the county’s master plan concept. The MD 97 Georgia Avenue
Montgomery Hills Study aims to incorporate public feedback along with a conceptual cost-engineering analysis of the preferred design
alternative. This plan confirms the design elements of the MDOT SHA project in the interim term, while supporting a more robust design
in the long term?2.

MDOT SHA Preferred Alternative (Interim-Term)

The road segment design elements listed below are what have been confirmed by MDOT SHA staff as of March 19, 2019. This section will
be updated when the final project is revealed to the public.

o Maintain the master-planned 120-foot of right-of-way on Georgia Avenue.

o Narrow interior travel lanes to 10-feet wide maximum; 11-feet maximum for curb lanes.

o Remove the reversible lane configuration.

o Install a landscaped median to separate the two directions of traffic, create turn pockets for left turn lanes and provide
pedestrian refuge at signalized intersections.

o Onthe west side of Georgia Avenue, install a 12-foot sidepath and a six-food landscape buffer.

o On the east side of Georgia Avenue, install an 8-foot sidewalk.

o Remove the southbound slip lane of 16™ Street and realign southbound 16 Street with present alignment of northbound 16t
Street.

Plan Vision (Long-Term)
This plan’s vision for Georgia Avenue within Montgomery Hills builds on the previous plans, projects and studies, each of which visualized
a more walkable and bikable transportation network. The plan advances the vision for Georgia Avenue by designating this segment as a

12 At the time of this draft, MDOT SHA has not publicly shared a final, preferred alternative. What is included reflects what was shared publicly at the Planning Board
Meeting March 19, 2019. The announcement for the final preferred alternative is expected in winter of 2020.

17



main street corridor with key design elements, including the following:
o Designated spaces for all travel modes.
o Designated space for high-end bus rapid transit station furniture.
o Aesthetically pleasing buffers between motorized and non-motorized traffic with street trees and understory vegetation.
o Along the west side of Georgia Avenue install a concrete grade-separated buffer between the two-way separated bike
lane and vehicular traffic. Behind the separated bike lane will be a buffer and 6-foot (minimum) sidewalk.
o Along the east side of Georgia Avenue, install a 6-foot buffer (ideally with street trees) and at least a 6-foot sidewalk.
o Pedestrian-scale lighting.
o Relatively short blocks to improve navigation throughout the corridor; these blocks are created by spacing crossings ideally no
more than 300 to 500 feet apart to facilitate safe crossings for all modes, especially pedestrians and bicyclists.
o A street grid with north/south and east/west options that improves both local and regional travel through the corridor.

Main Street Grid
The long-term vision assumes implementation of all short-term or interim recommendations. Building on the short-term improvements,
the vision further improves the pedestrian level of comfort and the bicycle level of traffic stress by providing more separation between

these two modes.

To improve circulation, the sector plan envisions a more connected street network on the west side of Georgia Avenue with
redevelopment. Several new roadways are recommended to intersect with Georgia Avenue that should be evaluated for new protected
pedestrian crossings. Providing more frequent crossings for both vehicles and non-motorized transportation modes on Georgia Avenue
would improve the walking experience, while increasing safety for all modes as they travel through and across the corridor.

The plan recommends a new grid of business district roadways, Montgomery Hills Connectors (B-2, B-3, and B-4) with redevelopment of
the Seminary Shopping Plaza.
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Figure 8: Main Street / Grid Concept
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Note: The streets shown on this image are for illustrative purposes only and do not show a finalized alignment. New roadways will be implemented as part of redevelopment of the
appropriate properties and will need to conform to the current design standards set forth in the Complete Street Policy and MCDOT design guidelines.

e Improve bicycle and pedestrian conditions along Georgia Avenue.

Install a three-foot-wide buffer from vehicular traffic (horizontal/vertical), an 8-foot two-way separated bike lane and six-
foot-wide sidewalk on the west side of Georgia Avenue

e Implement a grid of new business district roadways, the Montgomery Hills Connectors (B-2, B-3 and B-4)

Provide a business district roadway (B-2) parallel to Georgia Avenue on the west side of the corridor, between the
northern limits of the Seminary Place Shopping Center and Seminary Road. This roadway will provide a parallel route to
Georgia Avenue and is recommended to align north-south such that it establishes a new connection between Seminary
Road and the northern edge of the Seminary Place Shopping Center. It is not intended to connect to Locust Grove Road.
This will likely only be achievable with redevelopment of one or more of the following properties: the shopping center,
Shell gas station, Montgomery Hills Carwash, Sniders Grocery Store and the volunteer fire department.
The intention of the Montgomery Hills Connectors (B-2, B-3 and B-4) business district roads is to achieve a true grid on the
west side of Georgia Avenue in the Montgomery Hills District. B-4 is envisioned to connect to B-3 and align with the
intersection of Flora Lane and Georgia Avenue.
B-4 is envisioned to connect to B-3 and align with the intersection of White Oak Drive and Georgia Avenue.
All roadways should be developed to meet the standards of a business district roadway with two travel lanes and
dedicated space for comfortable walking on both sides of the street. Dedication for low-stress (LTS-2) bicycle facilities and
on-street parking should also be explored. At the time of this sector plan, the minimum master planned right-of-way for a
business district street is 60 feet. Note that specific recommendations for turn lanes and bicycle facilities are not
identified. At the time of redevelopment, these issues will need to be resolved.
All three roadways would only be realized with redevelopment of the Seminary Place Shopping Center, the Shell gas
station and the car wash on the west side of Georgia Avenue. The configuration should be studied after the
implementation of one of the design alternatives for the Beltway interchange outlined earlier in this section.
With the installation of Montgomery hills Connector B-2, it may be beneficial to abandon or close segments of existing
roadway that intersect with Seminary Road and/or Seminary Place at intersections that are deemed too close to Georgia
Avenue for safety and circulation reasons. Examples of potential closures or operational modifications anticipated by this
plan include:

e Columbia Boulevard: This segment may be modified from its existing two-way operation between Seminary Road

and 16™ Street, to operate as a one-way southbound street.
e Selway Lane: This segment may be modified from its existing two-way operation to operate as a one-way
northbound street if the new north-south roadway is constructed. Restricting the access should not impede
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loading access to the businesses located between Seminary Place and Seminary Road. Altering the operation could
also create additional space for a buffered sidewalk on one side of Selway Lane. If the Seminary Place Shopping
Center redevelops, improving bicycle and pedestrian access between the shopping center and Kermit Road should
be explored by MCDOT. If the Montgomery Hills Shopping Center parcels consolidate and/or redevelop, and access
on Selway is no longer needed, this may be another reason to explore its abandonment.
If the recommended parallel route to Georgia Avenue is realized on the west side (B-2), additional roadway segments are
recommended to align and connect with White Oak Drive and Flora Lane. These roadways are intended to be business
district roads that provide dedicated space for pedestrians and motor vehicles (B-3 and B-4, respectively). Dedicated
bicycle facilities and on-street parking should also be considered. Study of protected crossings at these new intersections
with Georgia Avenue is also recommended. These recommendations are likely dependent on consolidation and/or
redevelopment of the Seminary Place Shopping Center, the gas station and the car wash properties.
If the southbound slip lane of 16t Street is removed, a pedestrian and bicycle-only protected crossing is recommended for
study at Luzerne Avenue and Georgia Avenue. This crossing is also discussed in more depth in the New Trail Connections
subsection of the technical appendix.
Restore left turn movements at Forest Glen Road and Seminary Road in the peak periods. Modeling efforts conducted for
the sector plan determined that this could be achieved if the left turning movements are permitted during the peak period
in the peak direction only. This condition be re-evaluated after the Interim-term recommendations are realized and when
improvements are made to the Beltway interchange.
Reduce curb radii where possible to 15 feet to reduce turning speeds of vehicles and improve safety for pedestrians
crossing the roadway.
Install curb extensions where feasible to make pedestrians waiting to cross more visible to motorists and to reduce
exposure in the crossing.
Study the potential improvements and impacts of repurposing one of the four southbound lanes (curbside or median
alignment) for a peak-direction bus rapid transit guideway.

Multiple-Threat Conflicts

Pedestrians crossing Georgia Avenue regularly encounter dangerous conflicts with vehicles, transit buses, and commercial trucks.
Limiting conflict between pedestrians and vehicles and eliminating injuries is a key component of both the Forest Glen/Montgomery Hills
Sector Plan and the plan’s Vision Zero goal.

The level of protection and safety provided by pedestrian facilities in the Georgia Avenue corridor varies widely by intersection. Multiple-
threat pedestrian conditions exist where crosswalks (both marked and unmarked) span multilane roads, requiring vehicles in multiple
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travel lanes to stop for pedestrians. These are called multiple threat because while one vehicle may stop for a pedestrian attempting to
cross, that stopped vehicle may be blocking the sight lines of the pedestrian crossing and an approaching vehicle in adjacent lane,
thereby creating a potential conflict and unsafe crossing condition (see Figure 9 below). Although multiple-threats are most common at
mid-block and unsignalized pedestrian crossings, such conditions can also occur at fully signalized and protected crossings.

Driver awareness and pedestrian visibility are critical factors in preventing multiple-threat conflicts. Motorists should be alerted to the
presence of pedestrian crossings through signage (e.g. rapid pedestrian flashing beacons) and advance stop/yield lines (20-30 feet from a
marked crosswalk). When crossing, pedestrians should actively scan for vehicles in outside lanes that are not slowing or observing
cautionary signage. ldentifying and improving crossings that include multiple-threat conflicts is key to achieving Montgomery County’s
Vision Zero objectives.

During the planning process multiple-threat conflicts were observed at four unprotected pedestrian crossings on Georgia Avenue:

Noyes Drive and Georgia Avenue: The Noyes Drive crossing is heavily used on Friday evenings, Saturday mornings and afternoons, and
Jewish holidays, as it provides direct access to the Woodside Synagogue on the northeast corner of the intersection. The Woodside
Synagogue is an Orthodox Jewish congregation. Congregants of the synagogue strictly observe the laws of the Jewish Sabbath, and
therefore refrain from operating machinery of any kind from Friday at sunset until Saturday nightfall. During the Sabbath members of the
congregation do not drive, engage in commercial activities, or operate electronic or electric devices of any kind. These also apply to
certain major Jewish Holidays throughout the year. For this reason, the protected crossing treatment selected and designed for this
intersection should not require pedestrians to activate the traffic control device with a button, switch, or other electrical device during
the Sabbath. Members of the congregation should be included in the discussions of this protected crossing’s design

Tilton Drive and Georgia Avenue: One of the largest multi-unit residential developments in the sector plan area is located on the west
side of the street. Pedestrians cross here and between this intersection and the intersection at Forest Glen Road to access Metrobus
stops. A protected crossing here would benefit the most people directly (based on Pedestrian Level of Comfort analysis) and could
potentially improve access for all travel modes originating on the east side of Georgia Avenue, due to low network connectivity within
the Forest Glen East neighborhood.

Belvedere Boulevard and Georgia Avenue: Pedestrians frequently cross at this location accessing General Getty Park and the Metrobus
stops.

Luzerne Avenue at Georgia Avenue: The MC React Map developed for public engagement of the sector plan recorded a comment (which
received additional “likes” from participants) that described the challenges residents endure when crossing from the east side to the
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west side to access Woodlin Elementary School, the shopping center on the west side of Georgia Avenue and the daycare and church
located at the southwest corner of the 16™ Street slip lane and Georgia Avenue.

Figure 9: Multi-Threat Scenario

_ -

PEDESTRIAN AND BICYCLE INFRASTRUCTURE

Overall, the look and feel of Georgia Avenue throughout the plan area feels auto centric and unwelcoming to non-motorists. Walking and
biking along Georgia Avenue are stressful due to an intermittent lack of buffer and/or separation from motorists, high volumes of motor

vehicles, narrow and frequently obstructed sidewalks and a lack of tree canopy and other greenery. It is also stressful due to the number
of lanes to cross (six, sometimes seven lanes) on Georgia Avenue, lack of median refuge when crossing multiple lanes, minimum crossing
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time at signalized intersections, unmarked crosswalks on some legs of the intersection, inadequate queuing space, lack of adequate gaps
in traffic at uncontrolled intersections, inadequate ADA access, and cars “trapped” during peak hours in the intersection due to spillback
can block designated pedestrian crossings (especially within the Montgomery Hills area).

Walking and biking conditions within the neighborhood are inconsistent. Some streets have gaps in the sidewalk network others have
sidewalks, but they may be narrow or obstructed by utility poles or mailboxes. Buffers, if they are present, range in width; some provide
adequate width (5-6ft) while others are barely there (less than 2ft). Motorists speeding through neighborhoods make pedestrians
uncomfortable, especially walking and biking on roads without a designated space for active transportation users.

This plan applies a new analysis tool, the Pedestrian Level of Comfort, developed by the Department’s Functional Planning and Policy
Division, to identify potential strategies to improve safety and comfort, which can also be used to evaluate and prioritize recommended
facility improvements.

Pedestrian Network: Pedestrian Level of Comfort Analysis
The Pedestrian Level of Comfort (PLOC) analysis tool was created by the Montgomery County Planning Department for two reasons:
1. To identify locations in the existing walking network that are uncomfortable due to inadequate or incomplete sidewalks and
crossings.
2. To quantify how different investments will increase connectivity.

The approach was inspired by the Bicycle Level of Traffic Stress (LTS) analysis conducted in support of the Montgomery County Bicycle
Master Plan. The PLOC is a work in progress. The Planning Department will be retaining assistance from a private contractor in FY 2019 to
refine the methodology and the metrics that will be used to evaluate pedestrian connectivity. The following sections describe the PLOC
analysis and supporting evaluation metrics as they exist in the fall of 2019.

Pedestrian Connectivity Methodology

PLOC scores range from High-Quality to Unacceptable.
o High-Quality: This walking environment enables parents to walk with young children with a moderate level of supervision.
o Acceptable: This walking environmental is comfortable for families, but parents would hold the hands of young children.
o Unacceptable: This walking environment is uncomfortable, and most adults will only walk if they have no other option.

Sidewalks and crossings are scored based on a “weakest link” approach in which the comfort of a segment of the network is governed by
its most uncomfortable characteristic. For example, along the north side of Randolph Road, south of Selfridge Road, a lack of an
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adequate buffer width between the sidewalk and the road gave the walking routes on both sides of the street an “unacceptable” rating.

Sidewalk and street crossings are evaluated using different methodologies. Sidewalk scoring considers the following inputs:
e Adjacent Land Uses
o Urban
= Mixed-use or high-density land use zones
= % mile of rail or 1/4-mile bus rapid transit
o Suburban
Walkway Width (sidewalk or sidepath):
o Lessthan 3.5 feet
o 3.5toless than 5 feet
o 5 feet to less than 8 feet
o 8 feet or more
Walkway Type
o Pedestrians only
o Shared with bicyclists
Walkway Quality:
o Presence of a buffer that is at least 5 feet wide
o Frequency of obstructions
Traffic Volume on Adjacent Roadway

Each leg of the intersection is analyzed as a separate street crossing. Street crossings are scored using the following inputs:
e Adjacent Land Uses
o Mixed-use or high-density land use zones
o ¥ mile of rail or 1/4-mile bus rapid transit
e Presence of Traffic Control
o Traffic signal
o Stopsign
o None
e Presence of a Right Turn on Red Restriction
e Cross Street Characteristics
o Number of lanes
o Posted speed limit
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e Presence of a Median
e Presence of a Crosswalk Marking

Montgomery Hills Forest Glen Small Area Master Plan Pedestrian Scenarios

In addition to evaluating existing conditions, pedestrian connectivity is evaluated based on conditions that would exist upon
implementation of the master plan recommendations. These recommendations include improvements such as reducing speed limits,
installing buffers between the roadway and sidewalks along Georgia Avenue, and providing safe pedestrian crossings along the corridor.

Pedestrian Connectivity Analysis

Three approaches are used to evaluate pedestrian connectivity. The first analysis evaluates the connectivity between dwelling units and
nearby destinations within a given walkshed. A second analysis measures access to retail and commercial attractions. Finally, a third
analysis evaluates how well dwelling units are connected public transit by measuring connectivity between dwelling units and the closest

bus stop pair.

Destination Connectivity Methodology

The destination connectivity analysis identifies how recommended long-term improvements may impact pedestrian access to specific
destinations. Connectivity is measured by comparing the number of dwelling units accessible to a destination under various scenarios
(existing conditions and fully implemented long-term recommendations) to the number of dwelling units accessible to a destination in
the “fully walkable” scenario. A distance of 0.5 miles from the destination along the “fully walkable” pedestrian network is used to
generate the catchment area for all scenarios. The network for each scenario is based on those segments of the pedestrian environment
that are considered to have at least an “acceptable” PLOC score.
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Table 1: Destination Pedestrian Connectivity Analysis

Destination Name

Residential Dwelling Units

Schools Base Existing % Plan Recommendations %
Flora M. Singer 198 191 96% 198 100%
Woodlin 380 334 88% 342 90%
Hospital Base Existing % Plan Recommendations %
Holy Cross Hospital 430 222 52% 393 91%
Forest Glen Metro Base Existing % Plan Recommendations %
North Entrance 1044 152 15% 914 88%
South Entrance 1127 72 6% 939 83%
Total 2171 224 10% 1853 85%
Nearby Parks Base Existing % Plan Recommendations %
Fairview 686 515 75% 561 82%
Forest Glen 289 73 25% 272 94%
Forest Grove 445 385 87% 417 94%
General Getty 1494 453 30% 1246 83%
McKenney Hills 201 189 94% 198 99%
Montgomery Hills 736 476 65% 669 91%
Sligo Creek 2 178 145 81% 145 81%
Sligo Creek 3 332 255 77% 255 77%
Sligo Creek 4 405 270 67% 273 67%
Sligo Creek 5 344 296 86% 314 91%
Sligo Creek 6 407 283 70% 363 89%
Sligo Creek 7 491 461 94% 482 98%
Sligo Creek 8 470 408 87% 439 93%
Woodside 759 436 57% 598 79%
Retail/Commercial Base Existing % Plan Recommendations %
Number of Units with High 815 0 0 751 929%

Access to Commercial/Retail
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Retail/Commercial Connectivity Methodology
Connectivity to retail and commercial destinations was measured by comparing access to the total square footage under existing and
master plan scenario conditions.

Transit (Bus) Connectivity Methodology

Since people are most likely to access bus stops on both sides of the road, bus stop pairs that serve opposing directions are evaluated
together. For each bus stop pair, the number of residential units within the 0.5-mile catchment area that are connected to both bus
stops is determined for both existing conditions and the long-term phase of the plan. These figures are then compared to the “fully
walkable”, or base scenario, to determine the level of connectivity. Under existing conditions, there are zero bus stop pairs that are
accessible from both sides of the street. The results in Table 2 show that with the provision of additional protected crossings, such as
signalized intersections and other intersection improvements, recommended in the long-term scenario pedestrian connectivity grows
significantly for most bus stop pairs.
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Table 2: Bus Stop Pedestrian Connectivity Analysis

Bus Stop Description Station Pair ID Base Conditions Plan Recommendations
Dual NB Dual NB  SB
Connectivit Onl 5B Only Connectivity Onl Onl
¥ ¥ Percent ¥ ¥

GEORGIA AVE & DENNIS 1 58 0 0 83% 5 0

AVE

GEORGIA AVE & DEXTER ) 47 0 0 26% 0 35

AVE

GEORGIA AVE & AUGUST o

DR/HILADROSE 3 586 14 0 98% 18 0

GEORGIA AVE & BELVEDERE 4 305 3 0 20% 54 121

BLVD

GEORGIA AVE & TILTON o

DR/AMERICANA FINNMARK > 496 > 0 100% > 0

GEORGIA AVE & FOREST o

GLEN RD 6 301 0 0 75% 1 5

GEORGIA AVE & SEMINARY o

PL/SEMINARY RD / >30 9 2 97% 10 2

GEORGIA AVE & LUZERNE 3 152 0 43 62% 20 40

AVE

GEORGIA AVE & GRACE o

CHURCH RD 9 89 43 0 73% 0 0

GEORGIA AVE & HIGHLAND 10 493 0 0 38% 0 0

DR

GEORGIA AVE & NOYES DR 11 164 0 0 51% 0 0

GEORGIA AVE & BALLARD ST 12 512 13 0 1% 111 0
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Sidewalk Recommendations

The results of the PLOC analysis helped to both identify new and vet proposed changes to the pedestrian network. The following includes
a list of sidewalk projects.
a. Improve sidewalks on major highways
i. Improve existing sidewalks along 16" Street such that all sidewalks are at least 6 feet wide, are buffered by a 6-foot tree
lawn, and a free of obstructions.
ii. Close the sidewalk gap on 16" Street between Grace Church Road and Georgia Avenue with sidewalks on both sides that are
at least 6 feet wide, are buffered by a 6-foot tree lawn, and are free of obstructions.
b. Improve sidewalks on arterial roadways
i. Widen sidewalks to a minimum 6-feet, install a minimum 5-foot landscaped buffer, and remove all obstructions from
sidewalks on both sides of Forest Glen Road from Georgia Avenue to Seminary Road.
ii. Improve walking conditions on Forest Glen Road east of Georgia Avenue
1. Interim Term: Close the sidewalk gap between Forest Grove Road and Sligo Creek Parkway on the north side of the
roadway by installing a 6-foot (minimum) sidewalk. (Included in the Forest Glen Passageway CIP project)
2. Long Term: Improve existing sidewalks along Forest Glen Road such that all sidewalks are at least 6-feet wide, are
buffered by a 6-foot (minimum) tree lawn, and free of obstructions.
iii. Widen sidewalks on both sides of Seminary Road from Georgia Avenue to Forest Glen Road and install a minimum 6-foot
landscape buffer on the north side of Seminary Road from Georgia Avenue to Sutton Place.
iv. Widen sidewalks to a minimum of 6-feet, install a minimum 6-foot landscaped buffer, and remove all obstructions from
sidewalks on both sides of Columbia Boulevard from Georgia Avenue to Flora Lane.
v. Improve pedestrian and bicycle conditions along Dale Drive from Georgia Avenue to Colesville Road. A study for both long-
and short-term interventions is underway by MCDOT.
c. Close key sidewalk gaps in the pedestrian network
i. Install continuous sidewalks on both sides of all residential streets which provide a connection between existing and
proposed transit stops/stations, retail centers, schools, parks and community facilities.
d. Improve existing sidewalks on business district streets

i. Install 6-foot (minimum) buffers on Spring Street from Georgia Avenue to 1% Avenue.
e. Improve existing sidewalks on residential streets
i. Install buffers at least 5 feet in width on the south side of Medical Park Drive between Georgia Avenue and Green Holly
Terrace.
ii. Widen the existing sidewalks on Dexter Avenue to a minimum of 5 feet from Georgia Avenue to McKenny Avenue.
iii. Install 5-foot (minimum) sidewalks with 5-foot (minimum) landscaped buffer on the west side of McKenney Ave between
Dexter Avenue and Hildarose Drive. Widen the sidewalks on the east side of McKenny Avenue from Dexter Avenue to at least
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5 feet wide Belvedere Boulevard. Widen sidewalks on the west side of McKenny Avenue from Hildarose Drive to Belvedere
Boulevard to at least 5-feet wide.
iv. Widen sidewalks on Hildarose Drive from Georgia Avenue to McKenney Avenue to at least 5 feet.
v. Widen sidewalks on Belvedere Boulevard from Georgia Avenue to Arthur Avenue to at least 5 feet.
vi. Install 5-foot (minimum) sidewalks with 5-foot (minimum) buffers on both sides of Arthur Avenue from Georgia Avenue to
Belvedere Boulevard.
vii. Widen sidewalks to a minimum of 6 feet on both sides of Flora Lane from Georgia Avenue to Columbia Boulevard.
viii. Install 6-foot (minimum) buffers on both sides of White Oak Drive between Georgia Avenue and the alley behind the
shopping Centers.
ix. Widen sidewalks to a minimum of 6 feet, install a minimum 6-foot landscaped buffer, and remove all obstructions from
sidewalks on both sides of Seminary Place from Georgia Avenue to Second Avenue.
X. Install 6-foot (minimum) sidewalk with 5-foot (minimum) buffers on Luzerne Avenue from Georgia Avenue to Woodland
Drive.
xi. Install 6-foot (minimum) sidewalks with 6-foot (minimum) buffers on Woodland Drive from Medical Park Drive to August
Drive, and Ballard Street to Spring Street
xii. Install 6-foot (minimum) sidewalks with 6-foot (minimum) buffers on Grace Church Road N from Georgia Avenue to 1
Avenue.
xiii. Install 5-foot (minimum) sidewalks with 6 -foot (minimum) buffers along Highland Drive from Georgia Avenue to 1% Avenue.
xiv. Improve walking conditions Ballard Drive from Georgia Avenue to Woodland Drive. Widen the sidewalk and buffer on the
south side such the both are at least 6-feet wide. Install 6-foot (minimum) sidewalks with 6-foot (minimum) buffers on the
north side.
xv. Install 5-foot minimum sidewalks with 5-fot minimum buffers on the north/east side of 2" Avenue between Highland Drive
and Grace Church Road.

First Tier Priorities for New Sidewalks

One of the purposes of developing a geo-databased analysis tool like the PLoC is to analyze and rank projects that, given their location in
the network, will have the highest benefit for pedestrians. Queries were developed and run to determine which sidewalk improvement
projects would connect the most parcels to important local destinations, such as transit stops and stations, neighborhood retail centers,
schools, places of employment and parks. Based on this analysis, five roadways were identified as first-tier priority projects for
implementation. A description of the analysis results for each roadway is included below, followed by a table showing the relative
ranking for each segment within the roadways identified.
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Georgia Avenue

Improve the existing sidewalks on Georgia Avenue such that they are at least 6 feet wide and are buffered by a 6-foot landscaped buffer.
In some road segments, such as in front of Grace Church, this width may not be feasible due to the proximity of the grave sites and other
sensitive historic resources. However, every effort should be made to achieve the master-planned right-of-way and incorporate a
comfortable, pedestrian-scale streetscape.

Other considerations to make the walking experience on Georgia Avenue more comfortable include:
e Remove or relocate obstructions in the sidewalk
e Lowering the target speed on Georgia Avenue to no faster than 30 miles per hour.
e Planting trees in the median.

Forest Glen Road
Widen existing sidewalks to a minimum of 6 feet, install a minimum 6-foot landscaped buffer and remove all obstructions from sidewalks on
both sides of Forest Glen Road from Georgia Avenue to Seminary Road.

Short Term: Close the sidewalk gap between Forest Grove Road and Sligo Creek Parkway on the north side of the roadway by installing a 6-foot
sidewalk (this improvement is Included in the Forest Glen passageway CIP project).

Long Term: Improve existing sidewalks along Forest Glen Road such that all sidewalks are at least 6 feet in width, are buffered from the street
by a 6-foot-wide tree lawn and free of obstructions.
16th Street

Install new sidewalks along 16th Street such that all sidewalks are at least 6 feet wide, are buffered by a 6-foot tree lawn and free of
obstructions. Note, separated bicycle facilities are recommended along the east side of 16th Street in the 2017 Greater Lyttonsville Sector Plan
and the 2018 Bicycle Master Plan to connect the Montgomery Hills neighborhoods and the 16th Street Purple Line Station.

Seminary Place
Widen sidewalks to a minimum of 6 feet, install a minimum 6-foot-wide landscaped buffer and remove all obstructions from sidewalks on both

sides of Seminary Place from Georgia Avenue to Second Avenue.

Seminary Road
Widen sidewalks on both sides of Seminary Road from Georgia Avenue to Forest Glen Road and install a minimum 6-foot-wide landscape

buffer on the north side of Seminary Road from Georgia Avenue to Sutton Place.
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Roadway From To

Forest Glen Road Seminary Road Dameron Drive
Georgia Avenue Forest Glen Road 16™ Street
Seminary Road Georgia Avenue Forest Glen Road
Seminary Place Georgia Avenue Brookville Road
Georgia Avenue Forest Glen Road Dennis Avenue
Georgia Avenue 16t Street Spring Street

From To
Medical ParkDrive = Georgia Avenue Green Holly Ter - North Side
_ Seminary Road 16th Street - East Side
_ Georgia Avenue Woodland Drive - North Side
_ Georgia Avenue Corwin Drive - South Side
_ Georgia Avenue Greely Avenue - North Side
_ Georgia Avenue Greeley Avenue - North Side
_ Georgia Avenue Everett Street - South Side
_ Georgia Avenue Everett Street - North Side
_ Georgia Avenue Greeley Avenue - South Side
_ Seminary Road 16th Street - West Side
_ Georgia Avenue Greely Avenue - South Side
_ Georgia Avenue Green Holly Ter - South Side



Georgia Avenue for pedestrians and bicyclists, especially at intersections lacking traffic control devices, is challenging and can create
conditions that result in unsafe behavior. Within the two-mile corridor that makes up the plan area, there are seven protected crossings
for bicyclists and pedestrians.'3 The greatest distance between protected crossings is more than 3,000 feet or a 15-minute walk for a
pedestrian.

At intersections, multiple turning lanes typically result in wide intersections without pedestrian refuge and inconsistent of
implementation of the Americans with Disabilities Act (ADA)-accessible facilities. These conditions impede pedestrian and bicycle access
along and across the major roadways: Georgia Avenue, Forest Glen Road and 16th Street.

Restricting left turns for vehicles on Georgia Avenue between 16th Street and Forest Glen Road in the peak periods makes it difficult for
residents to access their homes on either side of the highway. The restriction also appears to have the added effect of encouraging both
local and commuter traffic to seek out circuitous routes along local roadways to be able to make the turns in an indirect way.

To improve traffic safety for all modes, this plan recommends retrofitting existing signalized intersections to meet current best practices
for safe and comfortable multi-modal travel. This change can be achieved by reducing turning radii ideally to 15 feet to reduce speeds of
turning vehicles. The radii can be wider if needed to accommodate fire and rescue vehicles or to address other pedestrian and bicycle
safety concerns.

The plan also recommends the following safety measures:

o Install curb extensions where feasible to reduce crossing distance and pedestrian conflict exposure.

o Install high-visibility crosswalks at all legs of all signalized intersections.

o Provide ADA-accessible curb ramps on all crosswalk approaches.

o Ensure that accessible pedestrian signals (APS) and countdown pedestrian signals are present at all signalized pedestrian
crossings.

o Atintersections with separated bike lanes and/or shared use paths on at least one approach, protected intersection treatments
are recommended.

o Avoid widening the roadways at intersections to accommodate additional left-turn lanes. While increasing the number of left turn
lanes can increase intersection capacity, wider pavement increases the exposure of pedestrians crossing and introduces
additional potential conflicts for motorists.

o Mark crosswalks across the shortest distances of the intersection to minimize pedestrian exposure to conflict with motor vehicle

13 There are nine total signalized intersections in the corridor, but two control traffic flows for the Beltway on- and off-ramps. There are no pedestrian crossing

facilities provided at these intersections.
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traffic.

One intersection has particular challenges given the geometry of the intersection. The intersection of 16™ Street, 2" Avenue and Elkhart
Street creates five legs of an askew intersection. A brief description of key design elements is included below:
e The southern crossing is marked with high-visibility markings (ladder style).
e The western crossing of 2" Avenue has a marked crosswalk (parallel lines).
e Sidewalks are present at some but not all approaches
o 16% Street
= East side — 4ft sidewalk with buffer both north and south of the intersection
=  West side — 4ft sidewalk with buffer only south of the intersection. Sidewalks do not connect to the northwestern
corner of the intersection
o 2" Avenue
= 4ft sidewalk with a buffer is present on the south side of the road both east and west of the intersection
= No sidewalks are present on the north side of the road
o Elkhart Street
= No sidewalks are present on either the north or south sides
e 2" Avenue southbound restricts access to local traffic, bicyclists and buses during morning rush hour (6:30 AM — 9:30 AM).
e Right turns on red at 2"¥ Avenue eastbound are not permitted.

By marking the longest leg of the intersection for the pedestrian crossing, pedestrians feel uncomfortable and exposed. There is a desire
to cross the northern leg, which would be shorter. The median in the southern leg does not provide a refuge; it’s only a few feet wide as
the northbound left turn pocket has carved space from the median. The pedestrian must cross 160 feet for this crossing. To address the
pedestrian safety issues, the sector plan recommends MCDQOT, in coordination with MDOT SHA, review the intersection design and
operations for potential upgrades. The following includes a list of potential considerations for study:

o Marking crosswalks across all five legs of the intersection. This would require adding APS pedestrian countdown signals at all
crossings.
o Replace the existing high-visibility ladder style crossing with a new crosswalk that connects the northeast corner of 2" Avenue
with the southwest corner of 16 Street, thereby creating the shortest connection and least exposure of pedestrians.
= A separate pedestrian-only phase may be needed, or perhaps the pedestrian crossing interval could run concurrently
with the protected left turns from eastbound 2" Avenue.

o Increase pedestrian queuing space on the southeast corner of 2" Avenue
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o Installing curb extensions on 2" Avenue on either side of 16" street
= This could have the benefit of reducing the speeds of vehicles turning and decreasing the exposure of pedestrians
crossing on the eastern and western legs of the intersection.
o Constructing sidewalks on north side of 2" Avenue
o Constructing sidewalk on west side of 16™ street north of intersection for connection to Columbia boulevard
= This would enable pedestrians to access the Seminary Place commercial district without a substantial detour

Recommended New Protected Crossings

This plan recommends locations for new protected crossings to provide safer crossing conditions closer together and where pedestrians
and bicyclists naturally want to cross. The intention of the protected crossings is to create safer crossing conditions for all modes and to
ensure stop compliance from motorists. The intersections identified for new protected crossings are included in Table 5.

It is important to note the Manual for Uniform Control Devices (MUTCD) criteria for pedestrian-activated signals and pedestrian beacons
are not as robust as the criteria for full- color traffic signals. For this reason, the Forest Glen/Montgomery Hills Sector Plan has evaluated
the need for additional protected crossings with planning judgement and recognizes that additional technical studies are required prior
to implementation. They need to be studied to determine the most appropriate traffic control device which could include (but is not
limited to) the following treatments: a full traffic signal, a high activity walk signal (HAWK), a pedestrian-activated signal, stop-signs, etc.
The locations recommended for protected crossings are based on the proximity to schools, parks, community facilities and bus stops,
distance between existing signalized crossings, and pedestrian, bicycle and vehicular crashes.
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Table 5: Recommendations for New Protected Crossings

Priority
1

Location
Elkton Avenue and Forest Glen Road

2

Georgia Avenue at Flora Lane

3

Georgia Avenue at White Oak Drive

Luzerne Avenue at Georgia Avenue (Bicycle and
Pedestrian only)

Georgia Avenue at Noyes Drive

Georgia Avenue at Highland Drive

Georgia Avenue at Tilton Drive

Georgia Avenue at Dexter Avenue

O[N] |WU,

Kimball Place and Darcy Forest Drive

10

Belvedere Place and Darcy Forest Drive

11

Grace Church Road and 16t Street

12

16t and Second Avenue

The factors considered to determine the high priority protected crossings are included in Table 6 and discussed in greater detail below.

Table 6: Factors Considered to Prioritize New Protected Crossings

Proximity to Schoo

(Q &Y Lines)

Proximity to a Bus Recent Crash History / Community
Priority Location Stop Bus Ridership (2015-2018) Facility
Recommended BRT St. John Evangelist
High Georgia Avenue at Bus stop Georgia Avenue SB (133 Stops) | Dexter Avenue. (3 crashes. Catholic Church and
Dexter Avenue WMATA Bus Stop | Georgia Avenue NB (68 Stops) | 1 resulting in injuries.)

School
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Hich Georgia Avenue at WMATA Bus Stop Georgia Avenue SB (37 Stops) ?rlmt/?)rl]vli)r:lvrer;éZocrirjtsshzs N/A
g Tilton Drive (Q &Y Lines) Georgia Avenue NB (30 Stops) & o
resulted in injuries.)
High Geo.rgla AvenL.Je at WMATA Bl.JS Stop Georgla Avenue SB (8 Stops) No crashes reported IMAAM Center
Highland Drive (Q &Y Lines) Georgia Avenue NB (14 Stops) | between 2015 and 2018
W -
High Georgia Avenue at WMATA Bus Stop Georgia Avenue SB (7 Stops) No crashes reported S naocc))djle(jznd
g Noyes Drive (Q &Y Lines) Georgia Avenue NB (9 Stops) | between 2015 and 2018 YNagog
Ahavas Torah
Notes:
Bus Ridership: Stops include total boarding and alighting for WMATA routes only in 2015.
Crash Data includes crashes between January 1, 2015 and February 2, 2019.

Georgia Avenue at Dexter Avenue

This intersection is located directly in front of St. John the Evangelist Catholic Church and School’s main entrance. On the opposite side of
the intersection is the Fields of Silver Spring apartment complex, which houses 223 multifamily residential units. Currently none of the
crosswalks are marked, and pedestrians need to cross six lanes of traffic (77 feet) without refuge. There are landscaped medians on
Georgia Avenue, but they are not ADA accessible and do not provide queuing space or protection from motor vehicles. The closest
signalized crossing is over three hundred feet away. Bus stops served by WMATA’s Y and Q lines are located on the southwest corner and
east side of the intersection. This location experiences the highest transit activity (boardings and alightings) outside of a signalized
intersection (201 total stops). The sector plan is also confirming the 2013 Countywide Transit Corridors Functional Master Plan
recommendation for a bus rapid transit stop at this location.

The Sector Plan recommends a protected crossing at this location, which may include a full traffic signal or a pedestrian-activated signal.

Georgia Avenue at Tilton Drive

Tilton Drive is a four-way intersection, of which the western approach is the main entrance to the Americana Finnmark condominium
community, which houses 325 residential units. The closest signalized intersection is over 1,000 feet away. Just over 100 feet south of
the intersection are bus stops on either side of Georgia Avenue that are served by WMATA’s Y and Q lines.

Seven crashes have occurred at this location in the last four years. All of the crashes involved two vehicles, and most were rear-end or
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sideswipe collisions. This is likely due to the strong demand for northbound left turns into the Americana Finnmark community. There is a
designated turn lane, but the lack of traffic signal can make it difficult to find gaps in southbound traffic.

Another reason why this intersection was considered for a recommended protected crossing is because it is one of the few places where
the Forest Glen east neighborhood roads connect to Georgia Avenue. The local road network on the east side of Georgia Avenue only has
two roadways that connect to Georgia Avenue, and they are over 2,000ft apart. This is a stark contrast to Forest Glen West which has
five local road connections to Georgia Avenue.

The Sector Plan recommends a protected crossing at this location, which may include a full traffic signal or a pedestrian-activated signal.

Georgia Avenue at Highland Drive

The distance between existing protected crossings in the southern residential segment of the sector plan boundary is over 3,000ft.
Ideally these distances should be closer to 250ft. Staff reviewed the street network and surrounding land uses to determine appropriate
locations for new protected crossings. The intersection Highland Drive was a good candidate for multiple reasons. Installing a protected
crossing here still wouldn’t reach the goal of 250ft, but at 780ft, it would be a significant improvement.

Additionally, as a four-way intersection a full signal, should it be determined the appropriate crossing facility), would assist not only
pedestrians and bicyclists attempting to cross but would also improve access and turning movements for motorists as well.

Currently none of the crosswalks are marked, and pedestrians need to cross six lanes of traffic (77 feet) without refuge. There are
landscaped medians on Georgia Avenue, but they are not ADA accessible and do not provide queuing space or protection from motor
vehicles.

The IMAAM Center is located on the northwest corner, and a community of attached residential dwellings are located on the
southwestern corner.

Bus stops served by WMATA’s Y and Q lines are located on the northwest and southeast corners of the intersection.
The Sector Plan recommends a protected crossing at this location, which may include a full traffic signal or a pedestrian-activated signal.
Georgia Avenue at Noyes Drive

This intersection is the only unprotected crossing that includes a high-visibility crosswalk marking with pedestrians warning signs. This
crossing is heavily used on the Friday evenings, weekends and Jewish holidays, as it provides direct access to the Woodside Synagogue
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Ahavas Torah on the northeast corner of the intersection. Congregants of the shul strictly observe Jewish Law, and therefore refrain from
operating machinery of any kind during Shabbat. For this reason, the protected crossing treatment selected and designed for this
intersection must not require pedestrians to activate the traffic control device with a button, switch, or other mechanical device during
the Shabbat. Members of the congregation should be included in the discussions of the protected crossing’s design.

In addition to the synagogue bus stops serving WMATA’s Q and Y lines are located on the northwest and southeast corners of the
intersection.

The Sector Plan recommends a protected crossing at this location, which may include a full traffic signal or a pedestrian-activated signal
that can function without the use of a button, switch or other mechanical device during the Shabbat.

Grade-Separated Crossings
1. Existing and Recommended Beltway Crossings

Following the recommendations of the 1996 Forest Glen Sector Plan, a grade-separated crossing for pedestrians and bicyclists was
constructed on the west side of Georgia Avenue to facilitate a connection between the Montgomery Hills neighborhoods and the Forest
Glen Metro Station. This plan recommends improving the comfort and accessibility of the existing bicycle/pedestrian bridge on the west
side of the Beltway interchange to encourage non-motorized travel within the plan area. It may be feasible to address the current design,
look and feel of the bridge if the Beltway interchange is modified, or if an alternative design and/or maintenance is proposed.

If modifications are made to the Beltway, the following recommendations for the existing bridge should be considered and addressed:

e Widen the bridge to a consistent 14-foot width, if possible. The pinch points on either end make it difficult for pedestrians and
bicyclists to navigate the points of entry together.

e Install additional public art to more accurately reflect the culture of the surrounding neighborhoods and give the bridge a sense of
place.

e Install pedestrian-scale lighting that improves visibility especially under the bridge under all lighting conditions.

e Introduce vegetation that does not impair personal safety.

e Improve visibility throughout the bridge. Blind, opaque corners inspire feelings of unease and uncertainty.

e Build on the existing wayfinding signage so that it more clearly points to the Forest Glen Metro Station, the Montgomery Hills
shopping centers and when realized, future development in Forest Glen.

The connection on the west side of the interchange has helped facilitate travel for bicyclists and pedestrians between the Forest Glen
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Metro Station, Forest Glen East and Montgomery Hills. The east side would benefit from a similar connection providing a more direct
route between Montgomery Hills and Holy Cross Hospital. The Bicycle Master Plan also recommends a grade-separated crossing on the
east side of Georgia Avenue across the Beltway as part of the Breezeway network.

This plan recommends improving pedestrian and bicycle crossing conditions on the east side of the Beltway Interchange and identifies
short-and long-term strategies. Both the short- and long-term design alternatives should be evaluated and included as part of any project
that improves the Beltway or the interchange.

BREEZEWAY NETWORK: As defined by the Bicycle Master Plan (2018)

A high-capacity network of arterial bikeways between major activity centers, enabling
bicyclists to travel with fewer delays, and where all users — including slower moving
bicyclists and pedestrians — can safely and comfortably coexist.

e Short-Term Treatment: Install pavement markings across all access ramps where non-motorized modes would cross. Install traffic controls to

improve motorist stop-compliance.

e Long-Term Solution: Install a grade-separated pedestrian and bicycle crossing across the Beltway Interchange. This crossing could run along the

east side of Georgia Avenue and connect to the southeast corner of Forest Glen Road and Georgia Avenue or perhaps connect to Woodland

Drive on the northern side of the Beltway at some point.
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Figure 10: Maya Lin Bridge in Vancouver, WA

2. Forest Glen Metro Station Access

The 1996 Forest Glen Sector Plan recommends a grade-separated crossing to reduce the conflicts and safety concerns between motorists
and non-motorists at the Georgia Avenue and Forest Glen Road intersection. This intersection is especially challenging because of the

heavy volumes of motorists approaching the Beltway and the high-volume of pedestrians and bicyclists accessing bus stops, the Forest
Glen Metrorail Station, Holy Cross Hospital and surrounding neighborhoods.

In 2013, the Montgomery County Department of Transportation (MCDOT) initiated a project to determine the alignment and type of
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facility for improving pedestrian safety and access to the station. A passageway under Georgia Avenue connecting the northwest corner
to the southeast corner was the preferred alignment. It would provide direct access to the Metrorail station with surface access on both
ends. This plan confirms and supports the funded project and recommends detailed considerations for the final design stage. See
Transportation Appendix.

This plan confirms the pedestrian passageway project and its alignment and recommends the following design and operation
considerations for the final planning stages:

e The design for the passageway is a diagonal orientation from the northeast corner to the southwest corner.
e Elevators will be provided on both ends of the passageway.
e The passageway should always maintain access, even when the Metrorail station is closed.
e Additional considerations for design are to:
e Reduce exposure to conflicts with vehicles by installing an additional elevator on the northwest corner so pedestrians with
strollers and other walking assistance devices do not have cross Forest Glen Road to access the planned elevators on the
southwest corner.
=  WMATA should consider installing an additional elevator that can be accessed at street-level on the north side of
Forest Glen Road (near the existing stair access) on the WMATA site should it decide to redevelop the surface
parking lot and bus drop-off.
Consider the placement of future bus rapid transit stations as part of the project design.

The Montgomery County Department of Transportation (MCDOT) should explore the possibility of connecting the Montgomery Hills
commercial area to the Forest Glen Metro Station in a safe, convenient and direct way. Doing so would improve access and patronage to
the commercial center in Montgomery Hills and could perhaps increase ridership (without increasing the need for additional parking) at
the Forest Glen Metro Station.

One possibility for the future connection may be an escalator accessed from around the Locust Grove Road area to the station’s platform
underground. Any new Metro station connection not already identified in the county’s Capital Improvements Program (CIP) would need
to be studied and would likely not be implemented before the horizon year of the plan.

Bicycle Level of Traffic Stress

The Montgomery County Bicycle Planning Guidance, developed in July 2014, provides an award-winning, innovative planning tool for

determining the suitability of specific bicycle facilities and identifying alternate bicycle routes around streets with higher vehicular speed
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and traffic volumes. This has come to be known as the “level of traffic stress” (LTS).

The analysis of existing conditions in Figure 11 shows that there are islands of low-stress bicycling (LTS 1 and LTS 2), typically in the
residential neighborhoods isolated by streets with moderate-to-high levels of traffic stress (LTS 3 and LTS 4). Connecting these low-stress
islands at key locations can create a robust bicycling network that spans high stress roadways (and other barriers) that can be
comfortable to the majority of the adult population.
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Figure 11: Bicycle Level of Traffic Stress Map
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Master Plan Approach
The recommendations in this sector plan were based on analysis that followed the Level of Traffic Stress Analysis criteria discussed
above. Bicycle recommendations in the sector plan were then refined using the following criteria:

o Accommodate bicyclists with different levels of ability: While some bicyclists are comfortable riding on the road, either sharing
the lane with traffic or in separated bike lanes, other bicyclists are more comfortable riding on off-road shared use paths that are
physically separated from the roadway. The sector plan includes recommendations for both on-road and off-road bicycle
facilities.

o Separation from Pedestrians in Urban Areas: Due to the substantial volumes and meandering travel patterns of pedestrians in
urban environments, on-road bikeways (such as separated bike lanes, buffered bike lanes, traditional bike lanes) are
recommended instead of shared use paths along roadways. In these urban environments, the speed differential between
pedestrian and bicycle traffic on public sidewalks often leads to conflicts and a degradation of quality for both parties. As a result,
bicyclists are often reluctant to travel in what is perceived as a pedestrian-only space. The only exception to this criterion exists
along the pedestrian and bicycle bridge over the Beltway interchange at Georgia Avenue, where there is an expectation from
pedestrians and bicyclists that the trail is a shared facility between both groups. For this reason, a sidepath is recommended in
the interim-term on the West side of Georgia Avenue, and another bridge to cross the Beltway Interchange is recommended in
the long-term on the east side.

o Enhance connections to transit: A robust bikeway network with direct connections to the transit can attract people who live
beyond the walking area around transit stations, typically considered to be a distance of 0.5 to 1.0 miles (5 to 10-minute walk,
respectively). The pedestrian and bicycle bridge over the Beltway Interchange at Georgia Avenue, and local bikeways serve as the
primary regional bikeways to the transit stations.

o Facilitate east-west connectivity: Located between the larger 2000 North and West Silver Spring Sector Plan area, 1996 Forest
Glen Sector Plan Area, 2017 Greater Lyttonsville Sector Plan area, and ultimately, the Silver Spring Central Business District,
bikeway recommendations in this sector plan area are a vital component to create an east-west bikeway network.

o Facilitate north-south connectivity: The sector plan area is also located between the Wheaton and Silver Spring CBDs. The Georgia
Avenue Breezeway and local on-street bicycle network will provide connectivity between these areas.

Bicycle Facility Classification
Bicycle facilities in Montgomery County are designed to be used by a wide variety of bicyclists with differing travel purposes, abilities,
and levels of comfort with vehicular traffic. In response to that variety, there exists a range of bicycle accommodations available for
implementation. Existing and proposed bicycle facilities within the sector plan area include the following (See also, Figure 12):
1. Sidepath: A paved path that is typically 10 feet wide but can vary between 8 and 14 feet wide, designated for bicycles and
pedestrians that is separated from motorized traffic by a curb, barrier, or landscape panel.
2. Bike lane: A portion of a roadway designated by striping, signing, or pavement markings for the preferential or exclusive use of
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bicycles, and on which through-travel by motor vehicles is not allowed.

3. Shared use roadway: A roadway open to both bicycle and motor vehicle travel and which is designated as a preferred route for
bicycle use by warning or informational signs.

4. Separated bike lane: also known as a protected bike lane or cycle track; a bikeway that is physically separated from motor
vehicles and pedestrian facilities. The separation may be vertical, such as a curb; horizontal, such as a landscape panel or parking
lane; or a combination.

5. Buffered bike lane: a bikeway separated from a motor vehicle travel lane with an area of striped pavement.

Figure 12: Types of Bicycle Facilities
Least Separation Most Separation
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Existing and proposed bikeways, identified in the Master Plan of Bikeways, are illustrated in are illustrated in Figure 13.
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Figure 13: Existing and Proposed Master Plan Bikeways
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Bicycle Parking

Bicycle parking facilities are of equal importance to active bicycle facilities (bike lanes, paths, etc.) because bicycle parking at each trip
end influences the quality and utility of that particular trip. At this time, there is a shortage of short- and long-term bicycle parking
facilities throughout the sector plan area. The Sector Plan confirms the Bicycle Master Plan recommendation for 300 long- and 100 short-
term bicycle parking spaces be provided at the Forest Glen Metro Station. The Plan estimates that 3,200 square-foot area will be needed
for accommodating the long-term spaces and a 2,400 square-foot area will be needed for accommodating the short-term at the station.
Long-term bicycle parking spaces are assumed to require 9 square feet per space and short-term bicycle parking spaces are assumed to
require 20 square feet per space. A 20 percent contingency is applied to the number of bike parking spaces each station.

The Plan determined there is an area-wide deficit of eight short-term bicycle parking spaces within the Montgomery Hills BiPPA. When
these sites redevelopment, this Plan strongly recommends against providing waivers for short-term bicycle parking.

o Seminary Place Shopping Center (west side of Georgia Avenue between Seminary Place and Flora Lane)

o Dale Center (west side of Georgia Avenue between Seminary Road and 16th Street

o The east side shopping center between Columbia Boulevard and White Oak Drive

o The gas station and Woodside deli property on the east side of Georgia Avenue between Corwin Drive and Columbia Boulevard.

Bike Share

The intention of bike share is to provide a convenient way to bicycle for short trips (1-3 miles). Therefore, the success of docked bike
share systems is tied directly to the proximity of its stations. The County’s bike share system is well-established within the Silver Spring
and Wheaton CBDs. Many of the residences, shopping centers, and office uses are located within two miles of these urban centers.
Expanding the system in the plan area would serve both the residents and the visitors from nearby neighborhoods and CBDs. Such an
expansion should be directly tied to new development. Bike share stations should also be timed to open with bikeway recommendations
identified in the Sector Plan.

Bike share stations should be located so that they can provide access to key destinations within the Plan area which include but are not
limited to

e Forest Glen Metrorail Station

e Holy Cross Hospital

e Forest Glen and Montgomery Hills shopping destinations

e Multi-unit residential sites

e General Getty Park
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e Sligo Creek Trailheads
e Planned BRT Stations

To the extent possible, bike share station sites should be located near existing and master planned bicycle infrastructure. Specific bike
share station sites for development projects will be selected in concert with M-NCPPC and the Montgomery County Department of
Transportation (MCDOT) to ensure consistency with bike share system objectives and siting requirements.

The Montgomery Hills area was included in the 2017-2018 dockless bikeshare pilot, although the epicenter of the pilot area was
downtown Silver Spring. Considerations should be made to expand the dockless bike share pilot to the entire Forest Glen/Montgomery
Hills Sector Plan area.

Bicycle Pedestrian Priority Area

The 2013 Countywide Transit Corridors Functional Master Plan established bicycle and pedestrian priority areas (BiPPAs), which are
geographic areas where bicycle and pedestrian traffic enhancements are prioritized. Separate BiPPA boundaries were initially established
around the Forest Glen Metro Station and the Montgomery Hills commercial areas.

The plan recommends MCDOT initiate a joint BiPPA plan for the two BiPPAs in the plan area to identify and prioritize small but necessary
pedestrian improvements. These upgrades should include retrofitting existing curb ramps to meet ADA design standards, removing
obstructions in sidewalks and improving existing and master-planned protected crossings. Ideally, this effort will be launched soon after
the adoption of this plan to capitalize on the momentum generated for these recommendations.
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Figure 14: BiPPAs
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TRANSIT

WMATA Metrorail, WMATA Metrobus and Montgomery County Ride On bus, serve the sector plan area. The Forest Glen Metrorail Red
Line station is located just north of the Beltway Interchange with Georgia Avenue. WMATA provides local bus service along Georgia
Avenue and RideOn serves Forest Glen Road and local routes between Wheaton and Silver Spring. A shuttle for Holy Cross Hospital also

has a designated stop within the Forest Glen Metrorail station bus loop. Ridership volumes for each of the transit systems serving the
sector plan area are provided in Table 7, below.

Figure 15: Sector Plan Area Transit Source: WMATA
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Table 7: Transit Route Ridership

FOREST GLEN/MONTGOMERY HILLS TRANSIT RIDERSHIP (PASSENGER BOARDINGS)

RANK Route

1 WMATA-Y2,
Y7,Y8

2 WMATA® - Q1,
Q2,04

3 WMATA? -
Forest Glen
Metrorail

4 RideOn3-5

5 RideOn3-7

6 RideOn3 -8

7 RideOn 3-4

12017 data, provided by WMATA
2 2018 data, provided by WMATA
3 2017 data, provided by MWCOG

Average
Weekday
Ridership
7,612
6,759

2,045

1,773
74.3
671

225

Name

Georgia Avenue —
Maryland
Veirs Mill Line

Metrorail Red Line

RideOn Bus 5
RideOn Bus 7
RideOn Bus 8

RideOn Bus 4

Destination

Medstar Montgomery Medical Center/
Silver Spring Transit Center

Shady Grove/

Silver Spring Transit Center

Silver Spring Transit Center

Shady Grove via Downtown DC

Twinbrook/

Silver Spring Transit Center
Wheaton/

Forest Glen

Wheaton/

Silver Spring Transit Station
Kensington/

Silver Spring Station
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Metrorail

The sector plan area is directly served by the WMATA Metrorail Red Line via the Forest Glen Metro Station, located west of the
intersection of Georgia Avenue and Forest Glen Metro Station. The station opens at: 4:56 AM - Monday-Friday with the first trains
departing for Shady Grove at 7:06 AM and Glenmont at 5:35 AM. The last trains depart for those stations at 11:09 AM and 12:01 AM,

respectively. The typical weekend schedule shifts two hours later in the morning (Saturday & Sunday) and shifts three hours later in the
evening (Friday & Saturday).

Figure 16: Forest Glen Metrorail Station Vicinity (Source: WMATA)
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Metrobus

WMATA Metrobus Y2, Y7, and Y8 — Georgia Avenue-Maryland Line
These lines provide service between the Medstar Medical Center and the Silver Spring Metro Station (Red Line) every 20 minutes. This
route has the highest ridership of any Montgomery County Ride On route within the sector plan area.

WMATA Metrobus Q1, Q2, Q4 — Veirs Mill Line
This line provides service between the Shady Grove Metro Station (Red Line) and the Silver Spring Transit Center every 20 minutes.

Table 8: WMATA Metro Bus Average Daily Boardings

G iaA Stop Locati
eorgla Avenue Stop Location Average Daily Boardings

(Northbound and Southbound)

Dexter Avenue 108
August Drive 145
Belvedere Boulevard 86
Tilton Drive 37
Forest Glen Road 213
Seminary Place 243
16t Street 31
Grace Church Road 11
Highland Drive 12
Noyes Drive 10
Ballard Street 63
Spring Street 172




Figure 17: Bus Stop Activity (Source: WMATA)
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Montgomery County Ride On

Montgomery County Ride On 4

This route provides service between Kensington and the Silver Spring Transit Center via Second Avenue and points west of the sector
plan boundary. Typical weekday service begins at the Armory-Knowles stop in Kensington at 6:39 AM and continues through 6:36 PM
with half-hour headways. No weekend service is provided.

Montgomery County Ride On 5

This route provides service between the Twinbrook Metrorail station and Silver Spring Transit Center via Capitol View Avenue and points
west of the sector plan boundary. Typical weekday service begins at the Twinbrook Metrorail station at 5:40 AM and continues through
12:28 AM with 20-minute headways. This route has the highest ridership of any Montgomery County Ride On route within the sector
plan area.

Montgomery County Ride On 7

This route provides peak-hour service between the Forest Glen Metrorail station and the Wheaton Metrorail Station via points east of
the sector plan boundary. Typical weekday service begins at the Forest Glen Metrorail station at 5:55 AM and continues through 8:35 AM
with half-hour headways. Afternoon service begins at 4:10 PM and continues through 6:55 PM with half-hour headways. No weekend
service is provided.

Montgomery County Ride On 8

This route provides service between the Wheaton Metrorail station, Forest Glen Metrorail station and the Silver Spring Transit Center via
University Boulevard Forest Glen Road and Colesville Road. Typical weekday service begins at the Wheaton Metrorail station at 6:03 AM
and continues through 7:45 AM with half-hour headways. No service is provided on Sundays.
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Table 9: FY 2017 RideOn Average Daily Ridership by Route

Route Routes Description AM Average PM Average | Average Saturday | Sunday
Headway Headway Daily Service | Service
Riders
4 Kensington to the Silver Spring Transit Center via Second | 30 30 226
Avenue
5 Twinbrook Metrorail station to Silver Spring Transit 27 27 1,774 X X
Center via Capitol View Avenue
7 Forest Glen Metrorail station to Wheaton Metrorail 30 30 74
Station
8 Wheaton Metrorail station to Forest Glen Metrorail 30 30 672 X
station and the Silver Spring Transit Center via
University Boulevard Forest Glen Road and Colesville
Road

Recommendations to consolidate bus stops

To address safety concerns of people crossing Georgia Avenue mid-block and away from protected crossings, WMATA should consider
consolidating bus stops along Georgia Avenue. The stops recommended for consolidation are located within one block of an existing or
master-planned protected crossing and the existing crossings should only be eliminated once the nearby protected crossings are in place.
Consolidating stops in the future could have the added benefit of reducing the number of pedestrians crossing Georgia Avenue away
from protected crossings, when trying to access bus stops on the opposite side of the road more directly. With these considerations in
mind, the plan recommends exploring the consolidation of the bus stops.

e Both sides of Dexter Ave

e At General Getty Park and Belvedere Boulevard

e At Grace Church Road North and Grace Church Road South
e Both sides of Woodside Parkway

e Both sides of Ballard Drive

60




Local Micro-Transit Pilot

The Beltway and Georgia Avenue create barriers for pedestrians and bicyclists trying to access important destinations as they are difficult
to cross. The two roadways divide the plan area into four, somewhat isolated quadrants. Until additional protected crossings are
installed across the Beltway and Georgia Avenue, local bus transit can help people safely navigate the high-volume roadways.

The plan recommends the study and implementation of “micro transit” service for the local area through Ride On buses. This service
should provide an on-demand transit service, rather than a fixed route service with scheduled and predetermined stops. Patrons of the
service would request a transit vehicle within the designated service zone, within designated hours. This on-demand function makes
transit more convenient to the patron and more efficient for the transit service.

The micro-transit strategy has the added benefit of catering to transit riders’ specific needs and can be a helpful tool in determining
potential new fixed routes. For example, there currently is not a planned transit connection between the Forest Glen Metro Station and
the 16™ Street Purple Line Station which is under construction. Similarly, there appears to be a desire for local transit connections
between the Capital View neighborhoods (east side of the plan study area) and the

Forest Glen Metrorail Station; transit service does connect these neighborhoods to the Silver Spring Metro Station, which is one station
further south on the Red Line. Residents appear to favor a shorter bus ride to access the Metrorail system over a shorter Metrorail ride.
Should data show that people are making that connection with the micro-transit, an important gap in the transit network could be
identified.

The sector plan recommends the following connections be considered as short-term improvements:

e Forest Glen East/Forest Glen Metro Station.

e Capital View, Linden/Forest Glen Metro Station.

e Forest Glen Metro Station/future 16" Street Purple Line Station.
e Forest Glen Metro Station/future Dale Drive Purple Line Station.

The following additional origins/destinations should be considered in the long-term:
e Forest Glen east and West/Montgomery Hills east and west.
e Holy Cross Hospital/Montgomery Hills east and west
e Woodside Park/Forest Glen Metro Station.
e Woodside Park/Montgomery Hills west.
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Future Purple Line Light Rail

As previously noted, the Purple Line is a planned 16-mile long light rail transit facility that will extend from Bethesda to New Carrollton
and will include a station just outside the sector plan area at the corner of 16" Street and Second Avenue. The Purple Line will provide
east-west service between Montgomery and Prince George’s County and will result in direct connections to Metrorail Red, Green and
Orange Lines, local and inter-city bus, the MARC train and Amtrak. According to an August 2013 Purple Line Travel Forecast, the Purple
Line is expected to operate on a 6-minute'* headway frequency during a typical weekday peak period and serve approximately 14,990
riders per day. No new parking will be provided to serve the new Purple Line station; therefore, it is anticipated that most riders will
arrive at the station by means other than car (as is the case with Metrorail in Bethesda now). The M-NCPPC Purple Line Functional
Master Plan was approved and adopted in September 2010. The Purple Line alignment through the plan area as depicted in the
Functional Plan is shown below in Figures 18 and 19. It should be noted that although the illustrative plans refer to a “potential”
Drive station in Silver Spring, the determination has been made to include the Dale Drive station as part of the initial Purple Line
construction.

Dale

Figure 18: Pup/e Line Alignment in Montgoery County
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14 Train headways were extended from 6-minutes to 7.5-minutes as part of a project cost savings measure in summer 2015.



Figure 19: Purple Line Alignment 16" Street
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Future Bus Rapid Transit
As previously noted, Georgia Avenue (MD 97) is recommended to be a future Bus Rapid Transit (BRT) corridor by the Approved and

Adopted 2013 Countywide Transit Corridors Functional Master Plan (CTCFMP). The CTCFMP envisions 10 rapid transit corridors over a
102-mile-long countywide network (Figure 20) as a means of increasing person throughput while managing impacts to private property
outside of a very constrained public right-of-way. The only CTCFMP designated corridor within the sector plan area is the “Georgia
Avenue South Corridor,” (Figure 21) which recommends three stations in the following locations:

1. Georgia Avenue/Seminary Road

2. Forest Glen Metrorail station

3. Georgia Avenue/Dexter Avenue
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Figure 20: Countywide Transit Corridors System
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Figure 21: Georgia Avenue South Transit Corridor

Figure 22: Georgia Avenue Transit Right-of-Way Recommendations
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TRANSIT ANALYSIS

Transportation Policy Area Review (TPAR) was the policy area transportation adequacy test developed and adopted in the context of the
2012 Subdivision Staging Policy and it is currently used for master plan analysis. The description and analysis framework of the TPAR
process is documented in the 2012 TPAR report.'®> TPAR measured the impacts of development on traffic flow and transit capacity by
policy area, established standards for roadway and transit adequacy and determined which policy areas achieved the established
adequacy standards. TPAR was eliminated by the County Council with the adoption of the 2016 Subdivision Staging Policy (SSP). The
Local Area Transportation Review (LATR) Guidelines are now used to prepare and review transportation studies for development in
Montgomery County.

While TPAR is no longer used in support of subdivision review, the transit adequacy component of the test continues to have some utility
for master plan analysis. For this reason, this Transportation Appendix includes a summary of the transit adequacy for the Montgomery
Hills/Forest Glen Sector Plan area based on TPAR. As discussed in greater detail below, roadway adequacy is analyzed using Local Area
Transportation Review methodologies, consistent with the 2016 SSP.

The Montgomery Hills/Forest Glen Sector Plan area is a relatively small portion of the Silver Spring/Takoma Park policy area located
along Georgia Avenue (MD 97) --- just north of the Silver Spring CBD and south of Dennis Avenue. Given the spatial relationship of sector
plan area relative to the larger Silver Spring Takoma Park policy area, it is challenging to directly interpret the policy area level transit
adequacy results reported in the 2012 TPAR report specifically for the Montgomery Hills/Forest Glen Sector Plan area. That said, it is
assumed that selected elements of transit service metrics pertaining to the Silver Spring/Takoma Park policy area as reported in the 2012
TPAR report can be reasonably applied to the Montgomery Hills/Forest Glen Sector Plan area. In this regard, it is also important to note
that the local transit information reported in the 2012 TPAR report reflects observed conditions as of January 2011. Given that TPAR was
eliminated with the adoption of the 2016 Subdivision Staging Policy, this transit service information has not been updated to reflect
more current conditions.

As described in the 2012 Subdivision Staging Policy, TPAR considers all transit services in Montgomery County: Metrorail, commuter rail,
existing local bus service, future light rail transit, and future bus rapid transit. TPAR evaluates the quality of local bus service through the
measurement of three “performance factors” including coverage of service (proximity of potential users to the transit service), peak
headways (frequency of service) and span of service (duration during a typical weekday when service is available to potential users).

15 https://montgomeryplanning.org/document-
viewer/#https://www.montgomeryplanning.org/research/subdivision staging policy/2012/documents/SSPappendix2TPAR.pdf
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The following paragraphs summarize the transit service performance factors for the Silver Spring/Takoma Park policy area, which
includes the Montgomery Hills/Forest Glen Sector Plan area, as generally described in the 2012 TPAR report.

Figure 23: Silver Spring/Takoma Park Policy Area TPAR Transit Adequacy Figure 24: Route by Route Average Adequacy Silver Spring/Takoma Park SSTP in 2012
— J Route-by-Route and Average Adequacy:
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The Silver Spring/Takoma policy area includes two Metrorail Stations: Silver Spring and Takoma Park and a third, Forest Glen, is within
walking distance of portions of the policy area. It should be noted that a significant portion of the Montgomery Hills/Forest Glen Sector
Plan area is with walking distance of the Forest Glen Metrorail station. The policy area also will have future stations on the Purple Line,
and the existing Silver Spring Transit Center will also tie into the Purple Line.

Coverage of Service: About 96% of the Silver Spring/Takoma Park policy area is located within 1 mile of a Metrorail station or 1/3 of a
mile of one of the 35 bus routes currently serving the area as well as several Commuter Bus routes from the Baltimore area. The graphic
to the left shows where bus service coverage is provided in the Silver Spring/Takoma Park policy area. The standard for TPAR coverage
for an Urban Policy Area is 80%. Therefore, transit coverage in the Silver Spring/Takoma Park policy area is adequate.

Peak Headways: On average, all buses provide 18.2 minutes between stop arrivals during the weekday evening peak period in the Silver
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Spring/Takoma Park policy area. Some provide very frequent service such as the J1-J3 or Q2 Metrobuses. In areas like the Silver
Spring/Takoma Park policy area where Metrorail or future LRT are provided, the TPAR standard for average peak headway is 20 minutes
or less. Thus, the average peak headway for the Silver Spring/Takoma Park policy area is adequate.

Span of Service: The average value of span is 18.9 hours per day for routes that operate all-day. The TPAR urban standard is 17.0 hours
per day on average for all-day routes. Therefore, transit span in the Silver Spring/Takoma Park policy area is adequate.

NON-AUTO DRIVER MODE SHARE (NADMS)

The Forest Glen/Montgomery Hills Sector Plan acknowledges the countywide goal to reduce single-occupancy vehicle trips and increase
mode share among transit users, bicyclists and pedestrians. A non-auto driver mode share (NADMS) goal was considered but ultimately
not recommended as part of the plan for three reasons.

First, the plan recommends a comparatively modest density increase to the plan area. Specific targets for reducing automobile travel are
typically identified in long-range plans that recommend significant increases to existing densities to offset the potential traffic impacts.
Applying a NADMS goal to local development within the plan area would likely have a marginal impact on traffic along the corridor.
Secondly, the plan area encompasses a relatively small area within the corridor that connects two larger policy areas. The character of
the existing and forecasted future traffic patterns suggests that a NADMS target would not be effective, as most of the traffic volume
consists of people passing through the area.

Finally, the Montgomery County Department of Transportation is exploring a new approach to Transportation Demand Management
(NextGen TDM), which proposes dividing the county into policy areas and which would have context-sensitive NADMS targets. Should
that proposal be approved by the Montgomery County Council, the plan area would be included within a larger policy area and subject to
the NADMS target of that policy area.

Right-of-Way and Street Classification
Table 10 summarizes all Residential streets within the sector plan boundary. This table is intended to provide guidance on minimum
right-of-way dedication widths for streets falling below the Primary Residential roadway classification in the transportation hierarchy.

Table 10: Residential Street Right-of-Way Summary
Designation Roadway Limits Existing
Right-of-Way

Residential
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Residential | Ballard Street 1st Ave to Woodland Drive 60'
Residential | Noyes Drive 1st Ave to Woodland Drive 60’
Residential Spring Street to 1-495
1495 to General Getty Park

Woodland Drive General Getty Park to Medical Park Drive 60’
Residential | Woodside Parkway Georgia Avenue to Alton Parkway 100"
Residential | Highland Drive Georgia Avenue to Colesville Road 60’
Residential | Grace Church Road Georgia Avenue to Woodland Drive 60’
Residential | Grace Church Road First Ave to Georgia Avenue 50'
Residential | Cedar View Court Georgia Avenue to end 40'
Residential | Luzerne Avenue Georgia Avenue to Woodside Parkway 50'
Residential | Corwin Drive Georgia Avenue to Columbia Boulevard 50'
Residential | White Oak Drive Georgia Avenue to Woodland Drive 50'
Residential | Flora Lane Georgia Avenue to Woodland Drive 50'
Residential | Locust Grove Road Georgia Avenue to 2nd Avenue 60'
Residential | Landsdowne Way 2nd Avenue to roadway western end 72"
Residential | Selway Lane Seminar Road to Seminary Place 20
Residential | 1st Avenue Spring Street to Columbia Boulevard 60'
Residential | Belvedere Place Coleridge Drive to Forest Glen Road 60'
Residential | Coleridge Drive Forest Glen Neighborhood Park to Belvedere Place 60'
Residential | Coleridge Drive Belvedere Place to Ellis Street 50
Residential | Ellis Street Belvedere Place to Coleridge Drive 50'
Residential | Elkton Avenue Ellis Street to Forest Glen Road 60'
Residential | Bonnywood Lane N/A N/A
Residential | Walsh View Terrace N/A N/A
Residential | Tilton Drive Georgia Avenue to Woodland Drive 60'
Residential | Belvedere Boulevard Georgia Avenue to Arthur Avenue 100'
Residential | Arthur Avenue Georgia Avenue to Greeley Avenue 50'
Residential | August Drive Georgia Avenue to Woodland Drive 50'
Residential | Dexter Avenue Georgia Avenue to McKenney Avenue 60’
Residential | Medical Park Drive Georgia Avenue to Woodland Drive 60’
Residential | East side Alley Luzerne Ave to White Oak Drive 20'
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PARKING

Parking Lot District

A parking lot district (PLD) in the plan area was created to support the retail and commercial uses in Montgomery Hills. Due to the size of
the existing lots, the minimum onsite parking requirements could not be accommodated without the addition of public parking lots 12
and 48 located at Seminary Road (west side of Georgia Avenue) and Columbia Boulevard (east side of Georgia Avenue) respectively.
Combined, they provide 63 spaces of metered, long-term parking spaces and 34 metered, short-term spaces?®.

Table 11: Bethesda Parking Lot District Usage Summary FY2013 (Source: MCDOT)

Public Parking Lot Capacity Percent Percent
Occupied Occupied
Weekday 2017 Saturday 2018

Lot 12 - Seminary Road
Short-term 13 8%

359
Long-term 50 18% &
Lot 48 - Columbia Boulevard
— (o)
Short-term 21 24% 97%
Long-term 13 69%

On-street short-term parking is also provided along both sides of Flora Lane between Georgia Avenue and Woodland Drive, on the east
side of Georgia Avenue between Columbia Boulevard and Seminary Place, on the south side of Corwin Drive between Georgia Avenue
and Columbia Boulevard, and on the east side of Columbia Boulevard between Seminary Road and Rookwood Road. On-street long-term
parking is available on the north side of White Oak Drive between Georgia Avenue and Woodland Drive.

The current boundaries of the PLD do not include Lot 12 even though the intent of the lot is to supplement parking capacity within the
district. Therefore, this plan recommends MCDOT evaluate potential changes to the boundaries to include the full extent of Lot 12 along
with properties comprising the Seminary Place Shopping Center, adjacent Shell gas station and the Montgomery Hills Car Wash.

16 Long-term parking is 12 hours and short-term parking is 2 hours.
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Figure 25: PLD Map

Figure 26: Recommended PLD Map
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TRAVEL FORECASTING — MASTER PLAN AND STUDY AREA

Figures 27 and 28 depict the spatial relationship of the Forest Glen/Montgomery Hills Sector Plan area relative to two county
policy areas'’. The plan boundary roughly corresponds to one block east and west of Georgia Avenue between Dennis Avenue

to the north and Spring Street to the south. The sector plan area and larger study area is located within two transportation
policy areas: Kensington/Wheaton and Silver Spring/Takoma Park.

Figure 27: Countywide Policy Area Map
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17 http://www.montgomeryplanning.org/transportation/highways/documents/countywide transit corridors plan 2013-12.pdf
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Figure 28: Transportation Policy Area Map w/Plan Boundary
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The Wheaton CBD And Silver Spring CBD Metro Station Policy Areas (MSPAs) are located within close proximity to the sector plan
area —to the north and south, respectively.

One major highway, Georgia Avenue, traverses the sector plan area oriented in the north/south direction. 16%" Street, a major
highway oriented in the north/south direction, intersects the plan area, separating the Montgomery Hills Sector Plan Area District
from the Woodside Park Sector Plan Area District. Two major arterials, Forest Glen Road and Seminary Road, traverse the sector plan
area oriented in the east/west direction. The study area, which includes the sector plan area, is comprised of eight traffic analysis
zones (TAZs). The geographical definition of the sector plan area and plan study is important in that it is the first step in establishing
the interface between the Planning Department’s regional travel demand model (Travel/4) and the subarea master-plan specific local
area travel demand model (referred to as Travel/4MP?8).

Figure 29: TAZs in Study Area
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Existing Conditions Local Intersection Traffic Analysis

Observed intersection turning movements at selected locations within the master plan and study areas were collected in the fall of
2017 (generally reflecting existing conditions). Traffic congestion at these locations was evaluated. Observed counts of vehicles,
pedestrians and bicycles per 15-minute intervals (the minimum time interval unit used in traffic engineering analysis), were collected
and analyzed.

Figure 30: Study Intersections
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Figure 30 depicts the location of the eight intersections identified within the sector plan area for detailed performance evaluation.
Additionally, due to the limited grid network within and surrounding the plan area, an additional 20 intersections beyond the sector
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plan area boundary were included in the traffic analysis,
recognizing these are major intersections that could be impacted
by improvements intended to increase traffic flow along Georgia
Avenue. The full set of 20 intersections are also shown in Figure 31
and Table 12. This Technical Appendix, focuses primarily on the
eight intersections located within the Plan Area (listed north to
south along the corridor):

e Dennis Avenue and Georgia Avenue (ID 3)

e Forest Glen Road and Georgia Avenue (ID 22)

e OQuter Loop Beltway Ramps and Georgia Avenue (ID 7)

e Inner Loop Beltway Ramps and Georgia Avenue (ID 6)

e Seminary Place and Georgia Avenue (ID 26)

e Seminary Road and Georgia Avenue (ID 27)

e 16 Street and Georgia Avenue (ID 1)

e Spring Street and Georgia Avenue (ID 12)

Figure 31: Plan Area Intersection Map
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Table 12: List of Study Intersections

Intersection ID East-West Road North-South Road Plan Area Study Intersection
1 16th Street Georgia Avenue Yes
2 Linden Lane Brookville Road
3 Dennis Avenue Georgia Avenue Yes
4 Dennis Avenue Sligo Creek Parkway
5 Forest Glen Road Sligo Creek Parkway
6 Inner Loop Beltway Ramps Georgia Avenue Yes
7 Outer Loop Beltway Ramps Georgia Avenue Yes
8 Plyers Mill Road Connecticut Avenue
9 Seminary Place 2nd Avenue
10 Seminary Road Brookville Road
11 Sligo Creek Parkway Colesville Road
12 Spring Street Georgia Avenue Yes
13 Spring Street Colesville Road
14 Spring Street 16th Street
15 Spring Street 2nd Avenue
16 2nd Avenue 16th Street
17 Forest Glen Road Seminary Road / Capital View Avenue
18 University Boulevard (North) Colesville Road
19 University Boulevard (South) Colesville Road
20 Dale Drive Colesville Road
21 Dennis Avenue University Boulevard
22 Forest Glen Road Georgia Avenue Yes
23 Georgia Avenue Colesville Road
24 Linden Lane Seminary Road
25 Plyers Mill Road Georgia Avenue
26 Seminary Place Georgia Avenue Yes
27 Seminary Road / Columbia Georgia Avenue Yes

Boulevard
28 East-West Highway 16th Street

The 2016-2020 Subdivision Staging Policy (SSP) changed the Local Area Transportation Review (LATR) test for new subdivisions and

created a multimodal transportation adequacy test. This process requires the application of the delay-based Highway Capacity Manual
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(HCM) methodology to evaluate the operational performance of local intersections. In addition, the process evaluates the adequacy of

transit, pedestrian and bike facilities for new development. The performance of these non-auto modes is not evaluated in the sector plan

context.

The relevant policy area HCM delay congestion standards are used to evaluate traffic conditions for the 28 study area intersections in the

context of the existing conditions and alternative sector plan land use/transportation scenarios. Table 13 shows the policy area HCM
delay congestion standards used in support of the intersection performance evaluation.

Table 13. Subdivision Staging Policy Intersection Congestion Standards

HCM Average

Policy Area HCM V olume-to- Veh'lcle Delay Intersection IDs
Capacity Standard Equivalent
(seconds/vehicle)
Silver Spring/Takoma Park 1.00 80 1,2,6,9, 10, 11, 16, 20, 24, 26, 27
Kensington/Wheaton 1.00 80 3,45 78,17, 18, 19, 21, 22, 25
Silver Spring CBD 1.13 120 12,13, 14, 15, 23, 28

It should be noted that several intersections are located on a boundary shared by two policy areas. Georgia Avenue (MD 97) at
Spring Street (ID 12), Spring Street and Colesville Road (ID 13), Spring Street Spring Street and 16™ Street (ID 14), Spring Street and
Second Avenue (ID 15) and 16% and East-West Highway (ID 28) are located on the boundary between the Silver Spring/Takoma Park
and Silver Spring CBD policy areas. In these circumstances, county policy dictates the application of the higher congestion delay
standard when evaluating intersection performance adequacy.

Table 14 summarizes the analysis results of the year 2017 (existing conditions) HCM delay during the AM and PM peak hours for
eight selected signalized intersections depicted in Figure 9. Traffic delay (measured in seconds) represents the estimated average
vehicle delay for vehicles that travel through an intersection. Intersections estimated to operate at or above the congestion delay
threshold reflected by the applicable policy area HCM delay standards are considered “failing” (i.e., the delay is estimated to be
above the adequacy standard for the relevant policy area). The ratio of estimated HCM delay relative to the applicable policy area

congestion delay standard above 1.0 represents a failing traffic condition.
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Table 14. Existing Condition (Year 2017) Traffic Delay

D De|ay AM PM

E-W Road N-S Road Standard | Delay Ratio Delay Ratio

(sec.) (sec.) (sec.)

3 Dennis Avenue Georgia Avenue 80 42.2 0.53 26.4 0.33
22 Forest Glen Road Georgia Avenue 80 66.9 0.84 79.4 0.99
6 Inner Loop Beltway Ramps Georgia Avenue 80 6.8 0.09 34.7 0.43
7 Outer Loop Beltway Ramps Georgia Avenue 80 66.5 0.83 84.2 1.05
26 Seminary Place Georgia Avenue 80 19.4 0.24 28.5 0.36
27 | Seminary Road / Columbia Boulevard Georgia Avenue 80 63.4 0.79 46.2 0.58
1 16th Street Georgia Avenue 80 20.9 0.26 34.0 0.43
12 Spring Street Georgia venue 120 53.8 0.45 34.1 0.28

Two intersections in the master plan area exhibited failing, or near failing conditions during the evening peak hour of travel:

= Forest Glen Road and Georgia Avenue (Intersection 22), is approaching the threshold for the Kensington/Wheaton policy

area congestion standard during the PM peak hour of travel.

= Quter Loop Beltway Ramp and Georgia Avenue (Intersection 7) exceeds the Kensington/Wheaton policy area congestion
standard during the PM peak hour of travel.

Figure 32 shows the intersection level of service (LOS) “dot map” based on the ratio of estimated HCM delay and the applicable
policy area delay standard during AM and PM peak period as shown above in Table 9. The colors of the dots depicted on the map is
determined by the ratio between the estimated HCM delay and the relevant policy area congestion delay standard as described
below. The left-hand side of the dot shows LOS during the AM peak period. The right-hand side of the dot shows LOS during the PM

peak period.
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Green: less than 0.25
: between 0.25 and 0.69
: between 0.69 and 1.0
Red: greater than 1.0

Figure 32. Traffic Congestion Scenario - Existing Traffic Condition (2017)
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TRAFFIC ANALYSIS METHODOLOGY
Travel Demand Forecasting Process and Assumptions

The department’s regional travel demand forecasting model, TRAVEL/4, is used to develop forecast travel demand results for weekday
travel and evening peak periods. The application of Travel/4 included the validation of 2010 base-year traffic conditions and the forecast

of future traffic conditions in the county and the Washington metropolitan region. Travel/4 is a traditional four-step regional travel
demand model, consisting of:

o Trip generation: the number of person trips that are generated by given types and densities of land uses within each
transportation analysis zone (TAZ).

o Trip distribution: how many person trips generated by each TAZ will travel to each of the other TAZs within the metropolitan
area.

o Mode split: which mode of travel the person will use, including single-occupant auto, multiple-occupant auto, transit, or a non-
motorized mode such as walking or bicycling.

o Traffic assignment: the roadways that will be used for vehicular travel between TAZs.

The TRAVEL/4 model incorporates land use and transportation assumptions for the metropolitan Washington region, using the same

algorithms as applied by the Metropolitan Washington Council of Governments (MWCOG) regional travel demand modeling tool, Version
2.3.57.

Figure 33 shows the relationship of Montgomery County in the regional travel demand network, featuring the coding of street network
characteristics to reflect the general level of adjacent development density.
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Figure 33. Study Area Network Reflected in the Travel Demand Model, Travel/4MP

Travel/4 for Countywide Traffic Analysis
Travel/4 is used to reflect countywide and regional traffic effects. This tool is an adaptation of the Metropolitan Washington Council of
Government’s (MWCOG) regional travel demand forecasting model reflecting a more detailed transportation system network
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structure coupled with refined model inputs that are compliant with the more detailed structure. In addition, a more detailed TAZ
structure is incorporated into Travel/4 reflecting the expansion from 376 to 466 TAZs in Montgomery County (an increase of 90 TAZs).
Consequently, this change resulted in an expansion from 3,709 TAZs reflected in the MWCOG regional travel demand model to 3,799
TAZs in Travel/4.

The baseline 2010 and 2040 future year model applications incorporated land use data from the Round 8.3 Cooperative Forecasts
reflected in the MWCOG V2.3.57a regional travel demand forecasting model. Additional model run scripting enhancements were made
to the model code. In addition to these specific adjustments to the network and zone structure, other inputs, such as aggregate socio-
demographic data, lookup tables, and model parameters were used. When network and TAZ structures in Montgomery County area
were expanded, the regional sum total of socio-demographic data (e.g., population, employment) in the model remained consistent with
MWCOG Cooperative Forecasts.

The MWCOG model algorithm structure was retained in Travel/4, including the year 2020 transit constraint and two-step assignment
feature for High-Occupancy Toll (HOT) lanes. Intra-step distributed processing was included in the model run applications with four sub-
nodes.

Travel/4AMP for Local Area Traffic Analysis

The subarea master plan application of the Travel/4 regional travel demand model, referred to as “Travel/4MP”, was used in support of
the traffic impact analysis of the Forest Glen/Montgomery Hills Sector Plan. This subarea modeling approach consists of three levels. As
the first level of analysis, Travel/4MP provides system-level intersection approach volume results that are used as inputs to the finer
grain analytic tools described below. The second level of analysis consists of post processing techniques applied to the Travel/4MP
forecasts, as described in the National Cooperative Highway Research Program (NCHRP) Report 255. These techniques include refining
the morning and evening peak hour forecasts to reflect a finer grain of land use and network assumptions than those included in the
regional model, such as the location of local streets and localized travel demand management assumptions. The NCHRP 255 techniques
are used to produce estimated intersection turning movement volumes. The third level of analysis includes an evaluation of local
intersection congestion, using the HCM methodologies described in the Department’s 2017 Local Area Transportation Review
Guidelines.*®

1 http://montgomeryplanning.org/wp-content/uploads/2017/12/LATR-Guidelines-Production-Final 122017-PRODUCTION-WEB.pdf
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Select Link Analysis

A select link analysis was conducted to determine the ratio of local traffic to the overall traffic volume. This type of analysis works by
estimating the number of trips that would be generated by the surrounding US Census block based on the current land use and density.
Estimates are calculated for census blocks both traveling towards and away from the study area. That estimated total number of trips are
then subtracted from current traffic volumes to estimate the ratio of local to pass-through traffic on the transportation network.

The conclusion of the analysis was that with the current and master-planned densities, approximately 25 percent of the traffic on
Georgia Avenue through the study area is local, and the balance originates outside the surrounding transportation analysis zones (TAZs).
Much of this traffic is attributed to high traffic volumes that enter the local network via the MD 97 Beltway interchange.

Figure 34: Select Link Analysis 1
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Figure 35: Select Link Analysis 2
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Figure 36: Select Link Analysis 3
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Given the high proportion of regional traffic traveling through the plan area, the comparatively small master-plan recommended
densities and the plan area’s location between two central business districts (CBDs), this plan recommends increasing the policy area
average intersection delay standard for the seven signalized intersections within its plan boundaries to 120 seconds. Doing so accepts the
unique circumstances and provides flexibility for future development, which is the only viable means of achieving the safety and
placemaking goals set forth in this plan.

This segment of Georgia Avenue provides an urban functionality as it is directly accessed by high-density residential housing, office and
retail uses. The intersections to which this recommendation applies are listed below:
o Dennis Avenue
August Drive
Forest Glen Road
Capital Beltway off-ramp signals (north and south)
Seminary Place
Seminary Road
16th Street
This recommendation also applies to any future traffic signals that are recommended to be installed within the plan area
boundary.

O O O O O O O

Unified Mobility Program

Recognizing the role this segment plays within the larger transportation network, the plan recommends the development of a unified
mobility program (UMP) that includes the sector plan area with the Silver Spring Central Business District. To develop the framework for
an UMP, a long-range comprehensive transportation analysis for the Plan area (as described below) has been conducted for determining
the future traffic conditions and identifying facility improvements that will reduce congestion and improve traffic flow.

Master Plan Local Intersection Traffic Analysis Master Plan Scenarios
Intersection performance was evaluated within the plan study area in the context of three master plan land use/transportation network
scenarios:

o No Build

o 2040 Build Out (Plan Vision)

o 2040 Build Out (Zoning Envelope)

The two future scenarios include assumptions made about the plan designated “opportunity sites” and zoning recommendations. A map
of the opportunity sites and the zoning recommendations are included in Figure 37 and 38 respectively.
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Figure 37: Opportunity Sites Map
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Figure 38: Recommended Zoning Map
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The TAZ-level land use assumptions for these scenarios are shown in Table 15, Table 16 and Table 17, respectively. The major
assumptions reflected in these scenarios are briefly described below.

“No Build”: 2040 Adopted Master Plan Land Use and Transportation Network

o

Includes existing development, pipeline development, some additional development in the master plan area based on existing
zoning and adopted Greater Lyttonsville Sector Plan, Wheaton Master Plan, Bethesda Downtown Master Plan, and Westbard
Sector Plan land use and transportation network recommendations.

Includes the adopted Visualize 2045 Regional Long-Range Transportation Plan transportation network (reflecting five
Montgomery County BRT lines — including mixed traffic operations on US 29).

2040 Build Out: Plan Vision

(@)

O

Assumes the “No Build”: 2040 Adopted Master Plan scenario land use and transportation network assumptions described above
plus 100 percent (which represents a modest increase) of additional development in in the master plan area based on the
Working Draft Plan land use recommendations.

Assumes the opportunity sites achieve 100 percent of density permitted

Assumes Georgia Avenue achieves the “boulevard concept” on Georgia Avenue established by the approved and adopted 2000
North and West Silver Spring Master Plan, which is currently being studied by MDOT SHA as part of their MD 97 Montgomery Hills
project. Key elements include removing the dynamic lane, four lanes southbound and three lanes northbound on Georgia Avenue
between Forest Glen Road and 16™ Street.

Assumes BRT on Georgia Avenue and Veirs Mill Road per the 2013 CTC plan.

2040 Build Out: Zoning Envelope

O

O

Assumes the 2040 Build Out: Plan Vision land use and transportation network assumptions described above plus 100 percent of
the sites located within either mixed-use or high-density residential zones achieve 100 of density permitted.
The purpose of this is to test the highest possible density (“worst-case”) scenario.
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Table 15. Land Use Inputs for 2040 “No Build” (Adopted Master Plan) Scenario

Residential Employment
TAZ
Household HousethId Group Total | Industrial | Retail | Office | Other Total
Population | Quarters
601 363 1,114 0 1,114 0 0 593 102 747
602 705 2,165 0 2,165 0 0 165 1,891 2,056
603 802 2,222 0 2,222 0 52 1133 39 1,224
627 301 923 0 923 0 0 0 105 105
628 448 1,376 0 1,376 688 31 68 296 1,083
629 1,036 2,537 0 2,537 0 0 0 18 18
3735 532 1,627 0 1,627 11 147 138 111 407
3736 363 1,114 0 1,114 11 216 0 16 243
Table 16. Land Use Inputs for 2040 Plan Vision Sector Plan Scenario
Residential Employment
Household
TAZ Household Population Grou Total| Industrial . .
P P Retail Office Other Total
Quarters
601 363 1,114 0 1,114 0 83 3009 154 3,246
602 727 2,232 0 2,232 0 43 1,482 1,891 3,415
603 818 2,271 0 2,271 0 52 1133 39 1,224
627 441 1,276 0 1,276 0 0 0 125 125
628 458 1,397 0 1,397 688 31 68 296 1,083
629 2,130 4,812 0 4,812 0 57 0 18 76
3735 532 1,627 0 1,627 11 147 138 111 407
3736 735 1,892 0 1,892 11 452 0 0 463
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Table 17. Land Use Inputs for 2040 Plan Vision Sector Plan Scenario

Residential Employment
Household
TAZ Household Population Grou Total| Industrial . .
P P Retail Office Other Total
Quarters

601 363 1,114 0 1,114 0 83 3,009 154 3,246
602 727 2,232 0 2,232 0 43 1,482 1,891 3,415
603 840 2,317 0 2,317 0 122 1133 39 1,293
627 441 1,276 0 1,276 0 0 0 125 125
628 458 1,397 0 1,397 688 109 191 296 1,284
629 2,438 5,453 0 5,453 0 57 0 18 76
3735 700 1,977 0 1,977 11 824 0 0 835
3736 764 1,952 0 1,952 11 543 0 0 554

Background on Modeling Assumptions
Daily traffic forecasts were estimated utilizing procedures from the NCHRP Report 765: Analytical Travel Forecasting Approaches for
Project-Level Planning and Design. NCHRP Report 255 techniques were used to convert the Travel/4MP system-level forecasts to
intersection-level forecasts. In support of the travel demand modeling analysis using Travel/4MP, the following key assumptions were
incorporated in the context of the 2040 horizon year traffic analysis:
o Highway and transit improvements reflected in the adopted Visualize 2045 Regional Long-Range Transportation Plan (including
the five planned BRT lines in Montgomery County)
o BRT related service attributes including run time, station dwelling time, signalized intersection delay, signal prioritization option,
time of day (peak vs. off-peak) were derived from the latest available GIS layers of transit data
o Adopted Greater Lyttonsville Sector Plan, Wheaton Master Plan, Bethesda Downtown Master Plan, and Westbard Sector Plan
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land use and transportation network
o Beyond the plan study area, regional growth reflecting the MWCOG Round 8.3 Cooperative Forecast

Future Conditions — Local Intersection Traffic Analysis

Consistent with other master plans, intersection performance within the plan area was also evaluated for the future. The intersection
performance for the future was evaluated for a “no build” land use scenario reflecting existing zoning as well as two land use scenarios
reflecting the zoning recommendations proposed in the Working Draft of the Sector Plan; the Build out Plan Vision and Build out Zoning
Envelope. These scenarios also did not modify any of the traffic operations at the signals. The future conditions land use assumptions
that were analyzed included existing development, pipeline development and development anticipated based on the plan’s land use and
zoning recommendations.

In addition to the future conditions land use scenarios, the traffic analysis also assumed the plan’s transportation recommendations that
seek to increase safety, enhance connectivity and prioritize the safety of all road users consistent with Vision Zero — including some
transportation recommendations that could reduce intersection performance. These recommendations include: (1) removing the
dynamic lane on Georgia Avenue (2) a permanent street cross section of four travel lanes southbound and three northbound on Georgia
Avenue between the Seminary Place and 16th Street??; (3) interior travel lanes were reduced to 10 feet and curb lanes to 11 feet which
shortens crossing distances for pedestrians. Additionally, left turns were introduced during the peak hour, in the peak direction at the
Georgia Avenue intersections at Forest Glen and Seminary Road. Adding these turning movements is intended to improve east-west
access in the plan area, but it is important to recognize adding new protected turning movements will further decrease the capacity at
the intersection.

Tables 18 and 19 summarize the AM and PM peak hour average intersection delay results of the future conditions analysis for each study
area intersection in the context of the two scenarios described above. With respect to the Forest Glen/Montgomery Hills Sector Plan
scenario, the following two sets of results are reported in Tables 18 and 19 and are briefly described below:

o 2040 Forest Glen/Montgomery Hills Sector Plan — Standard Mitigation: Estimated year 2040 intersection delay results with the
most effective mitigation strategies available, which includes signal timing improvements, additional and repurposing of travel
lanes. This exercise determined what it would take to achieve the current delay standard.

o 2040 Forest Glen/Montgomery Hills Sector Plan — Mitigated (increased standard to 120 seconds): Estimated year 2040
intersection delay results reflecting signal timing mitigation, scaled-back geometric changes (adding/repurposing travel lanes) with

20 The modeled cross section of Georgia Avenue between Forest Glen Road and Seminary Place is four lanes in each direction.
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an assumed increase of delay standard to 120 seconds within the plan area. This exercise determined what would mitigation
would still be necessary is the delay standard were increased to 120 seconds.

Without mitigation, observation of these results indicates that unacceptable traffic congestion conditions are forecasted during the AM
and/or PM peak hours of travel at the following study area intersections:

o Forest Glen Road at Georgia Avenue
o Inner Loop Ramp signal at Georgia Avenue
o Seminary Road at Georgia Avenue

With the standard mitigation applied, acceptable traffic congestion conditions can be achieved at seven out of the eight study area
intersections. However, many of the mitigation strategies identified would require widening the roadway for new, additional lanes.
Doing so would increase the pedestrian crossing distance and increase exposure to conflicts with motor vehicles. The intersection that
would still approach the intersection delay standard with standard mitigation strategies is:

o Forest Glen Road at Georgia Avenue — Forecasted delay is estimated to approach the current 80 second delay standard, with an
estimated delay of 79.6 seconds.

With the application of signal timing mitigation coupled with the policy assumption to increase the intersection delay standard to 120
seconds within the plan area, acceptable traffic congestion conditions can be achieved at seven out of the eight study area intersections.
The notable exception is:

o Forest Glen Road at Georgia Avenue — Forecasted delay is estimated to approach the proposed 120 second delay standard, with
an estimated delay of 98.5 seconds.
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Table 18. HCM Delay Results- 2040 Scenarios

2040 Zoning
] ) 2040 Zoning ( CE::e:s)tpiin
Delay Standard Existing Conditions 2040 No Build 2040 Build Out: Plan Vision [2040 Build Out: Zoning Envelope (Standard &
ID E-W Road N-S Road (seconds) Envelope N standard increased
Mitigation) .
to 120 secs in Plan
Area)?
AM PM AM PM AM PM AM PM AM | PM AM | PM
3 Dennis Avenue Georgia Avenue 80 27.5 19.2 557 41.9 57.8 41.9 58.2 41.9 N/A N/AY
Forest Glen
22 Road Georgia Avenue 30 66.9 79.6 52.3 98.5 73.0
Beltway Outer bl fori h e )
7 Loop Ramp Georgia Avenue 80 6.8 34.7 7.2 44.6 99 43.9 98 44.6 See Table 22 for interchange sensitivity tests
Beltway Inner
6 Loop Ramp Georgia Avenue 80 66.5 84.2
26 Seminary Place Georgia Avenue 80 19.4 28.5 31.2 50.6 47.7 51.0 48.3 50.6 40.9 19.4 40.9 19.4
27 Seminary Road Georgia Avenue 80 63.4 46.2 74.5 74.7 74.5 79.3 42.1 79.3 42.1
1 16" Street Georgia Avenue 80 20.9 34.0 223 35.1 21.6 35.5 21.6 35.1 226 48.5 226 48.5
. . 1 3
12 Spring Street |  Georgia Avenue 120 53.8 34.1 62.0 37.7 616 37.1 65.1 37.7 N/A N/A

1 Mitigation was not identified for these intersections because the forecasted traffic volumes do not exceed the standard in any scenario, and they are located far enough away from intersections that require mitigation such that it
would not be affected by geometric changes such as additional/repurposing of lanes.

2 Two design alternatives were considered to improve safety and traffic flow at the Beltway Interchange. The results of this analysis are included in Table 22.

3In this case the intersection delay standard is already 120 seconds.

4 This field shows the resulting delay for mitigation identified to meet the increased delay standard of 120 seconds. In other words, less mitigation is required to meet 120 seconds of delay rather than 80 seconds, and this field shows the

estimated delay outcome of applying those mitigation strategies. The mitigation strategies identified and tested are included in Figure 41.
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Table 19. Ratio of HCM Delay Relative to Policy Area Congestion Standard: 2040 Scenarios

2040 Zoning
Envelope
. ) (Congestion
Delay Existing Conditions 2040 No Build 2040 Plan Vision 2040 Zoning 2040 Zoning Envelope standard
ID E-W Road N-S Road Standard Envelope (Standard Mitigation) .
(seconds) increased
to 120 secs in
Plan Area)*
AM PM AM PM AM PM AM PM AM | PM AM | PM
3 Dennis Avenue Georgia Avenue 80 0.34 0.24 0.70 0.52 0.72 0.52 0.73 0.52 N/A! N/AL
22 Forest Glen Road Georgia Avenue 80 0.84 0.65 0.59
Beltway Outer
7 Loop Ramp Georgia Avenue 80 0.09 0.43 0.09 0.56 0.12 0.55 0.12 0.56
Beltway Inner See Table 22 for interchange sensitivity tests?
6 Loop Ramp Georgia Avenue 80 0.83
26 Seminary Place Georgia Avenue 80 0.24 0.36 0.39 0.63 0.60 0.64 0.60 0.63 0.51 0.24 0.34 0.16
27 Seminary Road Georgia Avenue 80 0.79 0.58 0.93 0.93 0.93 0.53 0.66 0.35
1 16" Street Georgia Avenue 80 0.26 0.43 0.28 0.44 0.27 0.44 0.27 0.44 0.28 0.61 0.19 0.40
12 Spring Street Georgia Avenue 120 0.45 0.28 0.52 0.31 0.51 0.31 0.54 0.31 N/A? N/A3

1 Mitigation was not identified for these intersections because the forecasted traffic volumes do not exceed the standard in any scenario, and they are located far enough away from intersections that require mitigation such that it

31n this case the intersection delay standard is already 120 seconds.

would not be affected by geometric changes such as additional/repurposing of lanes.
2 Two design alternatives were considered to improve safety and traffic flow at the Beltway Interchange. The results of this analysis are included in Table 22.

4 This field shows the resulting delay for mitigation identified to meet the increased delay standard of 120 seconds. In other words, less mitigation is required to meet 120 seconds of delay rather than 80 seconds, and this field shows the
estimated delay outcome of applying those mitigation strategies. The mitigation strategies identified and tested are included in Figure 41.
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Figure 39 shows the 2040 No Build scenario HCM delay dot map for the eight study area intersections for both AM and PM peak periods.
Comparing the 2040 No Build scenario relative to 2017 existing conditions, three intersections reflect the same colors on the dot map
even though the HCM delay ratio at these locations showed a modest increase. The remaining five intersections are showing increasing
traffic delays as reflected by changes in dot map colors based on congestion thresholds in both AM and PM peak hours are described
below.

Dennis Avenue at Georgia Avenue (Intersection 3): yellow to orange in the AM peak hour

Forest Glen Road at Georgia Avenue (Intersection 22): orange to red in the AM peak hour and PM peak hour
Inner Loop Ramp signal at Georgia Avenue (Intersection 6): orange to red in the AM peak hour

Seminary Place at Georgia Avenue (Intersection 26): yellow to orange in the AM peak hour

Seminary Road at Georgia Avenue (Intersection 27): orange to red in the AM peak hour

O O O O O

As shown as Figures 40 and 41, the results of the 2040 Forest Glen/Montgomery Hills Sector Plan Build Out scenarios are generally
comparable to those described above for the 2040 No Build scenario.

In general, transportation system performance analysis results of these future scenarios showed that 2040 traffic conditions for
roadways within the master plan and plan study area are forecasted to be marginally worse relative to existing conditions. Three
intersections show a HCM delay ratio greater than 0.8, indicating traffic conditions approaching or exceeding the relevant policy area
congestion standard in AM and/or PM peak hour.
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Figure 39: 2040 No Build Scenario
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Figure 40: Traffic Congestion Scenario - 2040 Build Out: Plan Vision
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Figure 41: Traffic Congestion Scenario - 2040 Build Out: Zoning Envelope
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Conceptual Intersection Mitigation

Based on forescasted traffic volumes for the horizon year of the sector plan (2040), multiple intersections within the sector plan area are
expected to exceed their capacity. Althought the recommended zoning is estimated to generate a moderate number of net new trips in
the sector plan area, staff thought it was important to identify what it would take to increase capacity at the intersections to meet the
the delay standard as set forth in the 2016 Subdivision Staging Policy (SSP). Staff commissioned the help of Sabra and Associates (now
Mead & Hunt) to test two approaches to the migitation analysis. The first scenario anlyzed the forecasted traffic volumes and suggest
potential mitigation strategies to meet the current SSP standard.

Second, recognizing that any strategies that would change the geometry or total width of the roadway would be in direct conflict with
the goals and intentions of both the countywide Vision Zero initiative, and the primary transportation goal of the sector Plan, staff
requested a follow-up task to identify what mitigation would be necessary if the delay standard were increased.

Figure 42 shows the migitation that would be necessary under each mitigation scenario. In the figure, each arrow represents a lane at
the intersection with Georgia Avenue identified by the row heading. The No-Build column reflects the lane configuration that exists
currently. The Existing Standard scenario is shown in the second column and the Proposed Standard, which recommends increasing the
delay standard from 80 seconds to 120, is shown in the third column. The orange arrows indicate that a current lane is intended to be
repurposed and a red line represents a new lane that will require widening roadway.
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Summary of Findings from the Two Scenarios
e Based on the traffic modeling exercise conducted for the sector plan, potential mitigation strategies are recommended to
improve the capacity of the intersections. The resulting list of recommended changes are reflective of the Vision Zero approach
and, therefore, do not include every tool available, specifically widening the roadway or adding additional left turn lanes where
high pedestrian volumes are expected.
e The Intersection of Forest Glen Road and Georgia Avenue is driving both scenarios.
o Inscenario 1, an additional lane is needed in both directions on Georgia Avenue and on Forest Glen Road.
o Inscenario 2, additional lanes are needed southbound on Georgia Avenue, and both direction of Forest Glen Road.
e For the remaining intersections, the identified mitigation strategies are the same between the two scenarios.
e While the two scenarios result in capacity increases that meet both the existing and proposed standards, widening roadways
widths increases exposure to conflict between pedestrians and motor vehicles.

Furthermore, the following recommendations are contingent on the implementation of either Alternative 1 or Alternative 2 of the
Beltway Interchange recommendations. These recommended mitigation strategies are intended to inform future studies of these
intersections after the Beltway interchange is improved or another significant change is made to the transportation network within the
corridor. Staff reviewed the mitigation scenarios and made the following determinations for the Working Draft recommendations:

o Forest Glen Road and Georgia Avenue
o The mitigation analysis recommends widening the road and other changes to the lane configuration. These strategies
should only be only considered following implementation of the Forest Glen Passageway, which would provide a safe,
grade-separated crossing that would not be impacted by the mitigation treatments. The specific recommended
treatments include the following:

Repurpose the inmost through lane to a left-turn only lane in the northbound direction.

Repurpose the inmost through lane to a left-turn only lane in the southbound direction. Add an additional through-
right lane.

Widen the roadway in the eastbound direction to make room for an additional through lane and a new right turn
only lane.

Create a new left turn only lane in the westbound direction by repurposing an existing through lane. Add an
additional through lane and an additional through-right lane.

Add bike boxes on the Forest Glen Road approaches

Reduce curb radii on all four corners to reduce vehicle turning speed and improve pedestrian safety.

Consider and study the impact of “dropping” or blocking far right lane after southbound 1-495 on-ramp to improve
lane utilization.

o Seminary Place and Georgia Avenue
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o Staff reviewed the proposed mitigation and generally supports the proposed mitigation. Because the intersection does not
appear to be approaching the capacity standard in any of the 2040 scenarios, staff determined that widening the roadway
is not needed. This proposal was likely included based on the analysis of Seminary Road and Georgia Avenue, located
directly south of this intersection. Therefore, the recommendations for the Working Draft include the following:

= Restrict southbound left turns from shopping center driveway (use rear alleys for circulation). Make the driveway
right out only.
= Add a leading pedestrian interval to give pedestrians a head start crossing Georgia Avenue and Seminary Place and
increase their visibility to motorists turning.
o Seminary Road and Georgia Avenue

o According to the analysis, mitigation is clearly needed to meet the current standard; however, staff determined widening
the road would increase potential conflicts between pedestrians and motorists. This intersection is at the heart of the
commercial center of Montgomery Hills and with retail, bus stops and other pedestrian generators on both sides, and
comparatively higher traffic volumes on all approaches of the intersection. Therefore, reducing pedestrian safety was not
an acceptable trade-off to increasing motor-vehicle capacity at the intersection. Furthermore, increasing the delay
standard to 120 seconds would not require mitigation based on traffic volume forecasts in the 2040 scenarios. Therefore,
the following recommendations were included in the Working Draft:

= Reduce curb radii to reduce turning speed an increase pedestrian safety.
= Carve out left turn pockets from the median to be installed as part of the Maryland SHA Georgia Avenue MD 97
Montgomery Hills project.
= Restore left turns in the peak hour.
o 16th Street and Georgia Avenue

o Two additional right turn lanes are shown in Figure 42 on Georgia Avenue in the southbound direction. This proposal
comes from the recommended closure of the 16 Street southbound slip lane that is carried forward by the 2000 North
and West Silver Spring Master Plan and is expected to be included in the MDOT SHA MD 97 Montgomery Hills project.
While this will require widening the road, this will only affect the northern pedestrian crossing, which is currently
unmarked. Today, the marked crossings are on the west and south legs?®. Staff recognizes the need for providing two
right- turn lanes for southbound Georgia Avenue (as that duplicates the lane configuration on the southbound slip lane,
which is to be eliminated) and supports the proposal as the width of the southern leg will not be changed.

= Relocate or abandon 16th Street south slip lane and replace with a bicycle and pedestrian connection. Reroute
16th southbound to 16th Street northbound intersection.

= Widen the west side of Georgia Avenue to allow for a new additional right turn lane from the southbound
direction.

21 The eastern leg is a grade-separated sidewalk as this is a T-intersection.
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o Related to the traffic analysis, but not
specifically studied in these scenarios,
staff recommends a study of the impact
of adding a second right turn lane at the
[-495 outer loop off-ramp in the
northbound direction.

Figure 43: Traffic Congestion Scenario - 2040 Build Out: Zoning
Envelope Standard Mitigation
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Figure 44: Traffic Congestion Scenario - 2040 Build Out: Zoning Envelope Increase Delay Standard to 120 seconds
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Beltway Interchange Design Alternatives Sensitivity Tests

The design of the Beltway Interchange as it exists today
presents a significant safety concern. The inner loop off-
ramp of the of the Beltway (eastbound) that transitions to
northbound Georgia Avenue merges directly into the
rightmost northbound lane on Georgia Avenue. This
merging maneuver is especially concerning as it approaches
Georgia Avenue as it transitions below the Beltway which is
where visibility is decreased.

Additionally, after observing traffic patterns on Georgia
Avenue and analyzing traffic volumes and turning
movements, staff determined the design of the Beltway
Interchange has a significant impact on how Georgia Avenue
operates immediate south and north of the Beltway.

For these reasons, two design alternatives were considered
for the Beltway interchange with Georgia Avenue; a short-
term alternative that removes the outer loop off-ramp and a
long-term alternative that replaces the entire clover leaf
interchange with a diverging diamond. The intersections
that would be most affected by these design alternatives are
the Beltway off-ramp signals; the outer loop signal and the
inner-lop signal. Sensitivity tests for these two alternatives
were applied to the model and the results, organized by
turning movement, are included in Table 20.

107



Table 20: Sensitivity Test Results of Two Beltway Interchange Design Alternatives

Average Vehicle Delay in Seconds
Intersection | Movement 2040 No Build Alt 1: 2040 Loop Ramp Removal Alt 2: 2040 DDI
AM PM AM PM AM PM
Overall 9.8 44.6 7.0 47.4 156.3 97.6
WBL 76.7 51.9 76.7 51.9 314 22.2
WBR 78.8 3441 78.8 3441 26.1 206.4
NBT 0.5 5.2 5.2 12.5 - -
Outer Loop NBR 17.5 2.7 3.5 0.3 - -
Signal NBL - - - - 129.6 132.7
NBTL - - - - 45.0 97.6
SBT 2.4 7.8 1.3 9.4 - -
SBR - - - - 271.6 41.8
SBTR - - - - 199.6 81.0
Overall 109.3 116.4 86.1 67.5 59.2 70.1
EBL - - - - 33.8 49.5
EBR >300 56.2 213.7 102.1 139.6 21.3
WBR 0.2 0.3 - - - -
Inner Loop Signal NBTR 65.0 206.4 59.3 89.2 - -
NBT 46.8 61.8
NBR 1.4 1.7
SBT 44.3 19.2 44.8 28.9 61.3 160.2
SBR 1.6 1.2 1.6 1.2 - -
SBL 0.1 0.5

It is important to note that implementation of either of these design alternatives would likely improve lane utilization on Georgia Avenue
throughout the plan area compared to current traffic distribution patterns but given their distance from the Beltway the transportation
engineers took a conservative approach and tested the impact on only the signals closest to the interchange. Once the Beltway
Interchange is augmented, traffic study of the intersections in the sector plan area should be conducted to determine if mitigation is
needed and if it can be achieved without decreasing the safety of pedestrians, bicyclists, and transit users.
Summary of findings from Table 20:

= One intersection already exceeds capacity today in the evening peak hour (Georgia Avenue and the Inner Loop Beltway Ramp).
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= The Inner Loop Beltway Ramp signal and two others are expected to exceed the 80 second delay standard regardless of what this
plan recommends; Forest Glen Road and Seminary Road/Columbia Boulevard.

= The differences between the 2040 No Build scenario and the 2040 Build Out and Zoning Envelope scenarios are generally minor.

= The Outer loop signal benefits overall more with the loop ramp removal design alternative and the inner loop signal benefits
overall more with the DDI.

Staff notes that average vehicle delay does not tell the whole story, and therefore additional metrics should be applied to further study
these alternatives. Metrics to consider include vehicle throughput, queue length and network (rather than intersection) delay.

TRAFFIC IMPLICATIONS OF VISION ZERO RELATED RECOMMENDATIONS

As described elsewhere in this document, Georgia Avenue in Montgomery Hills, is the heart of the sector plan area and carries traffic
volumes upwards of 75,000 cars daily. For comparison, other major highways in the County such as Rockville Pike (MD 355) have
observed traffic volumes between 55-57,000 vehicles per day near its interchange with the Beltway22. Due to the lack of street grid
within the Forest Glen. Montgomery Hills and Woodside Park plan districts, both local and regional traffic is dependent on Georgia
Avenue to get to major city centers such as Wheaton, Silver Spring and the District. Few of the intersections along the corridor have any
traffic control, which is likely because traffic flow along Georgia Avenue has been prioritized over crossing movements to and from the
intersecting side streets. This makes crossing Georgia Avenue challenging and potentially for any travel mode.

Improving the safety of all road users is consistent with Vision Zero, an international strategy to eliminate traffic related fatalities and
severe injuries, which was adopted by the County Council in 2016. The adoption of Vision Zero, just prior to the approval of the 2016 SSP,
represents a significant change in County policy, as Vision Zero prioritizes the safety of all road users rather than focusing on vehicular
mobility. As one of the first master plans to commence following the adoption of Vision Zero, the Forest Glen/Montgomery Hills Sector
Plan seeks to prioritize safety and asserts that increased vehicular delay is acceptable, particularly coupled with the availability of transit,
as well as the pedestrian and bicycle recommendations for the plan area.

Achieving increased safety for all road users requires reducing speeds and eliminating conflicts. For example, the removal of the dynamic
lane on Georgia Avenue makes it possible to provide pedestrian crossing safety improvements such as median refuges. Replacing the
dynamic lane with a raised median also reduces conflicts between motorists as it eliminates all uncontrolled crossings between 16th
Street and Forest Glen Road.

22 ArcGIS Web Application. (2019). Maryland.maps.arcgis.com. Retrieved 27 February 2019, from
http://maryland.maps.arcgis.com/apps/webappviewer/index.htm|?id=223148a698214294a7b43ed612a4e67d
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In previous master plans, transportation adequacy provides a higher tolerance for traffic congestion in areas with greater activity and
transit service opportunities. In the context of the Forest Glen/Montgomery Hills Sector Plan, the adoption of Vision Zero inevitably
requires a higher tolerance for traffic congestion to achieve increased safety for all road users and to eliminate traffic related fatalities
and severe injuries in line with the County’s Vision Zero policy.

As mentioned above, the higher tolerance for traffic congestion can be achieved through the proposed introduction of a new traffic
congestion standard for signalized intersections on multimodal transit corridors, such as Georgia Avenue. Such a standard would increase
the delay standard along Georgia Avenue, which connects two Central Business Districts, to 120 seconds. As a high- ridership bus corridor
and a recommended bus rapid transit corridor, a higher tolerance for traffic congestion should be considered. While the transit services
opportunities are not commensurate with those of Metro Station Policy Areas, the transit service opportunities along multimodal transit
corridors are robust and the delay standard should reflect the existing and planned services.

The approach of adjusting the traffic congestion standard for multimodal corridors was most recently tested by the Veirs Mill Corridor
Master Plan which, similar to this Sector Plan, was focused primarily on improving safety and comfort for pedestrians, bicyclists and
transit users along a highly-traveled corridor. The Planning Board determined higher levels of congestion would be tolerated along
corridors that both experience high levels of multimodal travel and connect to urban, high-activity areas. As of writing this document, the
Council has not completed its review of the Planning Board Draft of the Veirs Mill Corridor Master Plan.

Traffic Evaluation Analysis Context

A major goal of the master plan is to improve safety for pedestrians, cyclists and transit users within the Georgia Avenue corridor in
accordance with the county’s Vision Zero policy to reduce traffic-related fatalities and severe injuries. The plan also seeks to achieve a
balance between land use density and transportation infrastructure by maintaining adequate transportation capacity in accordance with
2016 Subdivision Staging Policy (SSP). There is an inevitable tension between these goals that limits consideration of strategies designed
to mitigate inadequate traffic conditions. These mitigation strategies are described below and conceptually depicted in Figure 44.

=  Geometric Improvements: The addition of intersection geometric improvements (i.e., turn lanes and through lanes) conflict with
the major plan to facilitate pedestrian and bike travel and improve safety for all travelers.

= Mode Share Goals: The consideration of mode share goals as a traffic mitigation strategy along the Georgia Avenue travel
corridor (rather than in a specific policy area or subarea) is problematic given the high proportion of through traffic over which
the plan has little control, coupled with relatively limited non-auto travel options in the corridor area.

= Traffic Redistribution/Balancing: Traffic in the corridor is primarily served by a single major roadway, Georgia Avenue. There is
limited opportunity to assign alternative traffic routes or add new roadway connections to disperse traffic.
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Traffic Operations/Management: The implementation of signal timing/phasing improvements, shared lane traffic movements,
and turn restrictions may be considered — as appropriate.

Mitigation Strategy Menu

2. Traffic 3. Tratfic 1G tri
1. Mode Shift Redistribution/ operations/ e
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Balancing management

a
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m ¥

545 Middiefield Rd # 210, Menio B

Figure 45: Mitigation Strategy Menu

Synchro and Highway Capacity Manual methodologies are limited in their ability to quantify changes in capacity and/or intersection delay
for many of the types of traffic calming, streetscape, and pedestrian-activated traffic calming improvements proposed in a “Vision Zero”
context. Examples of these types of improvements are described below.

Midblock Pedestrian Hybrid Beacons/HAWK: These signals are only operational part time when activated on demand. The ability to
coordinate these crossing maneuvers with adjacent signals limits the increases vehicular traffic delays. Furthermore, pedestrian
activation makes these crossings “non-standard” in terms of signal timing plans and HCM reporting.

Pedestrian Median Refuges, Curb Extensions, and Right-Turn Channelization: In terms of vehicular traffic, reduction in curb radii and
removal of channelization do not impact lane utilization and thus intersection capacity or delay.
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Traffic Signal Upgrades/Minor Phasing Adjustments: High-visibility crosswalk markings, pedestrian countdown signal indicators, and
Leading Pedestrian Intervals (typically 3-4 seconds) have limited effects on intersection vehicle capacity as they generally impact vehicle
clearance time or start-up delays.

Challenges with Exclusive Reliance on Level of Service (LOS)

Ideally, every master plan should have a balance between its proposed land use and its proposed transportation network and services.
For more than two decades this "balance" has been defined as what is needed to meet the current adequate public facilities (APF)
requirements as described in the Subdivision Staging Policy (SSP). Achieving this balance in a master plan is not an academic exercise: if a
plan is not balanced, then at some point in the future a proposed master-planned development will be unable to proceed because it will
have no means to meet the APF requirements.

In the past quarter century there have been only two master plans adopted which did not achieve this balance. The Potomac Sub- Region
Plan (most recently revised in 2002) stipulates that its two-lane roads would not be widened, except at intersections; the community is
willing to accept congestion to retain its pastoral ambiance. The Council has rationalized this by recognizing that relatively little through-
traffic flows on these roads, and so the future congestion would not significantly affect County residents living outside the sub-region.

The other plan is the Chevy Chase Lake Sector Plan (2013), which forecasts that three intersections will fail Local Area Transportation
Review (LATR) at buildout. However, the failure will be at the margin, mainly because the Council included in the plan certain
intersection improvements that would bring the sector plan area much closer to passing LATR at buildout.

While not an adopted plan, the Veirs Mill Corridor Master Plan is also challenging the priority on traffic flow over transportation safety.
As of writing this document, the Planning Board has recommended increasing the delay standard along the corridor, recognizing that
many of the capacity improvements that exist today and would be recommended to increase capacity are in direct conflict with Vision
Zero principles. The final approved and adopted draft could set a percent for how long-range plans address traffic safety and capacity
deficiencies.

According to the adopted 2016-2020 SSP, the congestion standard for signalized intersections in county policy areas is based on
volume/capacity ratio (using the Highway Capacity Manual method), which translates to an average vehicle delay measured in
seconds/vehicle (s/v) and equivalent level of service (LOS) for automobile travel.

To determine whether or not a master plan is in balance, the Council has applied the current SSP transportation test in the context of a

long-term time planning horizon. This test consists of a Local Area Transportation Review (LATR) analysis reflecting a master plan

buildout time horizon that evaluates the traffic generated by the buildout of planned development on a network that assumes certain
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intersection improvements.

The concept of LOS has been used by traffic and transportation engineers for over 50 years to describe operating conditions for
automobile travel on existing or planned roads. LOS is most commonly measured using average vehicle delay at an intersection. It is
expressed as a letter grade, ranging from LOS A to LOS F, where LOS A represents completely free-flow conditions, LOS E represents
capacity conditions, and LOS F represents over-capacity conditions with considerable delay (Table 21).

This report-card grading is based on a driver’s perspective and the notion that delay is to be minimized. The grading ignores intersection
performance from the perspective of other users such as people who walk, people who bicycle and people that take transit. Further, LOS
grades below LOS E also represent a low level of utilization, which normally would constitute a poor rating for public infrastructure. Many
cities have adopted policies to maintain LOS D or better conditions during peak hours, based on guidance from A Policy on Geometric
Design of Highways and Streets (American Association of State Highway and Transportation Officials 2011) and other sources.
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Table 21:

Equivalency Between LOS and Average Vehicle Delay

HCM LOS | Corresponding Description
Threshold/ Average
Boundary | Vehicle Delay
per HCM
(seconds)
A/B 10 Operations with very slight delay, with no approach phase fully
utilized.
B/C 20 Operations with slight delay, with occasional full utilization of
approach phase.
C/D 35 Operations with moderate delay. Individual cycle failures begin to
appear.
D/E 55 Operations with heavier, but frequently tolerable delay. Many
vehicles stop, and individual cycle failures are noticeable.
E/F 80 Operations with very high delays and congestion volumes vary
widely depending on downstream queue conditions.
n/a 120 Operations with extremely high delays and congestion volumes
vary widely depending on downstream queue conditions.

LOS can be a very useful and effective metric for designing infrastructure and understanding the consequences to automobile traffic
of planning and design decisions. However, that is generally the extent of its utility. It does not help to inform us about a number of
other factors that are important such as the availability of and access to other modes of travel and potential impacts to safety for all

road users resulting from increased vehicular speeds and infrastructure design that prioritizes motor vehicle travel. The Forest

Glen/Montgomery Hills Sector Plan seeks to provide safe and efficient travel for all transportation modes and the LOS metric does

not consider operations or conditions for other modes of transportation, including walking, bicycling and transit use.
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FORWARD

Prepared by Lisa Govoni (lisa.govoni@montgomeryplanning.org)

This market study was undertaken during the early stages of the Forest Glen/Montgomery Hills Sector
Plan and played a role in the initial thoughts and perspective of the economic conditions in the Plan
Area. This study was designed to create an understanding of the baseline economic condition to allow
subsequent analyses to further refine assumptions, inputs, and perspectives as the planning process
evolved. This study was not used in isolation when crafting recommendations but was one tool used to
evaluate the constraints and opportunities in the Plan Area.

Purpose

The Forest Glen/Montgomery Hills Sector Plan explored the market support for existing and future
land uses through an analysis of:

e Existing conditions, including an inventory and evaluation of existing businesses and land uses in
the corridor as well as an evaluation of existing land use conditions

e Commercial and Residential market conditions and potential by land use

e Strengths, Weaknesses, Opportunities and Challenges (SWOC)

e Opportunities analysis for new development/redevelopment in the study area

e Strategies and recommendations for redevelopment, preservation and growth
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Forest Glen — Montgomery Hills Sector Plan Rental Facility Conditions

The initial housing conditions and recommendations for Forest Glen-Montgomery Hills were compiled
during the early stages of the planning process to provide a baseline measure of affordability and
housing stock characteristics of the rental facilities in the Plan Area.

Prepared by Lisa Govoni (lisa.govoni@montgomeryplanning.org)

Table 1: Rental Facilities in the Forest-Glen Montgomery Hills Sector Plan

Name Structure Year Built Age Vacancy Current Zoning
Type Group

Fields of Silver Spring Garden 1948 | 70:79 0.70% R-10

Forest Glen Apartments Garden 1947 | 70:79 2% R-10

Belvedere Garden 1947 | 70:79 0.90% R-10

Source: 2017 DHCA Rental Facility Survey, CoStar

There are currently three rental facilities in the Forest-Glen Montgomery Hills Sector Plan. All facilities
are garden-style (less than 5 stories) and are over 70 years old. All three facilities share a low vacancy
rate (2 percent or below) and are currently zoned R-10.

Table 2: Rental Facilities Average Rent

Name Studi | Rent AMI | 1-beds Rent AMI | Number | Rent AMI | Units
os Avg Avg 1- 2-beds Avg 2-
Studio beds beds

Fields of 9| $1,035 54% 50 | $1,065 | 51% 162 | $1,232 | 55% 221
Silver

Spring

Forest Glen 0 29 | $1,024 | 49% 45 | $1,176 | 52% 74
Apartments

Belvedere 0 39 | $1,264 | 60% 54 | $1,442 | 64% 93
Apartments

Source: 2017 DHCA Rental Facility Survey, CoStar
Income limits calculated at 30 percent of housing cost, due to utilities being included

The three rental facilities are considered market-rate affordable, meaning they are affordable to
households earning at or below 80 percent of the Area Median Income.! There are 388 rental units in
the Forest Glen-Montgomery Hills Sector Plan Area, and while there are no 3-bedroom units, 67 percent
of the units are 2-bedroom units (30 percent 1-bed and 2 percent studios). While due to the age of the
facilities there are no Moderately Priced Dwelling Units (MPDUs), the Fields of Silver Spring is affordable
due to tax credits or other federal subsidies, and the Forest Glen Apartments is owned by an affordable
housing provider, Montgomery Housing Partnership.

11n 2017, the Area Median Income was $110,300 for a family of four, the market-rate affordable limits (80 percent
AMI) for 2017 was $88,240 for a family of four.
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Affordable Housing Methodology

In order to determine affordability, households are first categorized by their income relative to the area
median income (AMI). AMI is adjusted for household size. Low-to-moderate income households are
those earning up to 65 percent of AMI. The income limits in the table below are based on income
requirements for Montgomery County’s moderately priced dwelling unit (MPDU) program and US
Department of Housing and Urban Development (HUD) standards.

Table 1-2017 Income Limits

HOUSEHOLD 65% 80% AMI 100% AMI
SIZE AMI (MARKET RATE |  (MEDIAN)
AFFORDABLE)

1 $50,180 $61,760 $77,200

2 $57,330 $70,560 $88,200

3 $64,545 $79,440 $99,300

4 $71,695 $88,240 $110,300

5 $77,415 $95,280 $119,100

Source: Montgomery County DHCA, HUD

Second, rather than just count the number of households, we count the number of rental units
affordable to them to understand the inventory of low-cost housing. We, therefore, need to assume
the number of bedrooms needed by varying household sizes, which will have different needs with
respect to bedrooms. Often, households of the same size will even have different bedroom needs. For
example, two unrelated adults would typically need two bedrooms, while a married couple would need
one.

The following table provides the Planning Department’s standard assumptions regarding the distribution
of household sizes by number of bedrooms:

Table 2 — Household-Size Distribution by Number of Bedrooms

NUMBER OF BEDROOMS
HOUSEHOLD SIZE Efficiency 1 2 3 4
1 100% 30%
2 70% 10%
3 60% 20%
4 30% 50% 40%
5 30% 60%

Third, based on the previous two tables of household income limits and our assumptions about the
distribution of household sizes by the number of bedrooms, we estimate income limits by number of
bedroom rooms. This calculation is a weighted average of household-income limits for each bedroom
size. For example, for one-bedrooms occupied by households up to 100 percent of AMI, the maximum
weighted income is: .3 x $77,200 .7 x $88,200 = $ $84,900.



Table 3 — Income Limits by Number of Bedrooms

# OF 65% AMI 80% AMI 100% AMI
BEDROOMS

0 $50,180 $61,760 $77,200

1 $55,185 $67,920 $84,900

2 $59,514 $76,776 $91,560

3 $71,981 $85,600 $110,740

4 $75,127 $93,168 $115,580

Fourth, affordable housing is defined as housing that costs no more than 25 percent of household
income, if utilities are not included, or 30 percent of household income if utilities are included. This
definition is similar to the rent requirement for MPDUs set by the County Department of Housing and
Community Affairs (DHCA). The maximum affordable rent by number of bedrooms is listed below.

Table 4 — Affordable Limits at 30 Percent of Income

# OF | 65% AMI 80% AMI 100% AMI
BEDROOMS
0 $1,255 $1,544 $1,930
1 $1,380 $1,698 $2,123
2 $1,488 $1,919 $2,289
3 $1,800 $2,140 $2,769
4 $1,878 $2,329 $2,890

Table 5 — Affordable Limits at 25 Percent of Income

# OF 65% AMI 80% AMI 100% AMI
BEDROOMS

0 $1,045 $1,287 $1,608

1 $1,150 $1,415 $1,769

2 $1,240 $1,600 $1,908

3 $1,500 $1,783 $2,307

4 $1,565 $1,941 $2,408

Affordable Housing Definitions:

Income Restricted Affordable Housing: A Moderately Priced Dwelling Unit (MPDU) or a dwelling unit
built under government regulation or binding agreement requiring the unit be affordable to households
at or below the income eligibility for the MPDU program.

Income Restricted Workforce Housing: Defined in Chapter 25B as housing that is affordable to
households at or below 120% area wide median income (AMI). When a master plan refers to Workforce
Housing as a part of its affordable housing goals or requirements, incomes are limited to 100% of AMI.

Market Rate Affordable Housing. Market rate affordable dwelling units are affordable to households
earning no more than 80% of area median income, adjusted as MPDUs for household and unit size, and
must not exceed the median rent for the planning area.



Rent Restricted Affordable Housing: Describes when rent increases will be limited and there is no income
test for the tenant. The preservation of market rate affordable housing may require an agreement that
both establishes the baseline rent (priced to be affordable at 80% of AMI) and rent restrictions (such as
requiring that rents increase by only the Voluntary Rent Guideline.)
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Executive Summary

The Forest Glen/Montgomery Hills Study Area, which incorporates frontage properties
along Georgia Avenue from the northern edge of Downtown Silver Spring to Dennis
Avenue, comprises a range of strip commercial and office uses. The surrounding
neighborhoods (the Primary Market Area (PMA) include a mix of single-family houses,
townhouses, condominiums and apartments that benefit from access to one of the county’s
primary thoroughfares, the Forest Glen Metro station and the Beltway (I-495). Compared
to countywide residents, PMA residents are slightly older, living in somewhat smaller
households with higher incomes, slightly less likely to own their homes, and much more
focused in white-collar professions.

Holy Cross Hospital provides an important anchor for economic activity. The Study Area
has an estimated 6,800 employees in addition to roughly 4,300 staff at Holy Cross. As of
the time of this report, the Study Area includes 176 businesses with 46 percent in offices
(primarily healthcare providers), 38 percent providing personal and business services and
16 percent retailers, including 16 restaurants.

The State Highway Administration (SHA) is evaluating alternative packages of
improvements to reduce traffic conflicts and improve traffic flow while greatly enhancing
provisions for pedestrians and bicyclists. Current plans include wider sidewalks, a cycle
track, a pedestrian underpass to create a second Metro station entrance on the east side of
Georgia Avenue, better crosswalks, upgraded pedestrian lighting and other streetscape
improvements.

Commercial Market Conditions and Potentials

Montgomery Hills is most competitive for convenience/neighborhood retail (e.g., grocery
stores and drugstores), restaurants and local services. It lacks the critical mass of stores to
compete for shoppers goods retailers, those that sell apparel, furniture, home furnishings
and other goods typically sold in department stores. The recent replacement of Staples
with Aldi’s provides a strong draw for area customers, and Snider’s Super Foods has a loyal
customer base. Area restaurants offer a variety of ethnic cuisines as well as pizza,
delicatessen fare, bagels and ice cream. Some of the businesses are in aging buildings that
could use physical upgrades to better meet the needs of modern retailers. However, there
are few vacancies.

Given the vast array of competitive retailers from Downtown Silver Spring to Westfield
Wheaton shopping center, market area residents seem able to meet most of their shopping
needs through existing retailers. Unmet demand that might be available to new Study
Area retailers include a small pharmacy or wellness retail operation and a fast casual
restaurant. Accommodating a fast casual restaurant would be difficult today given the lack
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of frontage properties with sufficient land to provide the vast amounts of parking required
by such operations.

On-line retailing, over-leveraged retail chains with excessive debt levels and changing
consumer tastes are disrupting traditional retailing. Introduction of self-driving vehicles
will further facilitate home delivery, probably accelerating the move to on-line retailing. In
the midst of these shifts, the most successful bricks-and-mortar retail stores are those that
can provide convenience, customer service and/or an experience not available on-line.
Eating and drinking places have a particular advantage in today’s retail world.

The Study Area office market is dominated by medical office space attracted by Holy Cross
Hospital’s presence. The 16 office buildings with 198,000 square feet of space were built
almost exclusively prior to 1970 with a few renovated or built in the late 1970s or early
1980s. In spite of the aging stock, vacancy rates are quite low. Nationally, physicians are
shifting from independent practices to working directly for hospitals or other major
healthcare organizations, reducing the demand for space in independent medical office
buildings, which may require a re-purposing of some of the existing medical office space
over time. New models emphasize clinics and wellness centers focused on preventative
healthcare.

Other office tenants in the Study Area tend to focus on neighborhood services such as
insurance and real estate agents. The non-medical office space is leased on the strength of
its accessibility and low rents; some owners are reporting challenges in filling vacancies due
to the condition of some of the older commercial structures and the lack of dedicated
parking. Technology is allowing some local-population-serving businesses to operate
without traditional office space, somewhat reducing the office demand.

There is limited opportunity for new office space in the Study Area. The one potential
would be for a small co-working space where tenants share access to conference rooms,
office equipment and other technology.

Residential Market Conditions and Potentials

Though focused on commercial properties, this analysis also considered residential
development opportunities due to the drive toward mixed-use development. The wider
market area that includes both Downtown Silver Spring and Downtown Wheaton have
shown rapid development of multi-family apartments over the past decade, adding 1,757
new units in 2014 alone. Absorption/occupancy of the apartment stock has kept pace with
new construction, evidencing the demand for well-located apartments with access to Metro
stations. Opportunities exist for new rental housing, including accessory dwelling units
developed on lots with existing single-family houses. Development of new for-sale housing
has been more limited, due primarily to the lack of developable sites. The rapid price
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escalation among existing units demonstrates the strong demand for ownership housing.
Future market potentials are summarized in the following table.

Residential Demand, 2017-2037

Near-Term Long-Term
2018-2027 2028-2037
For-Sale
Single-family attached 275 250
Condominiums 75 50
Subtotal 350 300
Rental
Apartments 450 350
Age-restricted units 250 300
Accessory units 50 50
Subtotal 750 700
Total 1,100 1,000
Note: Production may be constrained by site availability.
Source: Partners for Economic Solutions, 2018.

Development Opportunities

The proposed SHA roadway, pedestrian and bicycling infrastructure improvements would
greatly enhance the public realm, providing a setting for mixed-use development. Land and
building acquisitions to allow right-of-way expansion may disrupt four properties, creating
redevelopment opportunities. The right-of-way widening also may significantly impact
existing businesses by taking away storefront parking that they depend on for attracting
convenience shoppers. Business owners expressed concerns that the loss of parking could
force them to relocate or close, particularly in the west side of the 9300 block of Georgia
Avenue, but also in the Tudor-style shopping center at Seminary Road and on the east side
of the 9400 block of Georgia Avenue. Mitigation strategies will be needed to support these
businesses.

The shifts in retail and office markets would suggest long-term redevelopment
opportunities; however, there are many reasons why property owners may not consider
redevelopment in the near to mid term:

site constraints, including shallow frontage lots;

the high costs of new development;

the opportunity costs of lost rent in tearing down existing leased buildings;
the owners’ appetite to take on the multitude of development risks;

lack of development expertise and financial resources; and
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e a difficult development approvals process that lacks certainty and predictability.

Though old and not suited to the needs of modern retailers, several of the area’s older
buildings still have viable uses and additional useful life before they will be redevelopment
candidates.

In the near term, the best redevelopment candidates are:

o the Forest Glen Metro station, which could be redeveloped for 300 to 400 residential
apartments at a much higher density than current zoning allows in order to fund
replacement of commuter parking; and

¢ 9801 Georgia Avenue, the Forest Glen Medical Center, which could be replaced with
various combinations of ground floor retail, residential, a modest amount of office,
and quality open space/common areas or dense townhouse or multi-family
residential development.

In the longer run—and assuming implementation of the SHA plan— redevelopment
opportunities could include the east side of the 9500 block of Georgia Avenue if the right-of-
way widening requires taking the existing office building, and the Seminary Road
properties, including Snider’s Super Foods and possibly other properties in the adjacent
Tudor-style shopping center depending on future shifts in retailing. The 9500 block would
be suitable for a three- to four-story apartment building or possibly a single-tenant office
building.

Recommended Strategies

Strategies recommended to encourage private reinvestment and a transition to more
sustainable mixed-use development in a pedestrian-friendly environment include:

e re-zoning of key opportunity sites for greater density to take advantage of Metro

accessibility;

e public investments in public realm improvements led by the SHA transportation
upgrades;

e low-interest loans and small grants for architectural services to incentivize facade
improvements;

small business technical assistance;

e construction-period strategies to support local businesses during the SHA
construction; and

e marketing and advocacy efforts undertaken by a business association and nearby
residents.

vi
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I. Introduction

The Montgomery County Planning Department is embarking on a detailed plan for the
Forest Glen/Montgomery Hills portion of the Georgia Avenue corridor. This market
analysis is intended to inform that planning process as to market conditions, future
prospects, real estate opportunities and economic issues facing area stakeholders.

Planning Framework

The Study Area incorporates primarily frontage properties extending 2.1 miles along
Georgia Avenue (MD 97) from Spring Street on the northern edge of Downtown Silver
Spring to Dennis Avenue in Wheaton (Map 1).

(m Parkland

= u == Sector Plan Boundary

The southern portion of the corridor — between Spring Street and 16th Street — is primarily
residential and institutional. North from the 16t Street intersection to the Capital Beltway
(I-495), the corridor is dominated by neighborhood- and auto-oriented retail and office
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development with a relatively new townhouse development in the southwest quadrant of
the Beltway interchange. North of the Beltway are the Forest Glen Metro station with a
Park-and-Ride lot and residential development along the west side. The east side includes
five medical office buildings and four churches. Although outside of the Study Area, Holy
Cross Hospital is a large employer located five blocks to the east on Forest Glen Road.

To date, the corridor has been shaped almost exclusively to meet the needs of automotive
traffic. MD 97 is one of the county’s most heavily traveled major highways, linking Olney,
Glenmont and Wheaton to Silver Spring and the District of Columbia. Carrying over
70,000 vehicles per day, the corridor is a major commuting route. Accommodating the
heavy volume of traffic entering and exiting the Beltway generates significant weaving and
the potential for multiple accidents. The Beltway ramps accessed from northbound and
southbound Georgia Avenue generate significant back-ups and conflicts. Left turns are
restricted on Georgia Avenue during rush hours, creating inconveniences for shoppers and
other patrons of local businesses.

|Roadway Improvement Plans
The North and West Silver Spring Master Plan (2000) and the Forest Glen Sector Plan
(1996) both adopted vision statements that called for conversion of Georgia Avenue to “a
landscaped urban boulevard with a center median and wide, unobstructed, tree-lined
sidewalks.” The Maryland State Highway Administration (SHA) is currently analyzing
potential design alternatives to create a better sense of place for Montgomery Hills while
enhancing, pedestrian and bicyclist mobility and safety.

SHA presented multiple alignments and cross sections to the community and the Planning
Board. The response was to prioritize pedestrian comfort and safety over vehicular
throughput. The preferred alternative to the Planning Board (5b) includes four travel lanes
southbound, three to four travel lanes northbound and a 17-foot-wide grass median to
replace the existing reversible center turn lane. See SHA information on the following link:
http://apps.roads.maryland.gov/WebProjectLifeCycle/ProjectInformation.aspx?projectno=M
02242115

Wider sidewalks on both sides of Georgia Avenue and a new signal at Flora Lane would
better accommodate bicyclists and pedestrians. Left turns would be included at four
intersections. The ramp to southbound 16t Street would shift south to the signalized
intersection with northbound 16t Street. Sidewalks would be provided on both sides of
Georgia Avenue. The preferred alternative presented to the Planning Board estimated
impacts to businesses on either side, which could affect available street and on-site parking,
gas station pumps and existing buildings.


http://apps.roads.maryland.gov/WebProjectLifeCycle/ProjectInformation.aspx?projectno=MO2242115
http://apps.roads.maryland.gov/WebProjectLifeCycle/ProjectInformation.aspx?projectno=MO2242115
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In 2016, the Montgomery County Planning Department recommended and the Planning
Board demonstrated support for Alternative 5b with some additional suggestions including
the following: a new traffic signal at Flora Lane; a two-way separated bike lane on the west
side of Georgia Avenue; a 10-foot shared-use path on Forest Glen Road, the Forest Glen
pedestrian tunnel under Georgia Avenue, and aesthetic upgrades to the infrastructure.

Conceptually, this alternative could include dislocation of five buildings, including an office
building at Flora Lane, three gas stations and a car wash. The Planning Board selected
this as the preferred alternative, but the State Highway Administration continues to review
all alternatives and has not selected a preferred alternative. On-going planning efforts are
considering ways to reduce the alternative’s impacts on existing businesses. Also impacted
in Alternative 5b would be on-street parking spaces along the east side of the 9400 block of
Georgia Avenue in front of Silver Spring Jewelry and La Casa del Mofongo. The property
acquisitions, coupled with the upgraded appearance and performance of the roadway and
public realm, may offer the opportunity for long-term redevelopment of portions of existing
structures.

|Urban Design Framework
The Georgia Avenue Study- An Urban Design Framework (2008) reviewed the full length of
Georgia Avenue to provide a cohesive urban design approach and strategy. The study calls
for 1) focusing major growth at Metro station areas, 2) reinforcing the corridor as a housing
resource, 3) focusing on transit and non-motorized mobility, and 4) creating an attractive
green boulevard through design excellence and sustainability. Concentrating development
near the Metro stations allows the interstitial areas to remain healthy residential
communities that provide a clear edge and separation between mixed-use centers.

Report Organization

This analysis explores the market support for existing and future land uses to provide
guidance to the Sector Plan. Coupled with detailed review of study area properties and
discussions with business and property owners, this analysis forms the basis for land use
concepts and implementation strategies.

The remainder of the report is organized in five sections:
e Existing conditions, including an inventory and evaluation of existing businesses

and land uses in the corridor as well as an evaluation of existing land use conditions;
e Commercial market conditions and potential by land use;
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¢ Residential market conditions and potentials;

e Strengths, Weaknesses, Opportunities and Challenges (SWOC);

e Opportunities analysis for new development/redevelopment in the study area;
e Strategies and recommendations for redevelopment, preservation and growth.
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II. Existing Conditions Assessment

The Study Area encompasses 229 acres within two central communities: Montgomery Hills
and Forest Glen. Montgomery Hills and Forest Glen residential communities consist of
strong, affluent single-family neighborhoods with a few higher-density apartment
complexes north of the Beltway. These two communities, separated by the Beltway,
consist of several commercial nodes of activity serving many local residents and drawing
customers from other sections of Montgomery County and beyond.

Land Use Profile

The Montgomery Hills storefronts are near full occupancy with many long-time businesses.
These highly visible commercial properties include multiple owners on small, shallow
parcels with space not currently configured for modern retailing. Many of the commercial
properties were constructed in the 1960s and 1970s with varying degrees of reinvestment
and renovation. Properties along the eastern side of Georgia Avenue south of the Beltway,
struggle with inadequate parking for customers and users. Western Georgia Avenue
businesses battle with traffic congestion due to backups and left-turn restrictions.

Both Montgomery Hills and Forest Glen offer competitive locations for businesses along
Georgia Avenue. At the time of this report, the roughly 176 businesses consist of 46 percent
office space users (including 42 percent in healthcare), 38 percent or 62 service businesses
and the remaining businesses include general retail with 16 restaurants (inventory in
Appendix A). The established base of businesses south of the Beltway in Montgomery Hills
include Snider’s, Goldberg’s Bagels, Woodside Deli, Tropical Ice Cream and Mayflower.
Chain retailers include CVS, Armand’s Chicago Pizzeria, and several auto-oriented gas /
service stations. As would be expected, businesses providing day-to-day services are the
area’s mainstay, consisting of Citibank, five dry cleaners, UPS, six hair/nail salons and two
beer and wine stores. In total, Study Area businesses employ 1,400 workers with the
majority (53 percent) in the healthcare industry!. Some of the stores could benefit from
new signage and/or facade upgrades.

Holy Cross Hospital has a major influence in the Forest Glen community, occupying not
only a 14-acre campus but also satellite operations. The hospital employs roughly 4,300
staff with a total of 1,575 community-based physicians throughout Montgomery County.
Within the Forest Glen community, Holy Cross’s presence includes the hospital, physician

1 Source: Quarterly Census of Employment and Wage data for 2017.
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office building, radiation treatment center and community resource center. This large
institutional anchor has led to a clustering of approximately 80 medical and other health-
related businesses.

Access to reliable and frequent transit service creates an asset many communities use to
transform market dynamics. For the Forest Glen community, the more limited impact of
the eight-acre Metro station reflects the hidden nature of the station, lack of good
pedestrian connections, impact of the nearby Beltway and limited supply of nearby land for
new development. The Forest Glen Metro station is nestled into a residential community
with minimal visibility from Georgia Avenue. Data from WMATA shows lower than typical
daily usage with average daily ridership estimates of 2,181 and only 80 percent utilization
of the roughly 600 parking spaces.

The high volume of traffic along Georgia Avenue provides visibility for businesses from
drive-by commuters, but the road width and traffic speed impede local pedestrian and
bicycle access to shopping and service operators. The public realm is relatively harsh and
sterile with narrow sidewalks and utility poles interfering with pedestrian and bicycle
movements. The Beltway bifurcates the neighborhood with some pedestrians reluctant to
use the existing walkway under the Beltway.

Stakeholder Input

PES reached out to nearly two dozen property and business owners along the Montgomery
Hills / Forest Glen corridor to engage the business community and understand specific
concerns about existing conditions. PES discussed customer base, tenancy trends, general
business climate, potential for future investment and proposed public sector improvements
incorporating State Highway Administration plans. This outreach included a series of face-
to-face interviews with business operators at their business location, telephone interviews
and email exchanges. These businesses included the retail and service sectors: restaurants,
neighborhood goods, shoppers goods, personal and business service providers. A cross
section of property owners responded to outreach efforts, offering another perspective on
the business environment.

In general stakeholders reported a stable business environment with high visibility and
accessibility as the critical site selection criteria. Property owners detailed concerns about
parking constraints impacting leasing potential for both first floor retail and second floor
commercial use. Business and property owners along the east side of Georgia Avenue used
the alley access for loading as well as employee parking when available and reported less
concerns about congestion. Along the west side of Georgia Avenue this feedback suggested
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more concerns with morning commuter and off-peak traffic and access to properties.
Finally, all restaurants reported local patronage as well as regional patrons.

Demographic Profile

In considering the demographics of nearby residents, the analysis focuses on two areas: the
immediately surrounding neighborhoods — the Primary Market Area (PMA); and the
Secondary Market Area (SMA) — the next ring of neighborhoods (shown on Map 2). The
demographic profile provides relevant information for the

residential and commercial analysis. The Primary Market Area Meleket owner- Abe Bayu
residents represent between 40 to 60 percent of the corridor’s “Our customers come from as
business base, depending on the type of business. While pass-by far away as Virginia and from
traffic delivers customers to several auto-oriented businesses, a few blocks away in the
most of the retailers interviewed for this analysis point to the neighborhood.”

nearby neighborhoods as their primary customer base. These residents have relatively
easy access to the corridor’s businesses, often using local roads to avoid Georgia Avenue’s
congestion. It should be noted that some businesses cater more to drive-thru traffic (gas
stations, car washes, etc.) while many of the food and beverage providers attract regional
and local customers. Those businesses able to attract from a larger trade area may have
higher sales per square foot and longevity in the marketplace. Shown on Map 1, the
market area boundaries are defined by drive times of less than 10 minutes, access routes
and neighborhood/Census tract boundaries.
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Map 2. Primary and Secondary Market Area
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The SMA includes neighborhoods beyond the PMA that also provide retail and service
customers to study area businesses but at a lower rate. SMA boundaries are influenced by
drive times and the geographic patterns of competitive retail and business districts. These
neighborhoods’ proximity to other commercial centers makes the residents more likely to
split their patronage between study area businesses and other competitors. The SMA is

limited in its reach to the north and west by the presence of major retail centers in
Wheaton and Bethesda.
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The PMA encompasses just under 21,000 residents in 8,600 households?; another 55,600
residents inhabit the SMA in 23,900 households. The PMA population base has grown
more slowly than that of the county as a whole due to its built-up nature and limited supply
of land for development. In contrast, the SMA population has expanded more rapidly,
growing by 11 percent from 2010 to 2017 with the addition of 2,500 new households, as
shown in Table C-1. This reflects primarily the extensive apartment development occurring
in downtown Silver Spring.

The PMA residents are slightly older with a median age of 40.5 years as compared with
39.5 years in the county as a whole and 37.0 years in the Washington Metro Region, as
shown in Appendix C-2. SMA residents with a median age of 36.4 years include a much
higher share of 25- to 44-year olds. Residents aged 65 and over represent 15.8 percent of
the PMA households, a somewhat higher rate than in the county and much higher than in
the region or the SMA. ESRI projects that this portion of the county population will
increase from 15.3 percent of the county’s population in 2017 to 17.4 percent in 2022 with
the aging of the “baby boom” generation. (See Appendix Table C-3.)

2 Estimated by ESRI, a national demographics provider.
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PMA households are relatively small with an average of 2.4 persons as compared with 2.7
persons countywide. This reflects the relatively larger share of persons living alone who
account for almost one-third of households along with another 31 percent with two persons,
as shown in Appendix Table C-4. Only 8.4 percent of PMA households have five persons or
more despite the large number of single-family houses in the area. SMA households are

even smaller with an average of 2.33 persons.
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Just over three-fifths of PMA households own their own homes, a significant decline from
the 64.1 percent of owners in 2010. (See Appendix Table C-5.) The ratio is reversed in the

SMA with 63.2
Households@bydncome,20177 percent of
100%3 households renting.
Slso’ooom)rﬁnore PMA households
80%0 have a median
$100,000@0%149,9997 .
60%0 household income
375,000003%99,9992 of $99,100, equal to
40%a $50,00000%74,9992 97 percent of the
20%0E $35,000%049,9997 county’s median

] $25,00000%34,000m  ncome and 104

0% percent of the

PrimaryMarket@  SecondaryE MontgomeryE Less®han®25,0008 . .
region’s median, as

Areal Market@rea Countyf i ]
shown in Appendix

Table C-6. Given the high share of renters and younger households among SMA
households, the median income is $76,400. Apartment construction has expanded the
renter share of households across the region.

Fifty-three percent of PMA households were headed by individuals aged 45 to 74 in 2015
(Appendix Table C-7) as compared with 45 percent of SMA households and 54 of county
households. Three-quarters of these households were homeowners, based on 2010 data
(Appendix Table C-8). That compares with 60 percent of SMA households in the same age
range. Appendix Table C-9 provides information on the share of owner households by
income. As one would expect, the data show that the share of owners increases directly
with household income, from 34 percent of PMA households with incomes between $50,000
and $75,000 to 68 percent of those with incomes between $100,000 and $150,000 and 89
percent of households with incomes of at least $150,000.

By occupation PMA residents are overwhelming concentrated in white-collar occupations
(78 percent of all employed residents), as shown in Appendix Table C-10. By industry, 63
percent of employed residents work in the Services industry, which ranges from personal
and household services to medical, educational and legal services (Appendix Table C-11).
In terms of commutation patterns, many more PMA residents used public transit (31
percent) than did county residents (16 percent) in 2015. Sixty percent commuted by
automobile or truck, including 54 percent who drove alone in 2015. Fully 6.5 percent of
PMA residents worked at home, as shown in Appendix Table C-12.

11
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III. Commercial Market Potential

In assessing the potential for future commercial development, the following section focuses
on both the retail and office market including medical office space.

As with many aging strip shopping centers and retail districts, Montgomery Hills has been
shaped by its historic patterns of commercial development along its major thoroughfares.
Though parts of the local retail offerings were developed as cohesive shopping centers
under single management, other facilities were developed piecemeal with multiple
landowners and business tenants. Those patterns — retail development on relatively small
and shallow lots held by multiple owners and constrained by nearby residential uses — will
continue to influence future uses and redevelopment potentials. Though some of the older
buildings do not offer the space configurations and parking that today’s retailers and office
tenants are seeking, the disparate interests of different owners will likely complicate land
assembly and redevelopment of modern spaces.

Retail Market

The success of retail in any market area depends on the income levels and spending
patterns of the area residents, workers and visitors. It is crucial to understand the dollars
available and how area customers spend their disposable income. Such indicators
determine the need for specific types of retail and services based on consumer preferences.

Retail analysis breaks retailers into three main categories:

e Neighborhood goods and services, which includes grocery stores and drugstores;

e Shoppers goods, which includes the type of merchandise typically sold in a
department store — general merchandise, apparel and accessories, furniture and
furnishings, electronics, sporting goods, books, and other miscellaneous types of
retail (also known as GAFO); and

e Eating and drinking, which includes the full range of fast food, carry-outs and sit-
down restaurants and bars.

Customers choose retail opportunities based on convenience not only as it relates to their
place of residence but also where they work. Customers are mobile and will travel to
locations with multiple shopping alternatives and a cluster of stores to meet their retail
needs. Typically, neighborhood shopping areas have very limited offerings of general
merchandise, apparel and accessories, furniture and home furnishings, and other shoppers

13
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goods. These are goods for which most consumers like to comparison shop, considering
choices from several clothing stores, for example. This desire for convenient comparison
shopping was the driving force in the creation of downtown business districts and then
shopping malls. Few neighborhood business districts can support the number and variety
of stores required to offer that comparison-shopping opportunity. Both Wheaton and
Downtown Silver Spring offer major clusters of shoppers-goods retailers and regular and
discount department stores, preempting the potential for any significant shoppers goods
retailers in Montgomery Hills and Forest Glen.

Given that reality, this analysis focuses on the area’s retail opportunities in convenience
goods and eating and drinking. While there may be opportunities for individual stores
selling general merchandise, apparel and accessories, furniture and furnishings, or other
shoppers goods, those opportunities depend on the individual retailer’s marketing strength
and reputation rather than the size of the market.

The Montgomery Hills commercial node blends convenience retail, restaurants, a few
boutique retail operations, and other established businesses. A review of key anchor stores
provides a measure of the potential success. For Montgomery Hills, the opening of the new
Aldi’s grocery store provided a new anchor for the existing cluster of businesses at the
Seminary Place shopping center. Aldi’s attracts price-conscious shoppers from a wide
swath of Montgomery County and close-in District of Columbia. Other anchors that attract
customers from beyond the immediate area include the long-time Goldberg’s Bagels,
Academy Dog Training, Woodside Deli, La Casa del Mofongo and other restaurants.

The stores along Seminary Place and on the eastern side of Georgia Avenue are in

structures dating from the 1920s through the 1960s. The small shops serve the local

population primarily selling carry-out food, liquor,

) i cellphones, jewelry, hair styling and urban fashion.

reports a4 des e to stay in t[?e Churches occupy at least two storefronts. Some of these

community with the p ote{itzal retailers are under-capitalized and operating in buildings
t? expand ]{'611116’] oper ations hat are in only fair condition with inadequate options for
1n nearby industrial areas. loading. These inadequacies limit the buildings’ ability to

attract national/regional retailers.

Academy Dog Training owner

Competitive Environment

Historically, the retail offerings in Montgomery Hills served as the center of the community
and provided a wide range of merchandise. The suburbanization of retail and the
development of regional shopping centers, such as Westfield Mall, in the 1960s expanded
residents’ options for stores offering clothing, accessories, furniture, and other shoppers

14
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goods, leaving primarily independent stores that cater to the day-to-day needs of nearby
residents along Georgia Avenue south of the Beltway and some with a unique draw that
attracts customers from a broader geography. Other large clusters with clothing,
accessories and restaurants opened in urban locations like nearby Silver Spring.

Map 3. Major Competitive Retail Centers
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Retail Demand

PES analyzed retail demand to consider the current and future potentials for retail space
within the Montgomery Hills and Forest Glen communities. The demand for retail facilities
relates to the ultimate sales potential, estimated based on expenditures by residents and
workers within reasonable proximity as well as commuters and other customers from
beyond the market areas. Baseline data on total retail demand by retail category for the
PMA and SMA are shown in Appendix Table C-13 and C-14. These tables show annual
expenditures by residents of the two market areas.

Montgomery Hills retailers “capture” only a share of residents’ expenditures as actual sales.
The amount of expenditures captured in the Montgomery Hills retail node varies by

15
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category of retail goods based on the competition and the strength of the existing stores.
Capture rates measure the share of potential expenditures that come to an individual store
or shopping area from each market source (i.e., residents, workers or commuters). Local
retailers generally capture a relatively high share of PMA residents’ spending on
neighborhood goods (e.g., drugstore items and groceries) because most consumers do not
need to travel far to find the types of food and goods they are seeking. Consumers need to
purchase such goods more frequently and value convenience.

The 6,800% employees in the study area represent an additional market for area retailers.
The International Council on Shopping Centers frequently conducts surveys of how much
office workers spend during the day while at or near work. In general, most office workers’
spending near their offices is on groceries, eating and drinking and health and personal
care. Most of their other shopping occurs near their homes, in major shopping centers and
on vacation.

Commuters and other travelers along Georgia Avenue also shop with Montgomery Hills
retailers. Retailers interviewed along the west side of Georgia Avenue estimated a higher
percent of their business is generated by commuters, though that is somewhat constrained
by the ban on left turns at most intersections. Aside from gas stations, most retailers
along the eastern side of Georgia Avenue did not indicate reliance on commuter customers.
A few of the area’s restaurants have a regional reputation that draws customers from
beyond the PMA and SMA. The potential expenditures of people who do not live or work in
the area are termed “inflow” and are measured as an incremental amount based on total
sales to residents.

The following table details the total amount of demand from these PMA and SMA
residents, local office workers and inflow from commuters and patrons from outside the
area by retail category that can be captured in the Montgomery Hills retail node. The
underlying capture rates are shown in Appendix Tables C-15 and C-16. They consider the
nature and market appeal of study area retailers in comparison with competitive shopping
areas where residents might otherwise shop.

3 This count excludes Holy Cross Hospital employees because they generally have limited time to go
out at lunch and are not within easy walking distance of Montgomery Hills retailers.
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Table 2. Retail Demand by Category, 2017

Total
Residential Worker Inflow Expenditure
Retail Category Demand Demand Demand Potential
Neighborhood Goods & Services $98,817,100 $4,140,980 $10,921,500| $113,879,580
Eating and Drinking $8,315,000 $1,630,440 $2,861,700 $12,807,140
General Merchandise $2,045,100 $12,578 $139,500 $2,197,178

Subtotal Expenditure Potential| $109,177,200 $5,783,998 $13,922,700| $128,883,898
Source: ESRI, Retail Marketplace Profile: ICSC; Partners for Economic Solutions, 2018.

Table 3 compares total potential expenditures from residents, workers and visitors
captured by area retailers (i.e., total demand) with actual sales by local retailers to identify
opportunities for additional retail space by category. If the total demand exceeds the
corridor retail sales, the result is an unmet demand or “retail gap”. It should be noted
however, that the unmet demand may be insufficient to support a new store based on store-
specific criteria. Table 3 excludes general merchandise categories as the study area has
minimal appeal for such retailers due to the lack of the opportunity for comparison
shopping.

Table 3. Unmet Retail Demand by Category, 2017

Current Retail

Industry Group Total Demand Sales Retail Gap
Neighborhood Goods and Services
Grocery Stores $84,251,200 $27,997,200 $56,254,000
Specialty Food Stores $569,700 $473,700 $96,000
Beer, Wine & Liquor Stores $3,552,000 $1,500,000 $2,052,000
Health & Personal Care Stores $25,506,700 $15,717,200 $9,789,500
Total Neighborhood Goods and Services $113,879,580 $45,688,100 $68,191,480
Eating and Drinking
Restaurant and Eating Places $12,637,000 $9,547,500 $3,089,500
Special Food Services $101,600 $1,644,000 -$1,542,400
Drinking Places - Alcoholic Beverages $68,500 $0 $68,500
Total Eating and Drinking $12,807,100 $11,191,500 $1,615,600
Source: ESRI, Retail Marketplace Profile; ICSC; Partners for Economic Solutions, 2018.

Overall, there is demand for neighborhood goods and services not being met by existing
retailers. The 2017 grocery sales data do not reflect the new Aldi’s, which is now meeting
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an estimated $11 million of the unmet demand.* Other than groceries, the most significant
category of unmet need is health and personal care stores. There is also some limited
unmet demand for restaurants. However, at least in the near term, trends for the
redevelopment of shopping centers highlight the preferences to shop at centers that also
offer fast-casual dining and carry-out options. While the ability of these small commercial
nodes to capture this retail potential is constrained by the limited availability of land in the
near term, opportunities to facilitate high impact retail infill listed below may be key.

New unmet demand exists in the following store types:

e Small pharmacy or wellness retail operation 14,000 sf
o Fast casual dining within existing shopping centers 3,000 sf

The PMA has the requisite demographics to support and attract additional chain retailers
and restaurants. However, it does not offer the physical sites and parking typically
required by chain restaurants. A typical Panera®, for example, would require 75 parking
spaces (roughly equal to the number of spaces provided for Aldi’s). They also prefer
outparcels with visibility to the street. On the west side of Georgia Avenue, those
outparcels are occupied by a gas station and car wash, preempting key parcels.

It is important to remember that retailers’ site selection criterion reflect specific factors,
including items such as population density, educational attainment and an adequate site or
building space. At this time, credit retailers find both Montgomery Hills and Forest Glen
area meet some of their site selection requirements but those new retailers tend to be
drawn to the western side of Georgia Avenue with deeper lots and more modern retail
configuration.

Montgomery Hills also has the competitive disadvantage of sitting between two strong
restaurant clusters in Downtown Silver Spring and Downtown Wheaton. These business
districts have much better daytime activity and lunchtime demand. Traffic congestion also
dissuades some potential retailers and restaurants from locating in the Study Area.

4 Statista, “Sales per store of the leading supermarkets in the United States in 2017 (in million U.S.
dollars).” Accessed at https://www.statista.com/statistics/197905/2010-sales-per-store-of-
supermarkets-in-the-us/

5 Assumes 5,000 square feet of space, 2,500 square feet of patron space and an 800 square-foot
outdoor space.
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|Retail Transition
The retail landscape continues to shift nationally with disruptions to the marketplace
persisting. E-commerce, which represents five percent of the total US retail sales in 2017,
continues to grow as technology improves on-line retailers’ ability to guarantee same-day
delivery. As delivery networks develop and delivery options improve, e-commerce will
likely continue to expand, exerting competitive pressures on most retailers. The
Montgomery Hills Staples store closed in part because of the shift to on-line purchasing.
Convenience goods retailers will likely become more susceptible to competition in the mid-
term as shoppers’ habits continue to change. Shoppers still frequent grocery stores but for
a changing mix of goods that emphasizes fresh and prepared foods. Successful brick and
mortar retailers need to offer more than goods and services by incorporating good customer
service, experiences and solutions to customer problems. Eating and drinking places have a
particular advantage in offering both food and the opportunity for socializing.

Evidence suggests that future retailers increasingly will seed out locations with outside
activity generators and quality public open space. Those retailers able to build on existing
generators within Montgomery Hills and Forest Glen will further benefit from proposed
SHA streetscape improvements. In addition, the possibility to develop more green space
intermittently along the Georgia Avenue corridor could improve the urban retail
environment.®

Office Market

The commercial office market in the Montgomery Hills and Forest Glen section of
Montgomery County offers a good location with great access to transportation networks.
Holy Cross Hospital acts as a key institutional anchor generating demand for medical
office, particularly in Forest Glen. Montgomery Hills’ office space demand reflects
primarily neighborhood office users, such as insurance agents.

The Montgomery County office market consists of 72.7 million square feet of space with a
13-percent vacancy rate, based on CoStar data shown in Appendix Table D-1. Office rents
in the county average $27 to $29 per square foot. Within Montgomery County, negative
absorption of 331,000 square feet of office space since 2013 reflects both the removal of
obsolete inventory, a move toward greater efficiency in space utilization, and limited
demand for new office products over the last five years. While working in traditional office

6 World Green Building Council, “Health, Wellbeing and Productivity in Retail: The Impact of Green
Buildings on People and Profit”, 2016.
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space flourished for decades, it is likely the way we work will continue to transition to
informal work environments, constraining the demand for new office space.

The Silver Spring office submarket defined by CoStar uses the Beltway as the northern
border and most accurately represents trends in the central business district of Silver
Spring with more than 7.2 million square feet of space and a vacancy rate of 10 percent.
The Silver Spring submarket mirrors closely Montgomery County trends with similar
rental rates and negative absorption trends of 71,700 square feet over the last five years, as
summarized in Appendix Table C-1.

Based on CoStar data, the Study Area has 16 office buildings with a total of 198,000 square
feet of office space. The majority of this office space is located north of the Beltway
comprised of stand-alone buildings along Medical Park Drive and Forest Glen Road. The
office space south of the Beltway consists primarily of second-floor office space, with retail
storefronts on the ground floor. A review of the 16 buildings shows that more than half —
approximately 55 percent of the office space — was built in the 1960s and another 38
percent constructed prior to 1960, as shown in Appendix Table D-2. Classing of commercial
space helps to properly evaluate existing supply by differentiating buildings by physical
condition and operating performance. Class A represents those buildings that command
the highest rents, and Class C represents those properties in average condition receiving
lower than average rents. As a result of the buildings’ age and limited private investment
in some cases, all offices in the Study Area are classified as Class B or C. Only a few
buildings were renovated or constructed in the late 1970s and early 1980s. No new
construction of office space has occurred in the Study Area in the last three decades.

Medical office space represents the largest share of Study Area office space with roughly
130,000 square feet in five major buildings along Georgia Avenue between Forest Glen
Road and Dennis Avenue. Due to the proximity to Holy Cross Hospital, special zoning
provisions allowed medical office buildings in what were otherwise residential communities.
The remaining space represents space for small, service-type firms, such as tax preparers
and insurance agents.

Vacancies are low at 3.5 percent, compared with the 5-percent standard for healthy
markets. Rents generally range from $16 to $22 per

square foot for non-medical spaces, rents, well below Mr. Ramon- property owner
those achieved in Downtown Silver Spring. The area “Office tenants on the second
offers affordable spaces for small businesses, spaces that  fJoor use the County’s parking
are often difficult to find in larger, newer buildings lot and that helps me keep the
where the emphasis is on attracting large tenants space occupied.”
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needing 5,000 square feet or more. The corridor’s older buildings can offer space at much
lower rents than can newly constructed buildings due to high construction costs. These
prevailing rents do not support the cost of building new office space. Free parking is
available for some tenants, though others depend on County Parking District lots.

Interviews with area property owners noted challenges in filling vacancies due to the
condition of older commercial structures and the lack of dedicated parking. Some of this
downward shift in demand also reflects the waning need for traditional office space and the
ability to conduct neighborhood-related business activities over the Internet.

Healthcare Office Demand

Office tenancy within the Forest Glen community is dominated by local population-serving
businesses, almost exclusively medical and dental services. The presence of Holy Cross
Hospital has attracted medical practitioners who have privileges there, aggregating into
five medical office buildings. Convenience of hospital proximity coupled with the presence
of suitable office space gives the area particular advantages for this market segment. This
is one of three major clusters of medical practices in the county — others are in Bethesda
and Shady Grove for proximity to other hospitals.

Medical office space demand is transitioning as the health care industry shifts from doctors
working in profitable private practices with hospital privileges to hospital employees,
known as hospitalists. These hospitalists work full-time providing acute care for
hospitalized patients in hospitals as opposed to running independent practices and leasing
or owning separate real estate. Over the last decade rapid growth in the use of hospitalists
has impacted the ability for private practices to compete for talented doctors. As a result,
private practices and their demand for independent medical office space near hospitals is
waning somewhat. Exceptions exist for specialists that require immediate access to
hospitals such as orthopedists, but benefit from a separate office space for additional
outpatient care. Holy Cross Hospital recently developed a medical office building to
accommodate such practices on the hospital campus.

The Affordable Care Act and revisions to Medicare / Medicaid compensation practices are
pushing hospitals to control costs by reducing hospital admissions and shortening stays.
The next round of cost controls focuses on reducing the overall costs of care, putting a
premium on preventative medicine and wellness services. These trends impact land use
decisions by large healthcare providers.
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. Recent Trends
In recent years some healthcare providers have shifted from traditional real estate campus
options to smaller mixed-use communities in which ambulatory care centers mix with
urgent care, rehabilitation services, and/or women’s health operations in conjunction with
health-related retail operations. Americans increased their use of urgent care clinics by 19
percent and their use of retail clinics for medical care by 76 percent from 2010 to 2015.7

By using a mixed-use model, healthcare organizations provide care delivery within
residential communities or in close proximity to their patients, increasing their outreach.

In Bryn Mawr, Pennsylvania, the Whitehall Community for seniors created a village
setting with hospital clinical services, as well as retail, restaurants, and townhomes in
2012. In many new mixed-use communities, healthcare becomes one component but not the
anchor element and certainly not the owner of the real estate development. Many
healthcare organizations are opting for leases within such mixed-use developments,
particularly in areas where a high share of the population is over the age of 65.

Holy Cross Hospital has a lease in the Elizabeth Square senior development in Silver
Spring, which provides wellness activities and a clinic co-located with County recreational
facilities. Holy Cross Hospital’s potential for expansion in the Forest Glen area would be
limited to smaller outposts of preventative medical service operations as a tenant in a
larger mixed-use project rather than as a single-user owned operation.

Over time, Forest Glen’s medical office space will likely need to transition to accommodate
a wider variety of tenants and activities. Redevelopment opportunities may emerge.

Office Opportunities

In the near term, market demand suggests only slight modifications to existing office space
with renovations to continue support of existing tenant base. The less expensive office
space options for office users in renovated storefronts or second-floor space above the
storefronts represent a key supply for start-up businesses and those price-sensitive office
users interested in close proximity to the residential base and the access provided by the
Beltway and Georgia Avenue.

In Montgomery Hills, shared-use offices that allow tenants to share access to conference
rooms, WiFi, printers, copiers and other technology could be attractive to cost-sensitive

7 Bentle, Kyle “Visits to urgent care and retail clinics on the rise” Chicago Tribune, Oct 9, 2015.
Accessed at http://www.chicagotribune.com/ct-visits-to-urgent-care-and-retail-clinics-on-the-rise-
20151008-htmlstory.html
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small businesses and to local entrepreneurs working from their homes. Many of today’s
emerging businesses are willing to change from typical office space to more affordable non-
traditional working environments. Shared workspace with shared equipment and space
provides enhanced flexibility and saves costs. These types of co-working environments
most familiar in emerging technology centers offer a model for other small businesses as
well.

23



; Partners for

Economic Solutions

IV. Residential Market Potential

Though the primary focus of this study is the market for using the commercial properties
that front along Georgia Avenue, the shifts in the commercial markets and the drive toward
mixed-use development require consideration of residential market potentials as well.

Historic residential development trends in Study Area have been quite limited by the small
supply of available developable properties. To get a better indication of potential demand
and discern multi-family residential market conditions and development trends, this
analysis looked at a wider area that represented key competitive multi-family properties
that would be considered by prospective tenants. Shown on Map 4 on the following page,
the market area included Forest Glen, Downtown Silver Spring, Wheaton and East Silver
Spring, concentrations of multi-family housing within roughly one mile of a Metro station.

Rental Housing

Over the last 10 years, net absorption8 in this larger market area averaged just over 500
units per year. The year-by-year pace has varied from a low of 61 to a high of 1,245 units,
largely tied to the number of available new units. Appendix Table D-3 provides historic
trend data.

Multi-Family Rental Apartment Trends,
Silver Spring/Wheaton
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8 Increase in the number of occupied units.
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Multi-family construction has ebbed and flowed with relatively low construction rates
during the Great Recession after delivery of 421 new units in 2009. Deliveries of 1,757 new
units in 2014 led to a lull until those units were absorbed; 819 units were subsequently
added in 2017. From 2010, the vacancy rate has been close to 5.0 percent, indicating
market equilibrium between supply and demand. The rate increased to 8.5 percent in 2014
with the massive addition of new units, but high levels of net absorption brought the rate
back down to 5.1 percent in 2015. The large number of new units in 2017 has caused the
vacancy rate to rise again to 8.2 percent, yet each supply expansion has been associated
with increased net absorption.

Demonstrating the importance of proximity to Metro and location within a vibrant mixed-
use community, roughly 70 percent of the development activity has been focused in
Downtown Silver Spring.

The study area includes three apartment complexes with a total of 388 units. One of these
apartment complexes — Forest Glen Apartments — is owned by Montgomery Housing
Partnership, a non-profit housing developer. Built between 1947 and 1948, their rents are
somewhat lower than those of newer developments, averaging $1,431 per month or $1.69
per square foot. Occupancies are high, averaging 98.3 percent.

Competing with the Study Area for future demand are 10 new multi-family projects in the
Sliver Spring CBD with a total of 6,992 units approved, of which 4,732 are unbuilt (as of the
time of this report). Planned developments in the CBD include Ripley East and Studio
Plaza now under construction as well as approved projects: The Blairs; Falkland Chase;
Ripley II; Elizabeth Square; and three smaller developments. The Study Area itself has no
multi-family developments planned.

The Great Recession had a large impact on all households as incomes fell and household
budgets tightened, making rental-housing options more attractive. In a 2013 national
survey conducted by Hart Research Associates, roughly 54 percent of respondents stated
“renting has become more appealing given the country’s economic situation”.

Currently the national rental market is on an upswing attracting both Millennials and
Baby Boomers. Most often, newly forming households of Millennials are one- and two-
person households without children, which impacts housing unit demand greatly. These
smaller households gravitate toward smaller units with more amenities and often seek
rental opportunities instead of homeownership. A 2015 survey by the Urban Land Institute
Terwillinger Center for Housing showed that of “the 63 percent of Millennials who plan to
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move in the next five years, about 40 percent say they expect to move to multifamily
housing.” While many of the younger Millennials are committed to living in vibrant urban
locations, others seek housing in a more quiet setting with good transit access.

For-Sale Housing

The Montgomery Hills and Forest Glen residential communities were built primarily in the
1940s and 1950s. The homes are occupied by many long-time residents as well as more
recent homebuyers drawn by easy access to quality housing, neighborhoods and schools,
amenities, Downtown Silver Spring and the Beltway.

Recent development near the Forest Glen Metro station has focused on townhouse
development, consistent with the area zoning and height limitations. The Forest Glen
Station subdivision offered large townhouses built in 2003-2004 as the only new residential
offering in the Study Area.

Existing single-family houses in Forest Glen East and West sold for an average price of
$515,000 or $327 per square foot during the last 12 months. Townhomes sold during the
same period of time averaged $327,500 or $569 per square foot for three-bedroom homes.
Inside the Beltway, houses in the Woodside neighborhood west of Georgia Avenue sold for
an average of $574,600 during 2017, with an average of 1,744 square feet at $329 per
square foot. In the Woodside Forest / Park neighborhoods east of Georgia Avenue, the
houses are somewhat larger with an average size of 1,986 square feet selling for an average
of $717,000 or $339 per square foot from January 2017 to February 2018.

Americana Finnmark, a 1967 condominium development just north of the Forest Glen
Metro station, enjoys high resale values generally ranging from $173,000 to $189,000 ($190
to $205 per square foot) for one-bedroom apartments and $225,000 to $275,000 ($215 to
$225 per square foot) for two-bedroom apartments.

Market demand is high for new residential development in the corridor, particularly north
of the Beltway with easy access to the Metro station. Demand is constrained primarily by
the limited supply of suitable sites and the negative aspects of living along a high-volume
thoroughfare subject to significant congestion.

9 Daily Real Estate News, “Should Boomers Worry about Millennials’ Housing Shift?” June 2013.
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|Accessory Dwelling Units
Housing that facilitates intergenerational living is becoming increasingly popular.
According to a 2016 survey by John Burns Real Estate Consulting, 44 percent of home
shoppers in a group of 20,000 hoped to accommodate their elderly parents, and 42 percent
planned to accommodate their adult children.

National household trends show preferences for roommates, living within larger family
groups (multi-generational) and return of young adults to their family homes. Research
from the Pew Research Center shows that 19 percent of Americans lived in multi-
generational family households in 201419, a trend accelerated during the Great Recession
with young adults moving back into their family homes. Almost 23 percent of adults aged
85 and older lived in multi-generational housing compared with 23.6 percent of adults aged
25 to 34.

The adaptation of the existing single-family housing stock in both Forest Glen and
Montgomery Hills to incorporate mother-in-law suites and income-producing flats will
likely gain momentum as Accessory Dwelling Unit zoning allows. Currently the zoning
ordinance allows one accessory apartment on each single-family lot provided the primary
dwelling unit is owner-occupied, one on-site parking space is provided, a unit inside the
primary dwelling unit cannot exceed 1,200 square feet or 50 percent of the total floor area,
an addition cannot exceed 800 square feet, the unit is not located within 500 feet of another
accessory apartment (except with a conditional use application), and the total number of
adult occupants in the ADU is limited to two. The ordinance would facilitate more
accessory units if the on-site parking requirement and the minimum distance between
units were removed. Encouraging additional accessory units could provide more affordable
housing options for several target audiences and boost the density within these two
communities.

Senior Housing

While independent living communities often accept residents aged 55 and over, experience
indicates that many people under the age of 70 consider themselves too young to live in
“elderly” housing. Most homeowners who are physically and mentally able to maintain
their own homes show great preference to stay in their long-time homes rather than
downsize and relocate to an apartment in a senior community. Most are unwilling to

10 Pew Research Center, “A record 60.6 million Americans live in multigenerational households,”
April 5, 2018. Accessed at http://www.pewresearch.org/fact-tank/2018/04/05/a-record-64-million-
americans-live-in-multigenerational-households/.
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consider moving until the death of a spouse, a physical injury or other infirmity makes it
difficult to continue living in their house.

Older residents willing to move from their single-family homes often prefer homes built on
a single level, with nearby amenities such as retail, health care and community
recreational assets. These community recreational assets do not need to be tailored to their
specific age cohort, such as a senior community center.

The Great Recession and the housing crisis greatly curtailed development activity of senior
housing. Seniors whose houses fell in value were often “trapped” by mortgages that
exceeded the value of their homes. The low housing prices that accompanied the collapse of
the housing market wiped out a share of the accumulated wealth of many homeowners. In
response, seniors remained in their homes longer than they might have otherwise rather
than accept a low house sales price. With the recovery of the local housing market, more
seniors are increasingly considering downsizing, particularly those over the age of 70.

New senior housing could find market support from nearby communities particularly given
proximity to quality health care. A partnership with Holy Cross Hospital to provide
wellness community services in a mixed-use project platform may offer a natural way to
provide services with a familiar neighborhood healthcare service.

Residential Conclusions

Prospective homebuyers consider a range of choices when selecting the appropriate housing
unit for their needs. Beyond location, these factors include, but are not limited to, the price
and housing unit sizes, design and other factors. Research suggests Millennials (born
between 1981 to 2000) and Baby Boomers (born 1946 to 1964) are increasingly seeking
more walkable communities with easy access to amenities and are willing to accept smaller
housing units in urban neighborhoods. The market has not been able to meet the multi-
family demand for housing around the Forest Glen Metro due to site and zoning
constraints. These zoning constraints generally restrict density to small-lot single-family
detached development.

Target clientele for new residential development in the Study Area include several
potential customer types including, but not limited to, young singles and couples, young
families, Holy Cross employees and downsizing Baby Boomers. Millennials represent the
largest age cohort of new buyers and renters, many of whom may be interested in new units
within a quality mixed-use environment. The oldest Millennials (entering their third
decade) tend to shift their housing preferences as many form households and have children.
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Millennials account for 34 percent of all homebuyers, and they prioritize convenience in
home selection and will accept less space with more amenities as opposed to previous
generations’ willingness to endure longer commutes for more space.'’ Townhouse
development in a walkable community with easy access to the Forest Glen Metro station
would be very competitive for this target audience. Given current demographic trends,
prevailing household incomes and neighborhood attributes unique to the broader
community (e.g., proximity to other neighborhoods, accessibility, nature of retail and close
in location to downtown Silver Spring, etc.), the optimal ownership housing mix should
focus on three-bedroom townhouses, which support intergenerational and Millennial family
housing. A major new townhouse development is currently planned for the Lyttonsville
area proximate to the new Purple Line station.

The success of rental communities in the local area and the limited supply of newly
constructed rental options supports a mixture with more rental units as the optimum
tenure for the Study Area. These rental communities should be mid- to higher density,
particularly those in closer proximity to Metro. Five-story wood-frame construction with
structured parking can achieve as much as 100 units per acre. High-rise development could
reach even higher densities, but the significantly higher costs of steel and concrete
construction could be prohibitively expensive in this market, particularly with underground
parking.

“Missing middle” housing includes more dense housing options than the traditional
suburban style single-family detached house. Duplexes, triplexes, rowhomes with multiple
units and small buildings with less than 10 apartments or condominiums offer
opportunities for compatible infill development in single-family neighborhoods. These types
of products offer smaller units and fill in gaps in the residential market offering. As
Millennials place a high emphasis on walkability and community, these missing middle
options on in-fill properties within Forest Glen could help densify the neighborhood.
Although missing middle housing to date has not been extensively developed within the
county, it would nevertheless be a compatible housing type for the neighborhood and be
supported by market demand.

An estimated 2,523 households within the SMA and PMA combined are aged 75 to 84 —
prime age for moving into seniors housing. Of these households nearly 1,000 are current
homeowners. An additional 437 homeowners aged 85 or over, many of whom own their
homes free and clear. This demand will grow over the next decade as more Baby Boomers
age into their 70s.

11 National Association of Realtors 2017 Home Buyer and Generational Trends.
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Our market estimates suggest that new residential development could include 35 to 40 new
for-sale townhouses annually and 60 to 75 rental units annually, shown in Table 1 based on
tenure and product category. Many of these residential products should incorporate new
product offerings not currently provided in the marketplace, including missing middle
residential development and higher density residential options on the Metro station site.
The following table represents residential demand for units in the Study Area, which may
be constrained or delayed by the availability of development sites.

Table 1. Residential Demand, 2017-2037

Near-Term Long-Term
2018-2027 2028-2037
For-Sale
Single-family attached 275 250
Condominiums 75 50
Subtotal 350 300
Rental
Apartments 450 350
Age-restricted units 250 300
Accessory units 50 50
Subtotal 750 700
Total 1,100 1,000
Note: Production may be constrained by site availability.
Source: Partners for Economic Solutions, 2018.
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V. SWOC Analysis

Based on review of Study Area conditions, coupled with inputs from business and property
owners, the following SWOC summarizes the Study Area’s strengths, weaknesses,
opportunities and challenges.

Strengths

e Location and access via Georgia Avenue (and the Beltway)
e High traffic volume (72,000 Average Daily Trips in 2017) creates visibility and drive-
by customer base
e Strong and growing market base of affluent surrounding neighborhoods and higher-
density apartment complexes provide local customers — 8,600 households in the
Primary Market Area and 23,900 households in the Secondary Market Area
e Holy Cross Hospital and associated business demand — 68 physicians’ and dentists’
offices and other healthcare providers
e KEstablished base of businesses
o Unique locals — some with a regional draw — Snider’s, Goldberg’s Bagels,
Woodside Deli, Tropical Ice Cream, La Casa del Mofongo, Meleket (11
restaurants)
o Chains not duplicated within close proximity — CVS, Armand’s Chicago
Pizzeria, gas stations
o Day-to-day services — two beer/wine, Citibank, five cleaners, UPS, six hair/
nail salons
e Addition of Aldi’s — new to the market
e Forest Glen Metro station and Beltway underpass
o Desirable neighborhoods generate residential market demand
o Twelve religious institutions in nine locations
e SHA commitment to Georgia Avenue improvements
e Availability of lower-cost office space for small businesses — 130,000 square feet of
medical office space plus 68,000 square feet of other office space, enjoying 96.5-
percent occupancy
e Roughly 1,400 employees, including 53 percent in healthcare
e 31 percent of nearby residents use public transit to commute to work
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Weaknesses

¢ (Congestion and driver confusion and potential for accidents, backups at car wash

e Left-turn restrictions

e Parking — not as much adjacent parking as in other modern shopping districts

e Difficult egress from business parking lots

e Significant retail competition from Downtown Silver Spring and Wheaton, including
neighborhood-serving businesses as well as retail goods

e Limited unmet retail demand

e Harsh, sterile public realm with narrow sidewalks and utility poles inhibiting
pedestrians and bicyclists

o Pedestrian and bicycle access is difficult and dangerous

¢ Run-down appearance of some businesses

o Employee clusters are separated from retail and restaurant opportunities, requiring
a car to access

e Parcel configurations are relatively shallow, inhibiting reuse potentials

e Aging buildings that don’t meet modern retailing standards

e High turnover of retailers on east side of Georgia Avenue

e Poor visibility for uses behind the Shell station and car wash

o Alley east of Georgia Avenue is partially restricted by parked cars

Opportunities

e SHA rebuilding of Georgia Avenue
o Beautification, conflict reduction, better accommodations for pedestrian and
bicycles, restoring left turns

e Available redevelopment sites created by SHA acquisitions

e Metro station area development / 9801 Georgia Avenue — Forest Glen Medical
Center, and potential site at 9513-9525 Georgia Avenue

e Aging population (750 PMA households with householders aged 75 or older) and
Holy Cross Hospital’s presence could support new senior housing

e Market support for a new restaurant and small pharmacy or wellness retail
operation

e Better marketing and promotion could encourage more local spending by nearby
residents

e Facgade improvements would allow some local retailers to attract more customers

e Potential for a small co-working office hub

e Purple Line could attract more residents to the market areas
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e Some residential infill and redevelopment opportunities in adjoining neighborhoods,
including newer housing types such as Accessory Dwelling Units or “Missing
Middle” housing

e Additional affordable housing units to accommodate residents across a broader
range of incomes

¢ Residential redevelopment potential for older garden apartments

e Ride-sharing (e.g., Uber, Lyft) and autonomous vehicles could reduce parking
demand in the long term

Challenges

e  Growing traffic volumes between 75,000 to 93,000 ADT in 2040 under the No-Build
Alternative

¢ Displacement of businesses with SHA acquisitions, loss of affordable commercial
space

o Loss of parking spaces due to SHA improvements

e High opportunity costs of demolishing leased retail/office space constrains the
financial feasibility of redevelopment and property owners’ interest

e Small parcels with limited depth constrain redevelopment opportunities

e Negative aspects of living along a high-volume thoroughfare may moderate new
residential development

¢ Constraints on Holy Cross Hospital development at Forest Glen and its expansion in
Germantown could shift energy away from the area

e Shift away from small private medical practices may dampen demand for medical
office space

e Aging buildings inhibit businesses’ ability to compete

e Some existing owners’ reinvestment impeded by rents and market demand limits

¢ Increasing competition from e-commerce may further reduce demand for bricks and
mortar retail space

e High cost of ownership housing ($600,000 median sales price of single-family houses
sold in last year) and newly constructed townhouses in 2017 sold for a median price
of $620,000

¢ Regulatory restrictions impede creation of new, infill housing types, such as
Accessory Dwelling Units

e Modest supply of missing middle housing limits opportunities for new homeowners

e Construction period disruptions from SHA improvements
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VI. Opportunity Analysis

This opportunity analysis focuses on Study Area market opportunities and potential
development scenarios that foster redevelopment/reinvestment, preservation, and growth.

Montgomery Hills and Forest Glen benefit from:

e superior auto accessibility;

e the Forest Glen Metro station;

e favorable demographics;

e a base of both established and new businesses; and
e Holy Cross Hospital’s presence and employee base.

The Study Area’s ability to take full advantage of its assets has been constrained by the
traffic congestion, the sterile public realm and hostile pedestrian environment, and aging

buildings, some of which are not well maintained.

Going forward, the business areas’ future will depend, in part, on their ability to capitalize
on shifts in the marketplace and making wise redevelopment choices at key sites.

Dynamic Shifts in the Marketplace

In coming years, the Study Area will be impacted by changes in transportation, physical
infrastructure improvements, and demographic and economic shifts.

Transportation

Historically, commercial activity developed along Georgia Avenue in both Montgomery Hills
and Forest Glen reflected the dominance of private vehicle ownership, suburban housing
development and commuting patterns. Most of the business and property owners
interviewed are relatively well satisfied with their business facilities and operations. They
both benefit and suffer from the volume of Georgia Avenue traffic, having located in the
area to take advantage of its accessibility, visibility and surrounding customer base.

Transportation improvements proposed along Georgia Avenue, enhancements to the
pedestrian and bicycle infrastructure, increased ride-sharing and the introduction of both
the Purple Line and autonomous vehicles will all transform the future land use
opportunities.
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SHA Improvements
The mid-term opportunities for redevelopment could be greatly impacted by the State
Highway Administration roadway improvements and land acquisitions along Georgia
Avenue. Improvements that reduce automotive traffic conflicts could enhance auto access
to local businesses. More importantly, steps to safely accommodate pedestrians and
bicycles will help to change the environment and allow greater patronage by nearby
residents.

Public space investments that would accompany SHA improvements to Georgia Avenue
would transform the pedestrian and bicycle experience in the Study Area. Wider sidewalks,
crosswalks, upgraded pedestrian lighting, shade trees and street furniture would encourage
greater pedestrian and cyclist activity and patronage of local restaurants and stores. These
SHA improvements could further support business diversification. The pedestrian
underpass from the Forest Glen Metro station below Georgia Avenue would greatly improve
the east-west pedestrian connections in Forest Glen. The volume and speed of Georgia
Avenue traffic deters pedestrians from crossing the street, limiting the Metro station’s
economic spin-off.

. Land Acquisitions and Business Displacement
As with all roadway improvements, the construction period would impose short-term
disruptions, snarling traffic and periodically inhibiting access to individual businesses.
Pro-active strategies will be needed to assist businesses through this transition period.

In the alternatives currently being studied, expansion of the roadway to accommodate
wider sidewalks and a cycle track and to improve the functioning of key intersections would
likely require SHA purchases of roadway frontage, impacting selected properties. These
acquisitions could create the occasion for new private investment and redevelopment with
the assemblage of several parcels. However, those opportunities would not come without a
cost. The SHA investments would inflict costs on some existing businesses and properties
that should be considered and mitigated as possible.

Preliminary plans suggest the SHA improvements could include land acquisitions that
affect four properties, including three of the Study Area’s five gas stations:

o the BP station at 9475 Georgia Avenue would lose some of its front footage,
requiring relocation of gas pumps.

e the Shell station at 9510 Georgia Avenue also would lose some front footage,
requiring relocation of a shed and possibly gas pumps.
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o the W Express service station at 9301 Georgia Avenue would lose much of its front
frontage, requiring relocation of gas pumps and possibly leaving the facility
inoperable.

e 9513-9525 Georgia Avenue, a small office building at Flora Lane built to the
sidewalk, may need to be acquired to allow street and sidewalk widening as well as
relocation of Flora Lane to provide a better crosswalk, replacing the traffic light at
the Beltway ramps.

A link to preliminary plans can be found in the link below.
http://apps.roads.maryland.gov/WebProjectLifeCycle/ProjectInformation.aspx?projectno=M
02242115

 Parking Losses
Road widening would likely affect additional businesses though not to the point of business
displacement. Removing existing parking spaces can be quite problematic for businesses in
an auto-oriented business district. The availability of convenient parking can be critical to
businesses that compete on the basis of their convenience. Parking space removal is
proposed for three key areas:

e The improvements to the Seminary Road intersection could eliminate the Georgia
Avenue entrance to the Tudor-style shopping center’s parking lot (Citibank and
other stores), shifting access to an entrance from Seminary Road. The owner of the
building occupied by Citibank expressed serious concern about losing that
convenient entrance and a couple of parking spaces from a use that depends on
convenient access and easy short-term parking.

e Loss of curb parking in front of the buildings on the east side of the 9400 block of
Georgia Avenue could affect the availability of convenient parking for a number of
small businesses. There is a County parking lot at the end of the block that may
provide sufficient parking, but business owners are concerned about shortages
during peak shopping times.

e If Georgia Avenue is widened to the west between Seminary Lane and 16t Street,
the cluster of small retailers (Goldberg’s New York Bagels, Tropical Ice Cream, etc.)
in the 9300 block could lose 10 parking spaces, almost half of their already very
limited parking. Business owners warn that the parking loss could force them to
relocate or close. The single remaining row of parking would not support the full
array of existing businesses. Topographic constraints would likely prevent
construction of additional parking to the rear on Columbia Boulevard parcels that
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are zoned for single-family residential use. Use of the County parking lot on
Seminary Lane is not a good option for southbound drivers who would be past the
turn before realizing there was no parking available and would have no easy way to
circle back to the lot. The current use is likely to continue in place. The returns are
too high to justify demolition, and the lot is too shallow to allow for a larger
replacement building. The most likely future would be continued operation as a
smaller retail strip center with demolition of two stores to compensate for the lost
parking. Another option would involve a shift in tenancy to destination uses, such
as a karate school, that would benefit from the Georgia Avenue visibility but whose
regular customers could be educated to use the County parking lot on Seminary
Road.

Convenience retail is quite vulnerable to a lack of convenient parking. Any failure to
mitigate these parking losses could adversely impact several existing businesses.

 Purple Line
The new Purple Line will provide new east-west transit access across Montgomery and
Prince George’s counties. A station will be located on 16t Street on Spring Center’s former
site opposite Summit Hills Apartments, just under one mile south of the Study Area at the
southern edge of the PMA. Some PMA and SMA residents will be able to walk to the new
Purple Line station, increasing the value and appeal of their homes. The Study Area is
unlikely to benefit directly from the Purple Line given its distance, though Spring Garden,
a restaurant displaced from Spring Center by the transit construction, has relocated to
Seminary Road.

New commercial development is proposed to replace Spring Center at the new Purple Line
station in the future. That development could present new competition to Study Area
businesses, though probably without significant negative impacts given the site’s size
limitations.

. Autonomous Vehicles

The adoption and spread of autonomous vehicles will happen in stages over the next 10 to
20 years as the technology improves, incremental costs go down, consumer acceptance
increases and existing conventional cars are replaced, though the speed of the transition
may be faster or slower than expected. Adoption of autonomous vehicles will likely occur
first in the logistics and transport field with the ever-increasing shipping demand created
by e-commerce. With driverless vehicles, the cost of home delivery would be reduced, likely
accelerating the shift to e-commerce.
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Ride-sharing (e.g., Uber and Lyft) will likely shift over time to rely on autonomous vehicles.
Experts expect that the cost of autonomous vehicles will limit the number of individual
households that will own their own car. Rather, they will turn to fleets of autonomous
vehicles owned and maintained by ride-sharing companies and/or other people’s vehicles
accessed through a ride-sharing app. That lower cost of operating without a driver could
result in greater traffic congestion as autonomous vehicles replace personal vehicles, and/or
the driverless cars could provide a valuable “last-mile” service to deliver residents from
their homes to Metro stations.

While these are long-term transitions in the marketplace, they could significantly reduce
the need for parking in both commercial and residential developments. That suggests that
the supply of parking, particularly within the Montgomery Hills neighborhood, may not
need to be expanded but only maintained. In the future, redevelopment could make better
use of land currently devoted to surface parking.

Fleets with their own maintenance operations and facilities, coupled with a shift to electric
vehicles, will likely reduce the future need for gas stations. This long-term transition could
open up redevelopment sites in the Study Area.

Office Space Use Changes

Despite the high level of office vacancies throughout Montgomery County, new buildings at
Metro stations can typically compete effectively for office tenants. However, the Forest
Glen Metro station area lacks the agglomeration of activity that many office tenants are
seeking. As the businesses compete for employees, they are placing greater emphasis on
mixed-use activity centers supported by restaurants, retail and specialized business service
operations (e.g., accountants, FedEx).

With the exception of Holy Cross Hospital, few reasons exist for traditional office space
users to locate in the Study Area other than to serve the local resident base. The best
candidates for locating in the area are physicians, dentists, other medical care providers,
insurance agents, realtors and other similar service providers. Increasingly, though, some
of these neighborhood-office users are serving their customers via the Internet and no
longer require space to store papers. That makes it easier to work out of co-working space,
personal residences or informal public spaces, reducing the need for traditional leased office
space.

The use of freelancers has increased significantly over the past decade, creating a “gig

economy” where people act as entrepreneurs and sell their services to multiple clients.
Peer-to-peer networks are emerging to facilitate connections between businesses and
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potential contractors. Rather than locate within the employer’s office space, these
freelancers also often work from their home, from a coffee shop or a co-working space.

High market vacancy rates affect the market’s potential to support new office development.
As landlords offer larger incentive packages and/or reduce rents to fill up vacant buildings,
the economics make it more difficult for the development to “pencil out” with rents high
enough to cover the development costs and provide a high enough return to attract
investors. Current Montgomery Hills and Forest Glen office rents are not high enough to
justify new office construction.

Many of the older office buildings in both Montgomery Hills and Forest Glen are reaching
the end of their useful life and require significant investment to avoid obsolescence.
Particularly vulnerable to market shifts are those commercial buildings located in
Montgomery Hills with limited dedicated parking and ground-floor retail space dependent
on low rents to attract tenants.

Shifting Retail Markets

This is a time of rapid change in retail markets with increasing competition from e-
commerce. The Study Area retailers, dominated by convenience retailers, have a local
service orientation that makes them somewhat less vulnerable to redundancy. Business
operators relying on commuters report stable business conditions. Restaurants have the
advantage of providing an experience while meeting the day-to-day needs of their
customers. They are benefiting as well from the expansion of web-based delivery options,
allowing them to serve additional home-based customers. The most recent additions to the
Montgomery Hills retail base have been specialty, niche restaurants able to draw customers
from a larger geography. While food outlet chains continue to seek out new locations,
Montgomery Hills is constrained in its ability to capture this portion of the market.

In light of the many rapid changes occurring in the retail industry, caution should be used
in planning and developing new retail space.

Aging Population

Market dynamics suggest an increase in demand for senior housing, particularly focused in
walkable communities with transit, wellness and retail amenities. The PMA includes 1,300
residents aged 75 and older. An additional 2,000 households are headed by individuals
aged 65 to 74. Many of these residents are long-time homeowners interested in remaining
in their homes. Ride-sharing and autonomous vehicles could make that more possible by
helping seniors get around without driving oneself.
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After age 75 or 80, it may become less practical to remain in their homes given issues with
stairs and house/yard maintenance, leading older residents to consider downsizing to
independent senior living apartments or condominiums. Though they move out of their
single-family homes, many may desire to remain in the neighborhood to stay close to
friends, family, church, doctors and other valued relationships.

Holy Cross Hospital’s presence could help support new senior housing. The Hospital is
partnering with Montgomery County in the Elizabeth Square project in Silver Spring,
providing wellness and healthcare activities within a seniors housing complex. The
residents will enjoy access to preventative health care services, while the Hospital pursues
its goals of reducing the need for and cost of healthcare.

Affordable Housing Needs

The high costs of housing in Montgomery County point to significant needs for additional
affordable housing in Silver Spring. Equitable development goals argue for greater
availability of affordable housing in locations with good access to transit. Efficient and
affordable access to jobs is critical to families’ long-term ability to achieve economic
progress and stability. Almost 30,000 Montgomery County households or more than 23
percent of all renter households in the county are spending half or more of their income for
housing as compared with the typical affordability standard of 30 percent of income for
gross rent.

Opportunities for affordable housing development should be incorporated into the Study
Area’s redevelopment through both non-profit affordable housing development (one of the
apartment complexes is owned by a non-profit housing developer, who may consider
preserving or even expanding affordable units) and inclusion of affordable units in private
market-rate housing developments under the Moderately-Priced Dwelling Unit program.

Constraints on Redevelopment

The fact that a higher and better use exists for a property does not ensure that
redevelopment will occur. Redevelopment decisions consider at least six factors:

e Profit potential associated with the new development: potential profitability
depends on the supportable market rents or prices, the scale of development that
can be accommodated on the site, the cost of the land, and “hard” (bricks-and-
mortar construction costs) and “soft” (e.g., architectural and engineering fees,
financing, real estate taxes) development costs.
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e Site assembly: the potential to assemble parcels of sufficient size to accommodate
future demand.

e Opportunity costs: the value of the existing operations. How much rent or operating
income will be foregone during the redevelopment?

e Appetite for risk: the property owner’s willingness to incur the risks inherent in any
redevelopment project, such as unexpected costs, a delay in leasing the new space or
receiving a lower-than-expected rent.

e Expertise and resources: the owner’s development expertise and financial resources
— both equity and the ability to secure financing.

o Regulatory environment: the zoning provisions that apply to the property and the
predictability and ease of approvals affect the owner’s willingness to pursue
redevelopment.

Property and business owners come in all varieties with different backgrounds, experiences
and resources. They may be more or less willing to take on development risks, sometimes
depending on their age and family situation. Some are passive investors happy to collect
rents, while others are in wealth-building mode driven to maximize the value of their
property with a use(s) that will provide a steady flow of future rents or a near-term profit
from sale of the redeveloped site. Some will never be interested in development but only in
selling their business or property. Their willingness to sell may depend on the condition of
the existing building (e.g., continued use may no longer make sense once the roof needs to
be replaced), their children’s interest in continuing the family business, their health and
other interests, or their need for cash to meet other needs.

In the interim before redevelopment, older properties can serve a distinct economic purpose
in making available space at lower rents than those required to support the costs of new
construction. Low-rent spaces can be very important to small businesses, particularly
start-ups as they develop the track record, customer base and resources needed to grow.
Though old and not suited to the needs of modern retailers, several of the area’s older
buildings still have viable uses and additional useful life before they will be redevelopment
candidates.

Opportunity Site Development Scenarios

Some Study Area properties are good candidates for near-term redevelopment by virtue of
their market potentials, the status of the existing buildings and the owners’ interest. We
believe that two sites have particular potential whether or not the SHA improvements
proceed:
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e the Forest Glen Metro Station; and
e 9801 Georgia Avenue, the Forest Glen Medical Center.

In the longer run, two additional sites would be good redevelopment candidates:
e the small office building at 9513-9525 Georgia Avenue if taken for roadway
improvements and nearby W Express service station; and

e Snider’s Super Foods on Seminary Road if Snider’s were to close in the future.

In the near- and mid-term, these last two properties are likely to remain in their current
use until an outside event, such as SHA acquisition, disrupts those uses.

Forest Glen Metro Station

The Washington Metropolitan Area Transit Authority (WMATA) owns eight acres of land
at the Metro station. The property is zoned R-60, which allows single-family residential
development with a minimum lot size of 6,000 square feet and a maximum of 7.26 units per
acre. Even with a zoning change to allow commercial uses, the site is not competitive for
retail or office development.

The Forest Glen Metro station has an average of 2,181 daily riders, one of the lowest
ridership levels of stations in the Metro system. WMATA estimates that 46 percent of
those riders walk to the station, suggesting a high share of riders live within the Primary
Market Area. At this low level, the Metro ridership would not justify retail development.
The Beltway and Georgia Avenue limit the number of potential walk-in customers. The
site’s lack of visibility from Georgia Avenue and the impact of congestion on turns from
Georgia Avenue onto Forest Glen Road would limit the appeal to drive-by customers.
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Site Size 8 acres; 3.6 acres for reuse
Ownership Single
Zoning R-60

Adjacent Uses Residential

WMATA selectively engages in joint venture developments with private partners across
several of their underutilized Metro stations, where a developer commits to replace all or a
majority of commuter parking spaces under their proposed development program. Under
current zoning, the 3.6-acre parking lot on the western portion of this site, the most likely
redevelopment parcel, could only support 26 townhouses. If WMATA required a private
developer to replace all existing 596 parking spaces in a new parking structure at the
Forest Glen Metro, the total cost would likely exceed $15 million, or roughly $575,000 per
permitted unit, which is far in excess of the value of land.

To support a parking replacement cost of that magnitude, the property would need to be
developed at a much larger scale. With a change in zoning, a five-story apartment building
on the site — most likely wood-frame construction — could support 360 to 380 units with a
parking ratio of 0.8 to 0.9 spaces per unit. That would allow an internal parking structure
surrounded on four sides by apartments on roughly half of the site with an attached U-
shaped building on the other half of the site creating a large interior courtyard. The U-
shaped portion of the building could have double-loaded apartments (opening off both sides
of the corridor) while the portion surrounding the garage would be single-loaded with
apartments on only one side of the corridor.

The Forest Glen Metro station is well-positioned for future multi-family development,
particularly for rentals designed for young households aged 30 to 40. This age group
typically has a high household formation rate. While that also is an age of shifting more to
homeownership, the economics of homeownership in the DC metro area and the households’
high levels of personal debt and preference to maintain flexibility and avoid the burdens of
home maintenance will continue to push many households to remain renters.

Based on rent levels for newly constructed units near the Silver Spring Metro station, new
apartments at the Forest Glen Metro station should be able to command monthly rents of
$2.10 to $2.20 per square foot even with a 10-percent discount for the differences in
amenities and jobs within walking distance. For an average unit of 850 square feet, that
would translate into an average rent of $1,785 to $1,870 per month.

The replacement parking could be accommodated in a three-story parking structure on the
eastern parking lot north of the Kiss ‘n’ Ride lot. Replacing less than 100 percent of the
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existing commuter parking spaces could reduce the cost burden and incentivize
redevelopment.

9801 Georgia Avenue

The Forest Glen Medical Center located at 9801 Georgia Avenue represents a prime
redevelopment opportunity with 3.98 acres in six contiguous parcels. The 31,600 square-
foot structure, originally built in 1966, offers significant surface parking on a large lot with
roughly 350 feet of frontage on Georgia Avenue and adjacent residential uses. Historically
leased to area doctors associated with the nearby Holy Cross Hospital, the medical office
building is reaching the end of its useful life when the cost of required maintenance and
upgrades exceeds the building’s value.

Its current R-60 zoning calls for single-family residential development with a minimum lot
size of 6,000 square feet and a maximum of 7.26 units per acre. The property is located at
Forest Glen Road just north of the Beltway interchange across Georgia Avenue from the
Forest Glen Metro station. The County Council recently included funding in the Capital
Improvement Plan budget for construction of a pedestrian tunnel under Georgia Avenue for
a second Metro station entrance on the property. A higher-intensity mix of uses than
allowed by current zoning would take much better advantage of these major transportation
infrastructure improvements.

Site Size 3.98 acres
Ownership Single
Zoning R-60
Adjacent

Uses Residential

Though the demand for medical office space for independent physicians’ practices is
waning, the building houses roughly 26,800 square feet of medical office tenants, some of
whom will want to remain in the area. Holy Cross Hospital has developed medical office
space and a new tower on its campus and has no plans to expand its facilities. However, it
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does lease space off-campus to conduct wellness programs aimed at helping seniors and
other patients to improve their health and avoid health care costs and hospitalizations. A
wellness village concept, similar to the one in the Elizabeth Square project in Silver Spring,
would be a very appropriate component of a new mixed-use development on the site.

The retail market analysis indicated an unmet demand for a pharmacy and other health-
related retailers. These uses could be accommodated on the site as part of the wellness
village. With the new Metro entrance, pedestrian traffic should increase somewhat,
providing visibility and possible patrons for a coffee shop that would give the local
community a gathering place within walking distance. Unlike the site at the Forest Glen
Metro station, retailers on this site also could attract some auto-based customers. That
said, retail use would be a small ancillary use, involving 3,000 to 10,000 square feet of
space.

There also may be potential to create co-working office space as one component of a mixed-
use development.

A seniors independent living development would make good use of the site, allowing the
nearby neighborhoods’ older households to remain living in the area after downsizing from
their single-family houses. The development’s location at the Metro station entrance would
have a strong marketing advantage for seniors who no longer drive or prefer to access the
region’s many attractions and amenities via transit. The market could support 100 to 150
units for seniors.

Such a mixed-use development with seniors housing, medical office space, wellness center,
a small retail component and possibly co-working space or some combination of those uses
would be one option for the site. It would need to step down to a lower height along its
northern and eastern borders to respect the neighboring single-family residential use.
Incorporation of quality common areas and open space within the development would help
generate additional synergy among the project’s mix of uses.

Other options could include

e dense (20+ units per acre) three- or four-story townhouses with parking in
individual garages;

e a five-story multi-family development wrapping a parking garage, possibly paired
with townhouses along Woodland Drive; or

e possibly an institutional user.
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|9513-9525 Georgia Avenue Office Building/W Express Service Station
The owner of the existing office building is interested in pursuing building expansion and
development of a small parking deck on the existing parking lot. Such an investment
would be impractical if the building were to be taken for roadway widening in the next 10
years.

If the SHA improvements require taking properties along the east side of Georgia Avenue,
the 9500 block could become available for redevelopment. The office building’s
configuration would militate against removing a portion of the building while maintaining
the rest of the structure. Joined together with the W Express service station site, the
properties would create a 0.73-acre parcel of land bounded by Georgia Avenue, Flora Lane,
the alley and White Oak Drive with an additional 0.39-acre parking lot parcel between the
alley and Woodland Drive. (The proposed relocation of Flora Lane could reduce the
footprint somewhat.) The property between Georgia Avenue and the alley is zoned CRT-1.5
C-1.5 R-0.5 H-45 that allows a development with an FAR up to 1.5 including residential
use up to 0.5 FAR and a maximum height of 45 feet. The site between the alley and
Woodland Drive is zoned R-60 with a minimum lot size of 6,000 square feet and a maximum
of 7.26 units per acre.

Today’s market conditions would best support an apartment building to take advantage of
the site’s proximity to the Metro station and to the Woodside Forest neighborhood. The site
has the advantage of a grade change of roughly 30 feet from Georgia Avenue to Woodland
Drive. The grade change would make it possible to build structured parking at a significant
cost discount from building a traditional parking garage. Roughly 60 parking spaces could
be tucked under the eastern edge of the apartment building with an entrance from the
alley. At a ratio of 0.8 parking spaces per unit, the ratio typical of the current market, that
parking could support up to 75 units. Such a development would require a zoning change
but would respect the current height limit of 45 feet.

Under the current zoning, potential uses would include retail use, an institutional use or
possibly a build-to-suit office for a single tenant. The block’s location bracketed by a church
and the Beltway to the north, gas stations to the south and Georgia Avenue traffic to the
west isolates it from other retail activity. An auto-oriented retail use could be attracted to
the vacant site; however, it would not represent highest and best use, particularly for a
property within a quarter mile of a Metro station. A user such as the Meditation Museum
or an engineering firm that preferred to own its own building might be attracted by the
accessible location with a clean site, particularly when coupled with the potential for more
parking on the existing parking lot.
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Site Size 0.73 acre on Georgia;
0.39 acre on Woodland

Ownership Two owners

Zoning CRT-1.5 C-1.5 R-0.5 H-45;
R-60

Adjacent Uses Residential, church and
school

| Snider’s Super Foods Site
The Snider’s property involves a site of 0.89 acres with a 12,000 square-foot building. If, in
the future, the grocery store competition got to the stage where the independent retailer
could no longer operate profitably, the site could become available for redevelopment.
Potential uses could include a free-standing fast casual restaurant, townhouses or missing
middle housing, such as quad-plexes or eight-plexes.

Site Size 0.89 acre
Ownership One owner
Zoning CRT-0.75 C-0.75 R-0.25 H-45

Adjacent Uses Fire station, retail centers,
auto repair, dry cleaner

Properties to the east in the Tudor-style shopping center could potentially be added to the
Snider’s property for a larger redevelopment. The larger consolidated site could
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accommodate a five- to six-story multi-family building with structured parking. However,
the multiple owners and recent investments by new owners would complicate that
consolidation effort significantly.
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VII. Recommended Strategies

Following are recommended strategies to help realize the Study Area’s opportunities,
including land use and regulatory changes, public investments, economic incentives, and
business support services.

Land Use and Regulatory Changes

Study area opportunity sites could support infill redevelopment to provide a more
pedestrian-friendly environment with increased connectivity and more residents to support
and keep viable the existing small, local business base, and possibly expand retail offerings.
More intensive development proximate to the Forest Glen Metro station would provide a
built-in source of additional Metro system riders. These additional Metro system riders
also would boost the sales of existing retail operations and catalyze further redevelopment.
Existing plans and the zoning code that implements those plans limit the Metro station and
Forest Glen Medical Center properties to single-family housing. Effective redevelopment of
these sites will depend on changing their land-use designations and zoning from moderate-
density single-family residential use to a significantly higher-density mixed-use zone.
Replacement of surface parking lots and aging buildings require sufficient density to
financially justify the removal of existing uses and the cost of structuring parking. The
plan should recognize and respond to this financial reality.

Given the time and cost involved in rezoning an individual property, the zoning map should
be amended pro-actively with the plan’s adoption. Appropriate zoning that would allow by-
right development would reduce the complexity, cost and uncertainty inherent in the
development approval process and encourage redevelopment.

Public Investment

The public space improvements in the SHA’s preliminary concepts include many valuable
enhancements to the pedestrian environment and public realm. Those improvements
would greatly enhance pedestrians’ and cyclists’ experiences and safety while changing the
area’s image as an aging commercial strip dominated by auto-oriented uses. The enhanced
public realm and pedestrian environment coupled with reduced auto conflicts would greatly
improve Montgomery Hills’ and Forest Glen’s ability to compete for shoppers, business
tenants and residents.
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The County should encourage SHA to move forward with the Georgia Avenue
improvements, completing the engineering plans in the near future and funding the
improvements as soon as funding will allow. Finalizing the plans would provide property
owners with adequate notice as to the likelihood of future parcel acquisitions. Reducing the
uncertainty as to their future properties would allow property and business owners to make
better-informed decisions on possible property improvements.

The County should invest in landscape improvements, street furniture, public art and other
public realm enhancements to complement the SHA’s transportation upgrades.

Economic Incentives

The physical condition of some of the Study Area’s small businesses impacts potential
customers’ perceptions of the businesses’ appeal and quality. Low-interest loans to upgrade
their facades would be an effective incentive for private reinvestment in protecting the
area’s economic future. Coupled with small grants for architectural services to ensure
quality design, those facade improvements could revitalize the area’s small businesses and
the residential neighborhoods behind them.

Business Support

Small Business Assistance

Montgomery County partners with several organizations that provide technical assistance
to local businesses on an on-going basis. These include the Latino Economic Development
Corporation, the Maryland Small Business Development Center, SCORE and the Maryland
Women’s Business Center. In addition, the County partners with local community banks,
non-profits and Community Development Investment Funds to provide a range of lending
options. These banks match Montgomery County Government deposits, effectively
doubling the funds available for small business loans. The County contracts with Life
Asset and the Latino Economic Development Corporation to fund microloan programs for
small businesses in Montgomery County. Montgomery County also provides a grant to
Impact Silver Spring which supports worker-owned cooperatives for local residents to self-
fund businesses.

Entrepreneurs interested in pioneering businesses in Montgomery Hills typically come to
the neighborhood based on the availability of affordable space with high visibility due to
traffic levels along Georgia Avenue. These entrepreneurs need streamlined approval,
permitting, and licensing processes; as well as access to technical assistance from
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accounting, law, and marketing professionals. Montgomery County’s Small Business
Assistance Program needs to be connected to these small businesses to further their growth
in the local community.

Within Montgomery Hills many of the long-time property owners own just one or a few
commercial properties. These less sophisticated property owners interested in
redevelopment or significant upgrades to existing buildings place a high priority on
predictability, certainty and speed. Surprises and delays can undermine the feasibility and
profitability of desired redevelopment / reinvestment. Specifically, three commercial
property owners within Montgomery Hills requested access to a County staff person to
assist with these types of proposed projects.

The Montgomery County Department of Permitting Services (DPS) offers preliminary
design consultations and a Case Management Program to assist with the permitting
process. An application for a preliminary design consultation is available on the DPS web
site. Acceptance into the Case Management Program is contingent on a written request
from the applicant with a detailed description of the project.

All businesses that are building or renovating space in Montgomery County have access to
the resources mentioned above. The County has many professional services providers that
are focused on working with small businesses. Connections can be made through the
organizations that provide technical assistance and also through the many local Chambers
of Commerce available to the business community.

Construction-Period Strategies

Construction of the Georgia Avenue roadway, cycle track and sidewalk improvements
inevitably will disrupt day-to-day business operations. SHA and the County should take
deliberate efforts to assure maintenance of access, parking and visibility for local
businesses. Marketing and signage that alerts customers and drivers to the fact that the
businesses are open and accessible during construction will be important to helping them
maintain their customer levels.

Marketing and Advocacy

Montgomery Hills businesses could benefit from a more cohesive image and identity for the
area. Signage, banners and other gateway features could improve awareness of the
business district among drivers passing through the area. Cooperative marketing with one
another, and with the Silver Spring Chamber and the Regional Services Center could help
raise awareness of the available offerings and variety. The area’s social media presence
could be enhanced through relationships with local bloggers and listservs. Individual
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stores or restaurants could be highlighted in a series of blogs to alert nearby residents to
their presence and quality.

With the County’s many competing needs and priorities at play, it is imperative that
residents, business owners, community stakeholders and politicians support and advocate
for the revitalization initiatives. The community needs to speak with one voice to
accelerate the Study Area improvements. Successful revitalization projects need
champions who will struggle through the setbacks and stay focused on the project’s
completion. Most effective is leadership that combines champions from both the community
and the County.

Most revitalization efforts must deal with roadblocks and setbacks that require persistence
to resolve. Such persistence is best provided by a combination of local business owners and
nearby residents who live with the issues on a day-to-day basis and have shown the
commitment and resilience required to become community leaders.

The business community would benefit from organizing to advocate for County investment
and to undertake other smaller initiatives, such as small-scale beautification efforts. In the
County’s larger business districts — Bethesda, Silver Spring, Wheaton — Urban District staff
provide promotion, marketing and clean and safe services funded through a special
assessment on commercial properties within the district. Montgomery Hills may lack the
scale of businesses to support such staff and services. More appropriate would be a
business association that meets bi-monthly, encouraging local entrepreneurs and operators
to cooperate in support of common goals.
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Appendix A- Stakeholder Feedback Overall Themes

In general, stakeholder feedback represented stable business operators, long-time owners
and others that recently invested in commercial activity along Georgia Avenue in both
Forest Glen and Montgomery Hills. These stakeholders reported a strong customer base
both in the local residential community, commuters, and out-of-area customers drawn to
specific business services and restaurants. These stakeholders overwhelmingly supported
the highly accessible nature of the corridor as key to their economic vitality. Concerns
fluctuated based on business or property owner interest but included congestion, parking
and accessibility during peak travel periods as well as further impacts from road
configuration changes. The following image represents many of the sentiments
stakeholders repeated over the course of meetings and direct interviews.
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Appendix B. Business Inventory

SIC Code
East Side of Georgia Avenue South of the Beltway

866107
734922
821101
866107
874899
569909
721201
723102
581209
554101
899999
738900
444902
411903
152139
152144
734922
594409
581208
866107

581208
599930

481207
581208
593200
554101
554101
866107
753801
472402
871100
723106
860000
653100

Table B-1. Study Area Business Inventory

Business Name

WOODSIDE SYNAGOGUE

MAID BRIGADE

GRACE EPISCOPAL DAY SCHOOL
GRACE EPISCOPAL CHURCH
TOTAL AUDIO VISUAL SYSTEMS
ESTHER BEAUTY

DRY CLEAN DIRECT LLC
FANTASY NAIL SPA INC
WOODSIDE DELI RESTAURANT/G K Z INC
EXXON

MARINO'S MULTISERVICES

SIGNS SERVICES

GLOBAL CARGO

AMERICA LIMOUSINE & BUS SVC/AIRPORT
CUSTOM DESIGN & ALTERATIONS
AMERIGAL CONSTRUCTION CO
ANA'S HOUSEKEEPING SVC INC
SILVER SPRING JEWELRY & FACTORY
SANTO POLLO

ROCADE DE LOS SIGLOS

VACANT

HUNAN CITY

TROPICAL LAGOON AQUARIUM
NUCLOUDVAPE - CLOSED

METRO PCS

LA CASA DEL MOFONGO

FAMOUS PAWN BROKERS
BELTWAY CAR CARE - BP

W EXPRESS GAS STATION
IGLESIOS DE DIOS MINISTERIAL
HARRY'S AUTO EXPRESS detailing
RINIS TRAVEL SVC INC
MARYLAND PHOTOGRAMMATIC
LISA'S HAIR SALON

MEDITATION MUSEUM

REALTY CONNECTION

Street Address

9001 GEORGIA AVE
9019 GEORGIA AVE
9115 GEORGIA AVE
GEORGIA AVE/1607
9301 GEORGIA AVE
9309 GEORGIA AVE
9315 GEORGIA AVE
9321 GEORGIA AVE
9329 GEORGIA AVE
9331 GEORGIA AVE
9419 GEORGIA AVE
9419 GEORGIA AVE
9419 GEORGIA AVE
9419 GEORGIA AVE
9419 GEORGIA AVE
9419 GEORGIA AVE
9419 GEORGIA AVE
9421 GEORGIA AVE
9423 GEORGIA AVE
9425 GEORGIA AVE
9427 GEORGIA AVE
9429 GEORGIA AVE
9431 GEORGIA AVE
9433 GEORGIA AVE
9439 GEORGIA AVE
9441 GEORGIA AVE
9443 GEORGIA AVE
9475 GEORGIA AVE
9501 GEORGIA AVE
9513 GEORGIA AVE
9517 GEORGIA AVE
9517 GEORGIA AVE
9519 GEORGIA AVE
9523 GEORGIA AVE
9525 GEORGIA AVE
9525 GEORGIA AVE
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Table B-1. Study Area Business Inventory (Continued)

SIC Code Business Name Street Address
East Side of Georgia Avenue North of the Beltway

870000 JT SERVICES & ACCOUNTING 9525 GEORGIA AVE
738000 RIGHTAWAY TAG & TITLE 9525 GEORGIA AVE
760000 ASIESMIGENTE TV LLC/BIENSTAR 9525 GEORGIA AVE
641112 ALLSTATE INSURANCE 9525 GEORGIA AVE
861102 INTERNATIONAL MONTESSORI SCTY 9525 GEORGIA AVE
472402 DINORA'S TRAVEL LLC 9525 GEORGIA AVE
890000 THE INCREDIBLE GIRLS 9525 GEORGIA AVE
811100 JOSEPH A TREVINO & ASSOCIATES 9525 GEORGIA AVE
866107 CATHEDRAL OF GOD'S ARMIES 9525 GEORGIA AVE
152103 JANDRES CONTRACTING LLC 9525 GEORGIA AVE
866107 CALVARY LUTHERAN CHURCH 9545 GEORGIA AVE
866107 CHRIST DEAF LUTHERAN CHURCH 9545 GEORGIA AVE
821103 AUBURN SCHOOL 9545 GEORGIA AVE
804922 LITTLE LEAVES BEHAVIORAL SVC 9545 GEORGIA AVE
866107 MONTGOMERY HILLS BAPTIST CHURCH 9727 GEORGIA AVE
866107 FIRST BAPTIST CHURCH 9727 GEORGIA AVE
866107 SALEM GOSPEL MINISTRIES 9727 GEORGIA AVE
999977 AFRICAN EDUCARE MISSION GROUP 9727 GEORGIA AVE
804918 THE NUTRITIONAL THERAPY INSTITUTE 9801 GEORGIA AVE
804918 REHABILITATION SERVICES LLC 9801 GEORGIA AVE
801101 DR. HENRY MILLER, DDS 9801 GEORGIA AVE
801101 ADVANCED CARDIOLOGY CARE 9801 GEORGIA AVE
801101 DR SHYAMSUNDER RAJAN 9801 GEORGIA AVE
801101 VEIN HEALTH CENTER OF MARYLAND 9801 GEORGIA AVE
801101 DR SURESH K GUPTA 9801 GEORGIA AVE
801101 DR. ANURADHA ARUN 9801 GEORGIA AVE
801101 DR. KENNETH R CLORE 9801 GEORGIA AVE
801101 VEMURY MERLYN 9801 GEORGIA AVE
802101 DR. HAROLD LANDIS FAMILY DENTISTRY 9801 GEORGIA AVE
833102 PINNACLE SPEECH THERAPY / 9801 GEORGIA AVE
801101 DR. ALI REZAZADEH, UROLOGY 9801 GEORGIA AVE
804918 WHITTLES PHYSICAL THERAPY 9801 GEORGIA AVE
801101 DR. KEWAL K SHARMA, FAMILY PRACTICE 9801 GEORGIA AVE
802101 DR. MURRAY D SYKES, DDS 9801 GEORGIA AVE
801101 DR. EVITA G JAMES, FACOG & ASSOC 9801 GEORGIA AVE
801101 DR. CLARA CHAN, MD, PC 9801 GEORGIA AVE
801101 OB GYN WOMENS CARE 9801 GEORGIA AVE
804101 WHEATON CHIROPRACTIC 9801 GEORGIA AVE
801101 DR. NARIEMAN NIK, FACS 9801 GEORGIA AVE
801101 ST. PAUL & BIDDLE MEDICAL ASSOCIATES / 9801 GEORGIA AVE
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Table B-1. Study Area Business Inventory (Continued)

811103
802101
866107
866109
801128
801101
804918
801101
801101
801101
802101
801101
801101
804918
801101
801101
801101
591200
801101
802101
802101
801101
801101
804201
801101
801101
801101
802101
801101
801101
801101
801101
802101
801101

651303
651303
651303
651301
839905
736103

Business Name
East Side of Georgia Avenue North of the Beltway

SHARMA LAW GROUP

KIND & GENTLE DENTAL CARE

ST JOHN THE EVANGELIST

SISTERS OF IMMACULATE HEART
MININBERG & FECHTER

CHILDREN FIRST PEDIATRICS
FOREVER FIT PHYSICAL THRPY
PRIMARY CARE OF SILVER SPRING
DR. ANITA PILLAI-ALLEN,
COMPREHENSIVE NEUROLOGY SERVICES,
DR. ALICE C BASSFORD, DDS FAMILY
DR. BERNARD A HECKMAN, PA

DR. PENNY L BISK

ACCESSIBLE PHYSICAL THERAPY GROUP
OSER & TAUBER

ASTHMA & ALLERGY CTR

DR. MARVIN R MARK

PHARMACY

DR. ANNE EA CONSTANTINO

DR. TERRY SWEENEY, DDS, PA

A & HASSOC FAMILY & COSMETIC
DR. ALAN R WEINSTOCK

ASHOK L. GOWDAM D ORTHOPAEDIC
VISUAL EYES

BLANKEN PODIATRY GROUP
CAPITAL WOMENS CARE

DR DARRYN BAND, OB/GYN

DR. CHRISTINE LEE KIM, DDS

DR ERIC JW CHOE, UROLOGY
ADVANCED NEIGHBORHOOD PEDIATRICS
DERM ASSOCIATES

DISCOVERY PEDIATRICS

HORN FAMILY DENTISTRY
COMPREHENSIVE WOMENS HEALTH

West Side of Georgia Avenue North of the Beltway

THE FIELDS OF SILVER SPRING
BELVEDERE APARTMENTS

FOREST GLEN APARTMENTS
AMERICANA FINNMARK CONDOMINIUM
JSSA JEWISH SOCIAL SVC

JSSA EMPLOYMENT & CAREER SVC

Street Address

9911 GEORGIA AVE

10101 GEORGIA AVE
10103 GEORGIA AVE
10201 GEORGIA AVE
10301 GEORGIA AVE
10301 GEORGIA AVE
10301 GEORGIA AVE
10301 GEORGIA AVE
10301 GEORGIA AVE
10301 GEORGIA AVE
10301 GEORGIA AVE
10301 GEORGIA AVE
10301 GEORGIA AVE
10301 GEORGIA AVE
10301 GEORGIA AVE
10301 GEORGIA AVE
10301 GEORGIA AVE
10313 GEORGIA AVE
10313 GEORGIA AVE
10313 GEORGIA AVE
10313 GEORGIA AVE
10313 GEORGIA AVE
10313 GEORGIA AVE
10313 GEORGIA AVE
10313 GEORGIA AVE
10313 GEORGIA AVE
10313 GEORGIA AVE
10313 GEORGIA AVE
10313 GEORGIA AVE
10313 GEORGIA AVE
10313 GEORGIA AVE
10313 GEORGIA AVE
10313 GEORGIA AVE
10313 GEORGIA AVE

2103 HILDAROSE DR

2107 BELVEDERE BLVD

9920 GEORGIA AVE
9900 GEORGIA AVE
9900 GEORGIA AVE
9900 GEORGIA AVE




; Partners for

Economic Solutions

Table B-1. Study Area Business Inventory (Continued)

SIC Code Business Name Street Address
West Side of Georgia Avenue South of the Beltway
801104 MINUTECLINIC = CVS 9520 GEORGIA AVE
591205 CVS/PHARMACY 9520 GEORGIA AVE
554101 BELTWAY SHELL AUTO CARE 9510 GEORGIA AVE
754201 MONTGOMERY HILLS CAR WASH 9500 GEORGIA AVE
721201 SEMINARY CLEANERS 9468 GEORGIA AVE
444902 POST EXPRESS 9466 GEORGIA AVE
VACANT 9462 GEORGIA AVE
594409 GOLD PLUS JEWELRY 9460 GEORGIA AVE
514937 SEMINARY BEER WINE & DELI 9456 GEORGIA AVE
581222 DOMINO'S - Closing 9450 GEORGIA AVE
East Side of Georgia Avenue North of the Beltway
541105 ALDI'S 9440 GEORGIA AVE
723106 JALAL BARBERING 9448 GEORGIA AVE
721201 PRESTIGE - EXCEPTIONAL FABRICARE 9420 GEORGIA AVE
723102 SNIDER'S NAIL SALON 9416 GEORGIA AVE
VACANT OFFICE 9414 GEORGIA AVE
723106 DJAMA HAIR BRAIDING GALLERY 9410 GEORGIA AVE
602101 CITIBANK 9400 GEORGIA AVE
554101 GEORGIA AVENUE EXXON 9336 GEORGIA AVE
790000 VICTORY KARATE 9332 GEORGIA AVE
514937 SPRING BEER & WINE 9330 GEORGIA AVE
581208 GOLDBERG'S BAGELS 9328 GEORGIA AVE
581208 ANDY'S RESTAURANT 9326 GEORGIA AVE
540000 TROPICAL ICE CREAM 9324 GEORGIA AVE
723102 FANTASY NAILS 9322 GEORGIA AVE
721201 LEEMANS CLEANERS 9320 GEORGIA AVE
573407 COMPUTER SKILLS CTR 9300 GEORGIA AVE
835101 LOVING CARE EARLY LEARNING CTR 9300 GEORGIA AVE
866107 THE LIGHT OF THE WORLD CHURCH 9300 GEORGIA AVE
Seminary Road
720000 PSYCHIC 1903 SEMINARY RD
581208 MAYFLOWER CHINESE RESTAURANT 1905 SEMINARY RD
581208 MELEKET ETHIOPIAN RESTAURANT 1907 SEMINARY RD
581222 ARMAND'S CHICAGO PIZZERIA 1909 SEMINARY RD
804101 ROSSIE'S ENTERPRISES CERTIFIED - Notary 1911 SEMINARY RD
VACANT 1913 SEMINARY RD
581208 SPRING GARDEN (Coming) 1919 SEMINARY RD
75201 ACADEMY DOG TRAINING 1921 SEMINARY RD
753701 LEE'S TRANSMISSIONS 1921 SEMINARY RD
541105 SNIDER'S SUPER FOODS 1936 SEMINARY RD
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Table B-1. Study Area Business Inventory (Continued)

Business Name

Street Address

Seminary Road

922404 SILVER SPRING FIRE DEPT-OFC
912103 SILVER SPRING VOLUNTEER FIRE
Seminary Place

721906 PRECISION IMPERIAL GOWN RESTORATION
Medical Park Drive

801101 LADAS EYE GROUP

801101 ORTHOPAEDIC SPECIALISTS

809921 WOMEN'S WELLNESS PARTNERS LLC
801101 STEVEN A BURGER PA

599979 HEARING HEALTH USA

801101 DR JULIE K FOX

801104 DC RETINA

801101 WONG FAMILY PRACTICE

801101 UNIVERSAL CHIROPRACTIC

807129 CLINICAL RADIOLOGISTS

801101 HOLY CROSS RADIATION TREATMENT
801101 MONTGOMERY VASCULAR CARE
807129 HOLY CROSS HOSPITAL CANCER INSTITUTE
Dennis Avenue

801101 PUBLIC HEALTH

912103 MONTGOMERY COUNTY GOVERNMENT
912103 MONTGOMERY COUNTY HEALTH SVC
Other Addresses

152144 UM CONSTRUCTION CORP

177105 ALEGRIA CONCRETE

821101 ST JOHN THE EVANGELIST SCHOOL
874825 LUMEN CATECHETICAL CONSLNTS
874201 AMERICAN BUSINESS INC

616201 MORTGAGE AMERICA BANKERS
720000 RINALDI FUNERAL SERVICE

170000 AIRWAYS UNLIMITED

1945 SEMINARY RD
1945 SEMINARY RD

1910 SEMINARY PL

2101 MEDICAL PARK DR
2101 MEDICAL PARK DR
2101 MEDICAL PARK DR
2101 MEDICAL PARK DR
2101 MEDICAL PARK DR
2101 MEDICAL PARK DR
2101 MEDICAL PARK DR
2101 MEDICAL PARK DR
2101 MEDICAL PARK DR
2101 MEDICAL PARK DR
2101 MEDICAL PARK DR
2101 MEDICAL PARK DR
2101 MEDICAL PARK DR

2000 DENNIS AVE
2000 DENNIS AVE
2000 DENNIS AVE

2101 HILDAROSE DR
10205 DOUGLAS AVE
10201 WOODLAND DR
10008 WOODLAND DR
2201 KIMBALL PL
DARCY GREEN PL
9241 COLUMBIA BLVD
9305 COLUMBIA BLVD

Source: InfoGroup, 2017; Partners for Economic Solutions, 2018,
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Appendix C. Data Tables

Table C-1. Population and Household Trends, 2000-2017

Primary Market Area ' | Secondary Market Area® Montgomery County Metro Area®
Number | Percent
Population
2000 18,530 46,008 873,383 4,837,430
2010 19,568 50,089 971,777 5,636,232
2017 20,953 55,578 1,051,391 6,066,221
2000-2017 Change 2,423 13.1% 9,570 20.8% 178,008 20.4% 1,228,791 25.4%
2000-2010 Change 1,038 5.6% 4,081 8.9% 98,394 11.3% 798,802 16.5%
2010-2017 Change 1,385 7.1% 5,489 11.0% 79,614 8.2% 429,989 7.6%
Households
2000 8,004 19,387 324,576 1,815,193
2010 8,073 21,337 357,086 2,094,033
2017 8,626 23,855 382,620 2,235,094
2000-2017 Change 622 7.8% 4,468 23.0% 58,044 17.9% 419,901 23.1%
2000-2010 Change 69 0.9% 1,950 10.1% 32,510 10.0% 278,840 15.4%
2010-2017 Change 553 6.8% 2,518 11.8% 25,5634 7.2% 141,061 6.7%

Note:! Primary Market Area includes Census Tracts 28.00, 29.00, 39.01, 40.00. 2 Secondary Market Area includes the following
Census Tracts 23.03, 24.02, 25.00, 26.01, 26.02, 27.00, 30.00, 31.00, 36.02, 38.00, 39.02 and Census Block Groups 22.002, 22.003,
24.011, 41.001, and 41.002. 3Metro area includes the District of Columbia; the cities of Alexandria, Fairfax, Falls Church,
Manassas and Manassas Park; and Arlington, Calvert, Charles, Clarke, Culpeper, Fairfax, Fauquier, Frederick, Jefferson,
Loudoun, Montgomery, Prince George's, Prince William, Rappahannock, Spotsylvania, Stafford and Warren counties.

Source: ESRI, Community Profile, 2017; Partners for Economic Solutions, 2017.
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Table C-2. Population by Age, 2017

Primary Market Area! Secondary Market Area® Montgomery County Metro Area®
Number Porcent
Population by Age
0 to 19 Years 4,899 23.4% 12,184 21.9% 262,234 24.9% 1,550,188 25.6%
20 to 24 Years 1,075 5.1% 3,598 6.5% 57,783 5.5% 397,093 6.5%
25 to 34 Years 2,865 13.7% 10,694 19.2% 140,144 13.3% 914,000 15.1%
35 to 44 Years 2,912 13.9% 8,833 15.9% 141,661 13.5% 857,642 14.1%
45 to 54 Years 2,915 13.9% 7,343 13.2% 147,290 14.0% 857,143 14.1%
55 to 64 Years 2,975 14.2% 6,376 11.5% 141,547 13.5% 747,098 12.3%
65 to 74 Years 2,011 9.6% 3,967 7.1% 92,161 8.8% 456,197 7.5%
75 to 84 Years 874 4.2% 1,649 3.0% 44,506 4.2% 200,023 3.3%
85 Years and over 427 2.0% 934 1.7% 24,065 2.3% 86,837 1.4%
Total 20,953 100.0% 55,578 100.0% | 1,051,391 100.0% | 6,066,221 100.0%
Median Age 40.5 36.4 39.5 37.0
Note:' Primary Market Area includes Census Tracts 28.00, 29.00, 39.01, 40.00. 2 Secondary Market Area includes the following
Census Tracts 23.03, 24.02, 25.00, 26.01, 26.02, 27.00, 30.00, 31.00, 36.02, 38.00, 39.02 and Census Block Groups 22.002, 22.003,
24.011, 41.001, and 41.002. ®Metro area includes the District of Columbia; the cities of Alexandria, Fairfax, Falls Church, Manassas
and Manassas Park; and Arlington, Calvert, Charles, Clarke, Culpeper, Fairfax, Fauquier, Frederick, Jefferson, Loudoun,
Source: ESRI, Demographic and Income Profile, 2017; Partners for Economic Solutions, 2017.
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Table C-3. Population by Age, 2010-2022
Montgomery County

2017 2022

Population by Age
0 to 19 Years 252,557 26.0% 262,234 24.9% 265,048 24.0%
20 to 24 Years 54,031 5.6% 57,783 5.5% 55,632 5.0%
25 to 34 Years 132,393 13.6% 140,144 13.3% 151,313 13.7%
35 to 44 Years 140,565 14.5% 141,661 13.5% 154,284 13.9%
45 to 54 Years 153,481 15.8% 147,290 14.0% 142,859 12.9%
55 to 64 Years 118,981 12.2% 141,547 13.5% 144,695 13.1%
65 to 74 Years 62,5641 6.4% 92,161 8.8% 110,811 10.0%
75 to 84 Years 37,797 3.9% 44,506 4.2% 56,443 5.1%
85 Years and Over 19,431 2.0% 24,065 2.3% 25,425 2.3%
Total Population 971,777 100.0% 1,051,391 100.0% | 1,106,510 100.0%
Median Age 38.4 39.5 40.2
Metro Area’
2010
0 to 19 Years 1,489,839 26.4% 1,550,188 25.6% 1,602,224 24.7%
20 to 24 Years 375,733 6.7% 397,093 6.5% 379,702 5.8%
25 to 34 Years 861,925 15.3% 914,000 15.1% 994,999 15.3%
35 to 44 Years 848,059 15.0% 857,642 14.1% 944,419 14.5%
45 to 54 Years 861,857 15.3% 857,143 14.1% 842,020 13.0%
55 to 64 Years 633,923 11.2% 747,098 12.3% 805,686 12.4%
65 to 74 Years 324,024 5.7% 456,197 7.5% 566,372 8.7%
75 to 84 Years 167,434 3.0% 200,023 3.3% 257,634 4.0%
85 Years and Over 73,438 1.3% 86,837 1.4% 98,133 1.5%
Total Population| 5,636,232 100.0% 6,066,221 100.0% 6,491,189 100.0%
Median Age 36.1 37.0 37.7

Note:'Metro area includes the District of Columbia; the cities of Alexandria, Fairfax, Falls Church,
Manassas and Manassas Park; and Arlington, Calvert, Charles, Clarke, Culpeper, Fairfax, Fauquier,
Frederick, Jefferson, Loudoun, Montgomery, Prince George's, Prince William, Rappahannock,
Spotsylvania, Stafford and Warren counties.

Source: ESRI, Demographic and Income Profile; Partners for Economic Solutions, 2017.
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Appendix Table C-4. Households by Size, 2010

Primary Market Area ' | Secondary Market Area’ Montgomery County

Number

Households by Size
1 Person 2,659 32.9% 7,665 35.5% 89,264 25.0% 564,320 26.9%
2 People 2,492 30.9% 6,623 31.0% 108,694 30.4% 631,453 30.2%
3 People 1,195 14.8% 3,096 14.5% 60,216 16.9% 346,210 16.5%
4 People 1,046 13.0% 2,318 10.9% 54,728 15.3% 299,770 14.3%
5 People 392 4.9% 952 4.5% 25,435 7.1% 143,550 6.9%
6 People 164 2.0% 414 1.9% 10,451 2.9% 60,823 2.9%
7+ People 125 1.5% 369 1.7% 8,298 2.3% 47,907 2.3%
Total Households 8,073 100.0% 21,337 100.0% 357,086 100.0% 2,094,033 100.0%
Average Household Size 2.40 2.33 2.70 2.64

Note:’ Primary Market Area includes Census Tracts 28.00, 29.00, 39.01, 40.00. 2 Secondary Market Area includes the following
Census Tracts 23.03, 24.02, 25.00, 26.01, 26.02, 27.00, 30.00, 31.00, 36.02, 38.00, 39.02 and Census Block Groups 22.002, 22.003,
24.011, 41.001, and 41.002. 3Metro area includes the District of Columbia; the cities of Alexandria, Fairfax, Falls Church, Manassas
and Manassas Park; and Arlington, Calvert, Charles, Clarke, Culpeper, Fairfax, Fauquier, Frederick, Jefferson, Loudoun,
Montgomery, Prince George's, Prince William, Rappahannock, Spotsylvania, Stafford and Warren counties.

Source: 2010 U.S. Census; Partners for Economic Solutions, 2017.

Appendix Table C-5. Households by Tenure, 2000-2017

Primary Market Area! Secondary Market Area” Montgomery County Metro Area®

Tenure, 2000

Owner 5,003 62.5% 8,709 44.9% 241,331 74.4% 1,157,071 63.7%
Renter 3,001 37.5% 10,678 55.1% 83,245 25.6% 658,122 36.3%
Tenure, 2010

Owner 5,172 64.1% 9,498 38.1% 241,331 67.6% 1,347,855 64.4%
Renter 2,901 35.9% 11,839 61.9% 115,755 32.4% 746,178 35.6%
Tenure, 2017

Owner 5,225 60.6% 9,809 36.8% 250,417 65.4% 1,392,683 62.3%
Renter 3,401 39.4% 14,046 63.2% 132,203 34.6% 842,411 37.7%

Note:! Primary Market Area includes Census Tracts 28.00, 29.00, 39.01, 40.00. 2 Secondary Market Area includes the following
Census Tracts 23.03, 24.02, 25.00, 26.01, 26.02, 27.00, 30.00, 31.00, 36.02, 38.00, 39.02 and Census Block Groups 22.002, 22.003,
24.011, 41.001, and 41.002. *Metro area includes the District of Columbia; the cities of Alexandria, Fairfax, Falls Church,
Manassas and Manassas Park; and Arlington, Calvert, Charles, Clarke, Culpeper, Fairfax, Fauquier, Frederick, Jefferson,
Loudoun, Montgomery, Prince George's, Prince William, Rappahannock, Spotsylvania, Stafford and Warren counties.

Source: ESRI, 2017; Partners for Economic Solutions, 2017.
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Household Income
Less than $25,000
$25,000 to $34,999
$35,000 to $49,999
$50,000 to $74,999
$75,000 to $99,999
$100,000 to $149,999
$150,000 or more
Total
Median Household Income

Table C-6. Households by Income, 2017
Secondary Market Area®

Primary Market Area®

887
303
707

1,292

1,156

1,748

2,533

8,626

$99,108

10.3%
3.5%
8.2%

15.0%

13.4%

20.3%

29.4%

100.0%

3,050
1,497
2,579
4,573
3,089
4,192
4,875

23,855

$76,410

12.8%
6.3%
10.8%
19.2%
12.9%
17.6%
20.4%
100.0%

Montgomery County

33,353
18,122
30,666
55,980
47,324
75,236

121,939

382,620

$102,580

8.7%
4.7%
8.0%
14.6%
12.4%
19.7%
31.9%
100.0%

Metro Area®

237,954
116,251
190,059
337,312
300,758
469,052
619,646
2,271,032

$95,156

10.5%
5.1%
8.4%

14.9%

13.2%

20.7%

27.3%

100.0%

Note:! Primary Market Area includes Census Tracts 28.00, 29.00, 39.01, 40.00.  Secondary Market Area includes the following Census Tracts
23.03, 24.02, 25.00, 26.01, 26.02, 27.00, 30.00, 31.00, 36.02, 38.00, 39.02 and Census Block Groups 22.002, 22.003, 24.011, 41.001, and 41.002.
%Metro area includes the District of Columbia; the cities of Alexandria, Fairfax, Falls Church, Manassas and Manassas Park; and Arlington,

Calvert, Charles, Clarke, Culpeper, Fairfax, Fauquier, Frederick, Jefferson, Loudoun, Montgomery, Prince George's, Prince William,

Rappahannock, Spotsylvania, Stafford and Warren counties.

Source: U.S. Census Bureau, 2011-2015 American Community Survey (ACS); Partners For Economic Solutions, 2017.
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Age of Householder
Less than 25 years
25 to 34 years

35 to 44 years

45 to 54 years

55 to 64 years

65 to 74 years

75 years and over

Total
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Table C-7. Householders by Age, 2015

Primary Market Area’

193
1,486
1,584
1,620
1,649
1,482
1,003
9,017

2.1%
16.5%
17.6%
18.0%
18.3%
16.4%
11.1%

100.0%

1,271
5,663
5,089
4,452
3,926
3,094
1,952

25,447

Secondary Market Area?®

5.0%
22.3%
20.0%
17.5%
15.4%
12.2%

7.7%

100.0%

8,488
55,623
74,198
75,387
78,333
61,118
47,911

401,058

Montgomery County

2.1%
13.9%
18.5%
18.8%
19.5%
15.2%
11.9%

100.0%

Metro Area®

69,680
382,057
444,228
465,425
435,440
287,426
186,776

2,271,032

Percent

3.1%
16.8%
19.6%
20.5%
19.2%
12.7%

8.2%

100.0%

Note: 1Primary Market Area includes Census Tracts 28.00, 29.00, 39.01, 40.00. 2 Secondary Market Area includes the following

Census Tracts 23.03, 24.02, 25.00, 26.01, 26.02, 27.00, 30.00, 31.00, 36.02, 38.00, 39.02 and Census Block Groups 22.002, 22.003,
24.011, 41.001, and 41.002. SMetro area includes the District of Columbia; the cities of Alexandria, Fairfax, Falls Church, Manassas

and Manassas Park; and Arlington, Calvert, Charles, Clarke, Culpeper, Fairfax, Fauquier, Frederick, Jefferson, Loudoun,
Montgomery, Prince George's, Prince William, Rappahannock, Spotsylvania, Stafford and Warren counties.

Source: U.S. Census Bureau, 2011-2015 American Community Survey (ACS); Partners For Economic Solutions, 2017.
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Table C-8. Tenure by Age of Householder, 2010
Primary Market Area® Secondary Market Area”

[ Rewe [ Ower [ R
Nombor

Age of Householder
15 to 24 years 17 0.3% 198 6.8% 37 0.4% 1,049 9.0%
25 to 34 years 426 8.2% 902 31.1% 1,094 11.5% 4,077 35.1%
35 to 44 years 1,011 19.6% 539 18.6% 2,093 22.0% 2,492 21.5%
45 to 54 years 1,276 24.7% 433 14.9% 2,290 24.1% 1,777 15.3%
55 to 64 years 1,317 25.5% 370 12.7% 2,094 22.0% 1,302 11.2%
65 to 74 years 615 11.9% 216 7.4% 1,043 11.0% 582 5.0%
75 to 84 years 358 6.9% 138 4.8% 565 5.9% 326 2.8%
85 years and over 149 2.9% 108 3.7% 288 3.0% - 0.0%
Total 5,169 100.0% 2,904 100.0% 9,504 100.0% 11,605 100.0%

Montgomery County

15 to 24 years 1,123 0.5% 7,045 6.1% 9,633 0.7% 62,625 8.4%
25 to 34 years 19,438 8.1% 32,393 28.0% 142,397 10.6% 227,014 30.4%
35 to 44 years 44,603 18.5% 26,401 22.8% 280,451 20.8% 163,746 21.9%
45 to 54 years 64,112 26.6% 20,807 18.0% 353,527 26.2% 130,397 17.5%
55 to 64 years 55,955 23.2% 12,361 10.7% 292,583 21.7% 79,107 10.6%
65 to 74 years 30,523 12.6% 6,251 5.4% 158,766 11.8% 39,375 5.3%
75 to 84 years 18,061 7.5% 5,560 4.8% 81,278 6.0% 26,672 3.6%
85 years and over 7,650 3.2% 4,803 4.2% 28,949 2.1% 17,513 2.3%

Total 241,465 100.0% 1151621 100.0% 1,347,584 100.0% 746,449 100.0%

Note:* Primary Market Area includes Census Tracts 28.00, 29.00, 39.01, 40.00. 2 Secondary Market Area includes the
following Census Tracts 23.03, 24.02, 25.00, 26.01, 26.02, 27.00, 30.00, 31.00, 36.02, 38.00, 39.02 and Census Block Groups
22.002, 22.003, 24.011, 41.001, and 41.002. 3Metro area includes the District of Columbia; the cities of Alexandria, Fairfax,
Falls Church, Manassas and Manassas Park; and Arlington, Calvert, Charles, Clarke, Culpeper, Fairfax, Fauquier,
Frederick, Jefferson, Loudoun, Montgomery, Prince George's, Prince William, Rappahannock, Spotsylvania, Stafford and
Warren counties.

Source: U.S. Census Bureau, 2011-2015 American Community Survey (ACS); Partners For Economic Solutions, 2017.
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Table C-9. Tenure by Household Income, 2015
Primary Market Area’ Secondary Market Area’®

Rewter | Owser | Remmr

Household Income

Less than $25,000 235 25.9% 673 74.1% 614 17.5% 2,886 82.5%
$25,000 to $34,999 106 32.2% 223 67.8% 359 21.4% 1,317 78.6%
$35,000 to $49,999 238 47.7% 261 52.3% 516 22.0% 1,826 78.0%
$50,000 to $74,999 404 33.6% 800 66.4% 893 23.8% 2,852 76.2%
$75,000 to $99,999 815 61.8% 504 38.2% 1,284 42.5% 1,740 57.5%
$100,000 to $149,999 1,117 67.5% 538 32.5% 2,778 55.9% 2,189 44.1%
$150,000 or more 2,104 88.5% 274 11.5% 3,825 79.9% 963 20.1%

Total 5,019 60.5% 3,273 39.5% 10,269 42.7% 13,773 57.3%

Montgomery County Metro Area®
Renter | Owser | Renimr

Household Income

Less than $25,000 12,815 36.7% 22,077 63.3% 77,596 32.5% 161,325 67.5%
$25,000 to $34,999 7,781 43.2% 10,239 56.8% 46,474 40.2% 69,116 59.8%
$35,000 to $49,999 14,594 45.4% 17,573 54.6% 85,896 45.5% 102,908 54.5%
$50,000 to $74,999 27,259 51.5% 25,682 48.5% 173,317 53.4% 151,112 46.6%
$75,000 to $99,999 28,525 62.6% 17,019 37.4% 174,389 62.4% 104,885 37.6%
$100,000 to $149,999 52,445 74.1% 18,326 25.9% 312,521 72.8% 116,961 27.2%
$150,000 or more 98,235 88.6% 12,665 11.4% 481,879 86.2% 77,278 13.8%

Total 241,654 66.2% 123,581 33.8% | 1,352,072 63.3% 783,585 36.7%

Note:! Primary Market Area includes Census Tracts 28.00, 29.00, 39.01, 40.00. 2 Secondary Market Area includes the following
Census Tracts 23.03, 24.02, 25.00, 26.01, 26.02, 27.00, 30.00, 31.00, 36.02, 38.00, 39.02 and Census Block Groups 22.002,
22.003, 24.011, 41.001, and 41.002. 3Metro area includes the District of Columbia; the cities of Alexandria, Fairfax, Falls
Church, Manassas and Manassas Park; and Arlington, Calvert, Charles, Clarke, Culpeper, Fairfax, Fauquier, Frederick,
Jefferson, Loudoun, Montgomery, Prince George's, Prince William, Rappahannock, Spotsylvania, Stafford and Warren counties.

Source: U.S. Census Bureau, 2011-2015 American Community Survey (ACS); Partners For Economic Solutions, 2017.
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Table C-10. Employed Population Aged 16 and Over by Occupation, 2017

Primary Market Area’ Market Area® Montgomery County Metro Area

Industry/ Occupation

Employed Residents by Occupation

White Collar 9,282 77.71% 25,073 75.0% 419,068 73.5% 2,310,926 71.0%
Management, Business, Financial 2,676 22.4% 6,887 20.6% 121,444 21.3% 703,042 21.6%
Professional Services 4,862 40.7% 13,038 39.0% 194,995 34.2% 960,173 29.5%
Sales 609 5.1% 2,240 6.7% 46,183 8.1% 266,896 8.2%
Administrative Support 1,147 9.6% 2,908 8.7% 56,446 9.9% 380,815 11.7%

Services 1,641 12.9% 5,282 15.8% 92,366 16.2% 533,791 16.4%

Blue Collar 1,123 9.4% 3,042 9.1% 58,726 10.3% 410,108 12.6%
Farming, Forestry, Fishing - 0.0% 33 0.1% 570 0.1% 6,510 0.2%
Construction, Extraction 287 2.4% 1,137 3.4% 22,236 3.9% 139,957 4.3%
Installation, Maintenance, Repair 167 1.4% 234 0.7% 9,693 1.7% 71,606 2.2%
Production 215 1.8% 501 1.5% 9,693 1.7% 58,587 1.8%
Transportation, Material Moving 430 3.6% 1,103 3.3% 16,535 2.9% 130,193 4.0%

Total 11,946 99.9% 33,431 99.9% 570,160 100.0% 3,254,825 100.0%

Notes:' Primary Market Area includes Census Tracts 28.00, 29.00, 39.01, 40.00. 2 Secondary Market Area includes the following Census Tracts
23.03, 24.02, 25.00, 26.01, 26.02, 27.00, 30.00, 31.00, 36.02, 38.00, 39.02 and Census Block Groups 22.002, 22.003, 24.011, 41.001, and 41.002.
*Metro area includes the District of Columbia; the cities of Alexandria, Fairfax, Falls Church, Manassas and Manassas Park; and Arlington,
Calvert, Charles, Clarke, Culpeper, Fairfax, Fauquier, Frederick, Jefferson, Loudoun, Montgomery, Prince George's, Prince William,
Rappahannock, Spotsylvania, Stafford and Warren counties.

Source: ESRI, Community Profile, 2017; Partners for Economic Solutions, 2017.
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Table C-11. Employed Population Aged 16 and Over by Industry, 2017

_ Primary Market Area' | Secondary Market Area® Montgomery County Metro Area®

Industry/ Occupation Number | Percent
Employed Residents by Industry
Agriculture/Mining 12 0.1% 67 0.2% 1,140 0.2% 13,019 0.4%
Construction 406 3.4% 1,738 5.2% 31,929 5.6% 205,054 6.3%
Manufacturing 287 2.4% 635 1.9% 15,964 2.8% 94,390 2.9%
Wholesale Trade 131 1.1% 234 0.7% 6,842 1.2% 39,058 1.2%
Retail Trade 466 3.9% 2,407 7.2% 41,622 7.3% 266,896 8.2%
Transportation/Utilities 323 2.7% 702 2.1% 14,824 2.6% 123,683 3.8%
Information 454 3.8% 1,003 3.0% 14,254 2.5% 78,116 2.4%
Finance/Insurance/Real Estate 705 5.9% 1,571 4.7% 37,631 6.6% 201,799 6.2%
Services 7,550 63.2% 20,426 61.1% 346,087 60.7% 1,812,938 55.7%
Public Administration 1,613 13.5% 4,647 13.9% 59,867 10.5% 419,872 12.9%
Total 11,946 100.0% 33,431 100.0% 570,160 100.0% 3,254,825 100.0%
Notes:* Primary Market Area includes Census Tracts 28.00, 29.00, 39.01, 40.00. 2 Secondary Market Area includes the following Census Tracts
23.03, 24.02, 25.00, 26.01, 26.02, 27.00, 30.00, 31.00, 36.02, 38.00, 39.02 and Census Block Groups 22.002, 22.003, 24.011, 41.001, and 41.002.
3Metro area includes the District of Columbia; the cities of Alexandria, Fairfax, Falls Church, Manassas and Manassas Park; and Arlington,
Calvert, Charles, Clarke, Culpeper, Fairfax, Fauquier, Frederick, Jefferson, Loudoun, Montgomery, Prince George's, Prince William,
Rappahannock, Spotsylvania, Stafford and Warren counties.
Source: ESRI, Community Profile, 2017; Partners for Economic Solutions, 2017.
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Table C-12. Means of Transportation to Work, 2015
Primary Market Area’ | Secondary Market Area” | Montgomery County Metro Area®

Employed Employed Employed Employed
Workers 16 and Over Residents Percent Residents Percent Residents Percent Residents

Means of Transportation

Car, Truck, or Van 6,787 59.7% 19,970 61.3% 400,620 75.2% 2,335,390 76.0%
Drove alone 6,169 54.3% 16,760 51.4% 348,478 65.4% 2,026,519 66.0%
Carpooled 618 5.4% 3,210 9.8% 52,142 9.8% 308,871 10.1%

Public Transportation

(excluding taxicab) 3,531 31.1% 9,544 29.3% 84,264 15.8% 435,136 14.2%

Walked 228 2.0% 1,023 3.1% 11,394 2.1% 98,689 3.2%

Taxicab , Motorcycle,

Bicycle, Other 82 0.7% 539 1.7% 6,745 1.3% 51,034 1.7%

Worked from Home 742 6.5% 1,522 4.7% 29,723 5.6% 151,059 4.9%
Total 11,370 100.0% 32,598 100.0% 532,746 100.0% 3,071,308 100.0%

Note:" Primary Market Area includes Census Tracts 28.00, 29.00, 39.01, 40.00. z Secondary Market Area includes the following Census
Tracts 23.03, 24.02, 25.00, 26.01, 26.02, 27.00, 30.00, 31.00, 36.02, 38.00, 39.02 and Census Block Groups 22.002, 22.003, 24.011,
41.001, and 41.002. *Metro area includes the District of Columbia; the cities of Alexandria, Fairfax, Falls Church, Manassas and
Manassas Park; and Arlington, Calvert, Charles, Clarke, Culpeper, Fairfax, Fauquier, Frederick, Jefferson, Loudoun, Montgomery,
Prince George's, Prince William, Rappahannock, Spotsylvania, Stafford and Warren counties.

Source: U.S. Census Bureau, 2011-2015 American Community Survey (ACS); Partners For Economic Solutions, 2017.
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Table C-13. Primary Market Area Sales and Expenditures by Retail Category, 2017

Demand (Retail | Primary Market Number of
Industry Group Potential) Area’ Retail Gap Businesses

Neighborhood Goods and Services
445 Food & Beverage Stores $85,443,713 $29,970,893 $55,472,820 5
4451 Grocery Stores $71,325,307 $27,997,209 $43,328,098
4452 Specialty Food Stores $4,236,605 $473,684 $3,762,921 1
4453 Beer, Wine & Liquor Stores $9,881,801 $1,500,000 $8,381,801 -
M46, 4461 Health & Personal Care Stores $27,990,288 $15,717,234 $12,273,054 5
Total Neighborhood Goods and Services $113,434,001 $45,688,127 $67,745,874 10
Eating and Drinking
722 Food Services & Drinking Places $52,490,235 $11,191,484 $41,298,751 21
7225 Restaurant and Eating Places $49,287,846 $9,547,520 $39,740,326 18
7223 Special Food Services $1,613,265 $1,643,964 -$30,699 3
7224 Drinking Places - Alcoholic Beverages $1,589,124 $0 $1,589,124 -
Total Eating and Drinking $52,490,235 $11,191,484 $41,298,751 21
Shoppers Goods (General Merchandise, Apparel and Accessories, Furniture and Furnishings and Other Shoppers Goods (GAFO|
452 General Merchandise Stores $75,837,953 $0 $75,837,953 -
448 Clothing & Clothing Accessories Stores $34,344,660 $2,869,578 $31,475,082 9
442 Furniture & Home Furnishings Stores $16,965,410 $4,360,546 $12,604,864 4
443 | Electronics & Appliance Stores $18,745,427 $9,658,945 $9,086,482 7
451  Sporting Goods, Hobby, Book & Music Stores $14,302,337 $5,793,103 $8,509,234 6
453 Miscellaneous Store Retailers $17,328,705 $12,850,633 $4,478,072 9
Total Shoppers Goods $177,524,492 $35,532,805 $141,991,687 35
Source: ESRI, Retail Marketplace Profile, 2018; Partners for Economic Solutions, 2018.
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Table C-14. Secondary Market Area Sales and Expenditures by Retail Category, 2018

Industry Group

Demand (Retail
Potential)

Number of
Businesses

Neighborhood Goods and Services
445 Food & Beverage Stores
4451 Grocery Stores
4452 Specialty Food Stores
4453 Beer, Wine & Liquor Stores
146, 4461 Health & Personal Care Stores
Total Neighborhood Goods and Services
Eating and Drinking
722 | Food Services & Drinking Places
7225 Restaurant and Eating Places
7223 Special Food Services
7224 Drinking Places - Alcoholic Beverages
Total Eating and Drinking

452 General Merchandise Stores

448 Clothing & Clothing Accessories Stores
442 Furniture & Home Furnishings Stores
443 Electronics & Appliance Stores

453 Miscellaneous Store Retailers
Total Shoppers Goods

451 | Sporting Goods, Hobby, Book & Music Stores

$188,921,177
$158,378,407
$9,421,204
$21,121,566
$60,127,682
$249,048,859

$114,516,870
$107,473,192
$3,551,110
$3,492,568
$114,516,870

$165,994,529
$73,869,567
$36,194,545
$39,751,258
$30,784,663
$37,081,641
$383,676,203

Retail Sales Retail Gap
$288,103,424 -$99,182,247
$261,361,376 -$102,982,969

$3,638,998 $5,782,206
$23,103,050 -$1,981,484
$83,909,224 -$23,781,542

$372,012,648 -$122,963,789

$167,038,447 -$52,5621,577
$159,943,102 -$52,469,910
$6,905,114 -$3,354,004
$190,231 $3,302,337
$167,038,447 -$52,521,577

$338,718,907 -$172,724,378

$119,118,345 -$45,248,778
$12,576,330 $23,618,215
$53,320,303 -$13,569,045
$70,771,719 -$39,987,056
$43,830,992 -$6,749,351

$638,336,596 -$254,660,393

67
49

11
38
105

236
230
5
1
236

Shoppers Goods (General Merchandise, Apparel and Accessories, Furniture and Furnishings and Other Shoppers Goods (GAFO)

21
92
13
24
20
64
234

Source: ESRI, Retail Marketplace Profile, 2018; Partners for Economic Solutions, 2018.
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452
448
442
443
451
453

Table C-15. Estimate of Study Area Retail Demand and Supply, 2017

Industry Group
Primary Market Area (PMA) Neighborhood Goods and Services

445 Food & Beverage Stores
4451 Grocery Stores
4452 Specialty Food Stores
4453 Beer, Wine & Liquor Stores
M46, 4461 Health & Personal Care Stores
Total Neighborhood Goods and Services
PMA Eating and Drinking
722 Food Services & Drinking Places
7225 Restaurants and Eating Places
7223 Special Food Services
7224 Drinking Places - Alcoholic Beverages

Total Eating and Drinking

PMA General Merchandising

General Merchandise Stores
Clothing & Clothing Accessories Stores
Furniture & Home Furnishings Stores
Electronics & Appliance Stores
Sporting Goods, Hobby, Book & Music Store
Miscellaneous Store Retailers

Total Shoppers Goods

Study Area
PMA Resident Capture
Demand Rate

$71,325,307 60%
$4,236,605 10%
$9,881,801 20%

$27,990,288 70%

$113,434,001

$49,287,846 10.0%
$1,613,265 6.0%
$1,589,124 3.0%

$52,490,235

$75,837,953 0.0%

$34,344,660 1.0%

$16,965,410 1.0%

$18,745,427 2.0%

$14,302,337 3.0%

$17,328,705 1.0%

$177,524,492

Captured PMA
Demand

$42,795,200
$423,700
$1,976,400
$19,593,200
$64,788,500

$4,928,800
$96,800
$47,700
$5,073,300

$0
$343,400
$169,700
$374,900
$429,100
$173,300
$1,490,400

445 Food & Beverage Stores
4451 Grocery Stores $158,378,407 20.0% $31,675,700
4452 Specialty Food Stores $9,421,204 1.0% $94,200
4453 Beer, Wine & Liquor Stores $21,121,566 5.0% $1,056,100
1146, 4461 Health & Personal Care Stores $60,127,682 2.0% $1,202,600
Total Neighborhood Goods and Services $249,048,859 $34,028,600
SMA Eating and Drinking
722 Food Services & Drinking Places
7225 Restaurant and Eating Places $107,473,192 3.0% $3,224,200
7223 Special Food Services $3,5651,110 0.0% $0
7224 Drinking Places - Alcoholic Beverages $3,492,568 0.5% $17,500
Total Eating and Drinking $114,516,870 $3,241,700
SMA General Merchandise
452 General Merchandise Stores $165,994,529 0.0% $0
448 Clothing & Clothing Accessories Stores $73,869,567 0.5% $369,300
442 Furniture & Home Furnishings Stores $36,194,545 0.0% $0
443 Electronics & Appliance Stores $39,751,258 0.0% $0
451 Sporting Goods, Hobby, Book & Music Store $30,784,663 0.0% $0
453 Miscellaneous Store Retailers $37,081,641 0.5% $185,400
Total Shoggers Goods $383,676h203 $55£b700

Total Captured
PMA & SMA
Demand

$74,470,900
$517,900
$3,032,500
$20,795,800
$98,817,100

$8,153,000
$96,800
$65,200
$8,315,000

$0
$712,700
$169,700
$374,900
$429,100
$358,700
$2,045,100

PMA Existing
Supply

$27,997,209
$473,684
$1,500,000
$15,717,234
$45,688,127

$9,547,520
$1,643,964
$0
$11,191,484

$0
$2,869,578
$4,360,546
$9,658,945
$5,793,103
$12,850,633
$35,532,805

SMA Neighborhood Goods and Services

Source: ESRI, Retail Marketplace Profile; Partners for Economic Solutions, 2017.
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Table C-16. Workers Retail Demand, 2017
Workers Demand

Number of Weekly Annual
Industry Group Workers Spending Spending Total Demand

Neighborhood Goods and Services
445 Food®RBeverageBtores

4451 Grocery Stores [T 6,800 $21.58 $1,144 $7,777,400
4452 Specialty Food Stores [P 6,800 $0.00 $0 $0
4453 Beer, Wine & Liquor Stores [P 6,800 $12.00 $636 $4,324,800
446, 4461 Health & Personal Care Stores [P 6,800 $22.08 $1,170 $7,957,600
Total Neighborhood Goods and Services [T 6,800 $51.07 $2,554 $17,363,800

Eating and Drinking

722 FoodBervices®MDrinking®laces

7221 Full-Service Restaurants [P 6,800 $15.08 $799 $5,434,800
7223 Special Food Services [P 6,800 $0 $0
7224 Drinking Places - Alcoholic Beverages [P 6,800 $0.00 $0 $0
Total Eating and Drinking F $15.08 $799.24 $5,434,800.00

General Merchandise
452  General@erchandise@tores

448 Clothing®®lothingBccessoriesBtores [P 6,800 $7.83 $415 $2,821,900
442 Furniture@fHomeFurnishingsBtores [T 6,800
443  Electronics & Appliance Stores [FEFFFRITERE 6,800 $8.93 $473 $3,218,400
451 Sporting Goods, Hobby, Book & Music Sto; [T 6,800 $3.49 $185 $1,257,800
453  Miscellaneous Store Retailers [FEFERREFRERY 6,800

Total Shoppers Goods [T 6,800 $56.68 $2,834 $19,271,200

Study Area
Capture
Rate

30%
5%
5%

20%

30%
0%
0%

30%

0.0%

0.0%
1.0%

Worker
Expenditure
Potential

$2,333,220
$0
$216,240
$1,591,520
$4,140,980

$1,630,440
S0
S0
$1,630,440

S0

$0
$12,578

$12,578

Source: International Council of Shopping Centers; Partners for Economic Solutions, 2018.
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Appendix D. Real Estate Trends Tables

Table D-1. Office Space Trends, Montgomery County, 2000-November 2017

Inventory Total Vacancies Net

Absorption in
Square Feet | Delivered |Gross Rent

2000 7,027,879 = 1,017,099 14.5% 29,085 - $24.77
2001 194 7,027,879 1,162,159 16.5% - 145,060 - $24.33
2002 194 7,027,879 1,013,231 14.4% 148,928 - $23.30
2003 192 7,143,971 637,609 8.9% 491,714 556,670 $24.76
2004 195 7,384,971 651,393 8.8% 227,216 241,000 $24.02
2005 193 7,355,841 338,884 4.6% 283,379 - $23.74
2006 193 7,355,841 329,076 4.5% 9,808 - $26.32
2007 194 7,361,341 419,349 5.7% - 84,773 5,500 $28.62
2008 189 7,294,200 683,879 9.4% - 331,671 - $31.14
2009 190 7,315,497 730,216 10.0% - 25,040 21,297 $28.79
2010 191 7,365,497 863,928 11.7% - 83,712 50,000 $27.98
2011 190 7,350,497 803,823 10.9% 45,105 - $28.74
2012 186 7,315,976 754,443 10.3% 14,859 - $27.78
2013 185 7,300,132 743,783 10.2% - 5,184 - $27.50
2014 185 7,300,132 705,166 9.7% 38,617 - $28.14
2015 184 7,293,224 750,295 10.3% - 52,979 - $27.81
2016 183 7,278,692 733,010 10.1% 2,753 - $28.38
Nov-17 183 7,278,692 785,940 10.8% - 52,930 - $29.39
2007-November 2017 Change
Amount -11 - 82,649 366,591 5.1% - 534,955 76,797 $0.77
Percent -5.7% -1.1% 87.4% 89.5% 2.7%
Sources: CoStar, 2017; Partners for Economic Solutions, 2017.
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Table D-2. Study Area Office Trends, 2000-November 2017

Inventory Total Vacancies Net

Square Square Absorption in
Bu11d1ngs Feet Feet Percent | Square Feet

2000 198,002 10,320 5.2%
2001 198,002 6,500 3.3%
2002 16 198,002 4,705 2.4%
2003 16 198,002 8,217 4.1%
2004 16 198,002 3,270 1.7%
2005 16 198,002 6,645 3.4%
2006 16 198,002 4,628 2.3%
2007 16 198,002 6,437 3.3%
2008 16 198,002 7,339 3. 7%
2009 16 198,002 9,442 4.8%
2010 16 198,002 10,420 5.3%
2011 16 198,002 6,896 3.5%
2012 16 198,002 11,244 5.7%
2013 16 198,002 7,594 3.8%
2014 16 198,002 15,566 7.9%
2015 16 198,002 12,849 6.5%
2016 16 198,002 7,549 3.8%
Nov-17 16 198,002 6,986 3.5%
2007-November 2017 Change

Amount - 549 0.3%
Percent 0.0% 0.0% 8.5% 8.5%

3,820
1,795

-3,612

4,947

-3,375

2,017

-1,809

-902

-2,103

-978
3,524

4,348

3,650

7,972

2,717
5,300
563

-2,358

Square
Feet
Delivered

O OO OO OO OO OO OO o oo oo

o

Gross Rent
per Square
Foot
$18.90
$20.05|
$23.20
$28.24,
$27.00
$27.84
$29.96
$28.76
$29.34
$31.02,
$29.65
$31.84,
$26.56
$24.76|
$27.27
$26.86
$23.93
$29.27

$0.51
1.8%

Source: CoStar, 2017; Partners for Economic Solutions, 2017.
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Table D-3. Multi-Family Rental Trends, Silver Spring/Wheaton, 2001-1st Quarter 2018

Total Vacancies

Inventory

Buildings
58
58

9,854

2001
2002 9,854
2003 58 9,854
2004 59 10,077
2005 60 10,320
2006 60 10,320
2007 60 10,320
2008 60 10,587
2009 62 11,008
2010 63 11,255
2011 63 11,255
2012 64 11,550
2013 65 11,772
2014 71 13,529
2015 72 13,581
2016 73 13,730
2017 76 14,549
1st Qtr '18 76 14,549
2008-1st Quarter 2018 Change
Number 16 3,962
Percent 26.7% 37.4%

343

423
497
659
588
596
619
722
675
577
600
602
544
1,155
692
595
1,194
1,023

301
41.7%

3.5% -

4.3% -
5.0% -

6.5%
5.7%

5.8% -
6.0% -

6.8%
6.1%
5.1%

5.3% -

5.2%
4.6%
8.5%
5.1%
4.3%
8.2%
7.0%

0.2%
3.1%

80
75
62
314

23
164
468
345

23
294
280

1,147
513
246
223
171

3,828

Absorption in | Units Under

Construction | Delivered

223
243

420
668
247
295
778

1,316

1,809
201
676

1,218
737

1,297

9,242

Source: CoStar, 2018; Partners for Economic Solutions, 2018.
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Main Street Maryland Program

Main Street Maryland is a comprehensive downtown revitalization program created

in 1998 by the Maryland Department of Housing and Community Development.

The program strives to strengthen the economic potential of Maryland’s traditional
main streets and neighborhoods. Using a competitive process, Main Street Maryland
selects communities who have made a commitment to succeed and helps them
improve the economy, appearance and image of their traditional downtown business
districts. To accomplish Main Street goals, the department has partnered with

the National Trust for Historic Preservation’s National Main Street Center, which

developed the Main Street Four Point Approach for commercial revitalization, and
since 2008, Main Street Maryland programs have also incorporate a Fifth Point:

Clean, Safe, and Green.

This approach emphasizes the importance of working simultaneously in the

following areas:

DESIGN: Enhancing the physical appearance of the commercial district by

rehabilitating historic buildings, encouraging supportive new construction,
developing sensitive design management systems, and long-term planning

« ORGANIZATION: Building consensus and cooperation among the many
groups and individuals who have a role in the revitalization process

« PROMOTION: Marketing the traditional commercial district's assets to
customers, potential investors, new businesses, local citizens and visitors

« ECONOMIC RESTRUCTURING: Strengthening the district's existing
economic base while finding ways to expand it to meet new opportunities and

challenges from outlying development


http://www.mainstreet.org/

« CLEAN, SAFE, and GREEN: Enhancing the perception o f a neighborhood

through the principles of Smart Growth and sustainability

MARYLAND'S MAIN STREETS
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MAIN STREET COMMUNITIES AND THE YEAR THEY WERE

Annapolis (2008)

Bel Air (2001)

Berlin (2008)
Brunswick (2004)
Cambridge (2003)
Chestertown (2008)
Cumberland (1998)
Denton (1999)
Dundalk (2004)
Easton (1998)

Elkton (2003)
Frederick (2001)
Frostburg (2001)
Havre De Grace (2005)
Middletown (2008)
Mount Airy (2004)
Oakland (1998)
Princess Anne (2008)

DESIGNATED


http://www.annapolis.gov/
http://www.downtownbelair.com/
http://www.berlinmd.gov/
http://www.brunswickmainstreet.org/
http://www.cambridgemainstreet.com/
http://www.chestertown.com/
http://www.downtowncumberland.com/
http://www.dentonmaryland.com/
http://www.dundalkusa.org/
http://www.eastonmd.org/
http://www.elktonalliance.org/
http://www.downtownfrederick.org/
http://www.frostburgcity.com/
http://www.mainstreethdg.com/
http://www.middletown.md.us/
http://www.mountairymd.org/
http://www.oaklandmd.com/
http://www.townofprincessanne.com/
http://www.townofprincessanne.com/cgi-sys/suspendedpage.cgi
http://berlinmd.gov/
http://www.ci.salisbury.md.us/
http://www.cambridgemainstreet.com/
http://www.eastonmd.org/
http://www.dentonmaryland.com/
http://www.mainstreettakoma.org/
http://www.annapolis.gov/
http://townofchestertown.com/
http://www.dundalkusa.org/
http://www.elktonalliance.org/
http://www.mainstreethdg.com/
http://www.downtownbelair.com/
http://www.mountairymd.org/
http://www.brunswickmainstreet.org/
http://www.westminstermd.gov/
http://www.taneytown.org/
http://www.downtownfrederick.org/
http://www.middletown.md.us/
http://www.thurmontfirst.com/html/main_street.html
http://www.downtowncumberland.com/
http://www.frostburgfirst.org/
http://www.oaklandmd.com/

Salisbury (2001)
Takoma Park (2004)

Taneytown (2000)
Thurmont (2005)

Westminster (1999)

Main Street Maryland partners with Baltimore City Main Streets.

MAIN STREET RESOURCES
The Main Street Maryland Program offers official Main Street designation, technical
assistance, training, and other services to the 23 Main Street communities across

the State.

These services include:

« Manager orientation and training sessions

« Individual site visits and attendance at local Main Street meetings

o On-site visits to help the community develop and plan for the future

« On-site design assistance

« Specialized training on topics specific to commercial revitalization

o Education about State and Federal programs, grants, and loans

o Conduct quarterly meetings and annual trainings

« Facilitate and promote outreach for Main Street communities

o Provide National Trust for Historic Preservation’s National Main Street Center

membership

ELIGIBILITY CRITERIA
Maryland communities meeting the following criteria may apply for participation in

the Main Street Maryland program:

e A minimum population of 1,000 based on the most recent U.S. Census survey

o Commitment to employ a program manager for a minimum of three years


http://www.ci.salisbury.md.us/
http://www.mainstreettakoma.org/
http://www.mainstreetmaryland.org/visit/taneytown/
http://www.thurmontfirst.com/html/main_street.html
http://www.westminstermd.gov/mainstreet/mainstreet_main.html
http://baltimoredevelopment.com/initiatives/baltimore-main-streets/

Commitment to organize and maintain a volunteer board of directors and
committees made up of public and private sector individuals
Commitment to provide a program budget for a minimum of three years
Must be a Designated Neighborhood approved by the State of Maryland
Must have a defined central business district with a significant number of

historic commercial buildings.



Impact Assistance Fund — Program Guidelines

The Impact Assistance Fund has been created as a sub-program of the Economic Development
Fund. The purpose of the fund is to provide financial assistance and/or technical assistance to
certain financially healthy small businesses in designated areas of the County that are adversely
impacted by a redevelopment project initiated by the County, a redevelopment project located on
County-owned property, or a redevelopment project constructed by a private entity for use in
whole or in part by the County as a public facility. Financial assistance may take the form of a
conditional grant or a loan. The recipient’s intended use of funds, degree of adverse impact
resulting from the redevelopment project (both actual & projected), and the financial health of
the business will determine the appropriate form and level of assistance provided. Only
businesses that are currently experiencing adverse impact due to redevelopment projects, as
described above, and that are currently in progress, will be eligible under the program.

The objective of the Fund is to provide assistance to businesses which will enable ongoing
operations, so that the businesses remain viable enterprises during the redevelopment project and
after its completion. The maximum amount of assistance a business can receive under the
program is $25,000. Businesses receiving assistance from the Impact Assistance Fund are not
eligible to receive assistance from the Small Business Assistance Program.

Definitions
Designated area — a geographic area identified by the County Executive as eligible to receive
assistance under the Impact Assistance Fund.

Redevelopment project - means any construction, alteration or improvement in a designated area
where the existing land use is commercial or industrial, and is located on property owned by the
County, directly financed in whole or part by the County, or a project constructed by a private entity
for use in whole or in part by the County as a public facility.

Adverse impact - means a decrease in net profit resulting directly from a County redevelopment
project, a redevelopment project on County property, or a project constructed by a private entity
for use in whole or in part by the County as a public facility.

Eligibility

The business must be located in a designated area.

The business must be a small business that meets the requirements of 11B-65(a):

A Small Business

1) Has its principal place of business in Montgomery County
2) Is independently owned and operated

3) Is not a subsidiary of another business

4) Meets the size or sales criteria below:

Rev. 011118



Business Type Employee Limit OR Prior 3 Years' Average Sales
Retail 30 or $5,000,000.00
Wholesale 30 or $5,000,000.00
Service 100 or $5,000,000.00
Construction 50 or $14,000,000.00
Manufacturing 40 or $14,000,000.00

Financially Healthy — The business must demonstrate that it had a net profit prior
to commencement of project construction.

Net Profit — For purposes of this program, net profit shall be considered earnings
before interest, taxes, depreciation and amortization have been deducted.

Lease — A businesses must have at least 12 months remaining on its lease at the time of
its application. If a business does not have at least 12 months remaining on its lease it will
be required to submit a letter stating that it will renew its lease for at least 12 months.

Financial Assistance - A small business may be eligible for a financial assistance if it meets the
eligibility criteria and can demonstrate that the redevelopment project adversely impacted the
business’ net profit. Financial assistance may take the form of a conditional grant or a loan. The
total amount of assistance that a business may receive through the Impact Assistance Fund is
$25,000.

The Process

A business seeking financial assistance must complete an Impact Assistance Program
Application and submit it to the Montgomery County Department of Finance. The application
should provide, at a minimum, the information and documentation requested in the application.
Information demonstrating adverse impact should include financial statements - both Profit &
Loss and Balance Sheets - of comparable financial periods before impact and after impact, as
well as any other documentation that demonstrated adverse impact because of the redevelopment
project. For example, if a business was claiming it was adversely impacted by a County
redevelopment project in the first quarter of calendar year 2017 (January 1 through March 31),
the business should provide financial statements - both Profit and Loss Statements and Balance
Sheets for that period, and for the same period (January 1 through March 31) for the prior year -
2016.

The application will be reviewed and a recommendation will be made to the Director of Finance
or his designee, as to whether financial assistance should be awarded and the amount of that
assistance.

Once a decision has been rendered, the applicant will receive written notice of the determination.
If approved, the terms and conditions of the approval will be specified. If declined, the reason(s)
for the declination will be provided.

Rev. 011118



The section of the Appendix related to Historic Preservation consists of the following information: 1)
Maryland Historical Trust’s (MHT) Maryland Inventory of Historic Properties (MIHP) Forms; 2) MHT’s
Determination of Eligibility (DOE) Forms; and 3) Montgomery Preservation Inc. Cemetery Inventory
Forms. The MIHP is the repository of information on districts, sites, buildings, structures, and objects of
known or potential value to the history of Maryland. The DOE Forms identify whether sites or districts
are potentially eligible for listing in the National Register of Historic Places. The Cemetery Inventory
Forms (prepared in 2018) provide a baseline for the Planning Board’s adopted Montgomery County
Burial Sites Inventory. Montgomery County maintains an inventory of human burial sites in the county in
accordance with County Ordinance 33A-17.

The resources listed in this Appendix augmented our understanding of the architectural and historical
context for the study area and provided the basis for our recommendations for the properties noted in
the report.



MARYLAND HISTORICAL TRUST NR Eligible: yes X

NR-ELIGIBILITY REVIEW FORM no
——

Property Name: Woodside Historic District Inventory Number: M: 36-04
Address: City: Silver Spring Zip Code:

County: _Montgomery USGS Topographic Map: _Kensington/Washington West

Owner:

Tax Parcel Number: Tax Map Number: Tax Account ID Number:

Project: _ Rehabilitation 1415 Ballard Street Agency: CDBG/Montgomery County

Site visit by MHT staff: X mo yes Name: Date:

Eligibility recommended ~ X Eligibility not recommended

Criteria: X A B XC D Considerations: _ A B __C_D__E_ F__ G __ None
Is the property located within a historic district? ~_mno _ yes Name of District:

Isdistrictlisted? ~ no _ yes  Determined eligible?  no  yes District Inventory Number:

Documentation on the property/district is presented in:
Project File and MHT Inventory Form M: 36-04, p. 8-4.

‘ Description of Property and Eligibility Determination:  (Use continuation sheet if necessary and attach map and photo)

Woodside Historic District is significant under Criteria A and C as an illustration of Montgomery County's history as a
residential suburb of Washington, D.C. and for its collection of late 19th and early 20th century residences showing a variety of
distinctive architectural characteristics of the period. Established in 1889, Woodside was among the County's earlier
subdivisions. Bordering Washington and located on the Metropolitan Branch of the B&O Railroad, Woodside largely appealed
to government workers seeking country-like homes in a park-like setting.

Prepared by:  Catherine Crawford Date Prepared:

MARYLAND HISTORICAL TRUST REVIEW

Eligibility recommended X Eligibility not recommended

Criteria X A B X C__ D Considerations A B C D E F G _ None
MHT Comments:

Elizabeth Hannold June 03, 1994
Reviewer, Office of Preservation Services Date

Ron Andrews June 06, 1994
Reviewer, NR Program Date
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Survey Nog436-4

Magi No. 160885629

* Maryland Wistorical Trust ‘
State Historic Sites Inventory Form DOE _yes _no

it »
‘

1. Name (indicate preferred name)

historic Woodside Historic District : |

and/or common . !

2. Location

located between Georgia Ave. and Second Ave.

sireet & number  from Spring Street tdo Grace Church Road —— not for publication
Gity, town Silver Spring —___ vicinity of congressional district - 13th
state Maryland county Montgomery
- - L]
3. Classification
Gategory Ownership Status : Present Use
X district —— public . X occupied — agriculture —_ museum
.. building(s) _X__ private —_ unoccupied . . COmMercial . park
e Structure — both ——— work in progress — educational X _ private residence
— Site Public Acquisition Accessible — entertainment — religious
~~—_. object —_ in process % yes: restricted — government — scientific
— being considered — yes: unrestricted — industrial —-— transportation
not applicable no military —__ other:

&n Owner Of Pr@perﬁy (give names and mailing addresses of _g_li owners)

name multiple ownership

street & number - telephone no.:

city, town state and zip code

5. Location of Legal Description

courthouse, registry of deeds, etc. Montgomery County Courthouse liber
street & number folio
city, town Rockville ‘ state Marvland

6. Representation in Existing nistorical surveys

title M-NCPPC Historic Sites Inventory
date 1976 ‘ —federal . state _._ cdaﬁiy — local
——

. -sitory tor survey records M-~-NCPPC Park Historian's Office

city, town ‘ Rockville state.  Marvland




~. Description ‘ Survey No.  M'3(-~Y

sandition Check one Check one

— excelient — deteriorated ____ unaltered — original site

— good —ruins — altered —- moved date of move
o egle — unexposed

.

1'epare both a summary paragraph and a general description of the resource and its
arious elements as it exists today.

Woodside, as platted in September of 1889, included eleven
blocks of approximately fourteen to twenty 1ots each. The streets
running north to south were the Brookeville & Washington Turnpike
(Georgia Ave.), First Avenue, Second Avenue and TBhird Avenue
which bordered on the Metropolitan Branch of the B&0 Railroad.
Running east to west, the streets were originally lettered A
through D with Fenwick Road as the southern border and Grace
Church Road as the northern border (see plat).

The present Woodside Historic District includes nineteen
residences built from approximately 1876 to 1926 which are of
historical and/or architectual significance. These residences
Avenue and Second Avenue from Spring Street (or A Street) to

" Grace Church Road. They are largely Victorian era, two story
frame dwellings with gable roofs. Many are multi-gable or cross
gable and have extending bays or pavillions. The Queen Anne
style residences are more ornate with-bracketed gables, Victorian
jig-sawn trim, shingles and strong cornices. All the residences
have porches across the facade, some that wrap around. Also
included are a few bungalow style homes.” These are one-and-a-
half story, frame and shingle structures with gable roofs. As
typical of;bungalows,‘they have wide overhanging gables which
form porches on the front supported by heavy battered piers.

' The remainder of Woodside has been developed by modern,
mostly brick homes dating from the 1950's and,. 1960 , 81, Also,
included within the boundries of the original Woodside subdivi-
sion are modern homes recently built. On the southern corner
of Grace Church Road and Georgia Avenue are townhouses built on
the former site of the late nineteenth century 0lds and Freund
houses. Along Highland between First and Second Avenues on the
northern side and around the corner on First Avenue are recent-
ly completed homes constructed with Victorian styling. These
new homes surround the Waller bungalow and were built on the
vacant land once owned by the Wallers.
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RESOURCES, WOODSIDE:

On the corner of Grace Church Road and Georgia Avenue, #9120,
is a Victorian residence that was originally the Grace Church
Parsonage. According to local historian Mildred Getty, it
served as an army hospital during the Civil War. A skirmish
took place near here with the troops of Jubal Early and the
wounded soldiers were brought here. Those that died were buri-
ed in front of the parsonage but were later moved across the
Georgia Avenue to the present site of the Grace Church where
the Confederate Marker commemorates the event. The parsonage
is a large, two story frame structure with a gable roof, con-
structed in two parts. The main section has a steep center
gable and long, narrow windows extending down almost to floor
level on the first story. On the second story is a single,
two over two sash window under the center gable. Attached is
a three bay wing which is set back one bay deep from the main
block. A porch, supported by squared wooden posts, runs the
length of each section of the house across the facade. The
house is fairly void of ornamentation, perhaps due to renova-
tions which are presently being made.

The earliest residence in Woodside is #8818 First Avenue. It
is a vernacular Victorian, two and a half story frame house
with a center gable roof and rear wings. The entry with side-
lights is located to the eastern end of the facade. A porch,
supported by rounded wooden posts, runs along the facade and
the western elevation to the rear wing. This nicely maintain-
ed residence sits back from First Avenue on a large lot. It
was constructed about 1876 as the residence of Richard T. and
Laura C. Wilson and sat on their farm of 91 3/4 acres. 1In
August. of 1889 the property was sold to Benjamin F. Leighton
for $22,959.37 (Deed JA 15/96). From this property, Mr. Leigh-
ton developed the Woodside subdivision. Laura Wilson (a widow
since her husband's death in November of 1881) then purchased
Block 8 of the newly formed Woodside. She died in 1916 leav-
ing various lots to her children and grandchildren. The house
(on lot 7) was devised to her daughter, Dorothy Wilson Magru-
der (Will HCA 9/44). The family home was sold in 1935 after
which time it passed through a succession of owners. It is
now the property of the Redwood Construction Company, Inc.

who are presently building new homes with Victorian styling

to either side of the Wilson home.

#8730 First Avenue is a Victorian Gothic Stick Style residence.
It is a two story, gable roofed, T-shaped house; the center
gable roofed ell projecting from the facade. The exterior is
covered with cedar shingles. As typical of this style, #8730
is irregular in its massing with a two and a half story squared
tower with a pyramidal roof. Tt has two single story extending
bay windows-- one at the west elevation and one at the facade
of the ell. The latter is covered by a scroll bracketed hood.
A porch is located around the corner of the facade and the




M36-4

eastern elevation at the base of the tower. Other Stick Style
architectual elements include the exterior framing as seen in
the bracketed evesy the varying, multi-gabled roofline and the
casement windows in the gable end of the ell. The house was
built in 1890 by Charles W. and Kate Morgan of Washington, D.C.
on lots 4 & 5 of block 9 of Woodside (Deed JA 33/413). Charles
died in 1895 leaving the house to Kate who, in 1897, sold it.
It was the home of Clara 0. and Charles E. Meyer, also of Wash-
ington, D.C., for a number of years, from 1907 until 1927. It
was then sold to the present owners, Charles P. and Margaret

E. Turner. The house remains in good, original condition.

#8909 is a Queen Anne style residence with irregular massing,
cross gables, an extending bay and a combination frame and
shingle exterior. It is a narrow, two story, three bay wide
dwelling. #8909 has an extending bay at the northern side of
the facade and another at the southern elevation. A porch,
supported by slightly tapered, rounded columns and balustrade,
runs the length of the facade and extends around to the northern
elevation. It has a pronounced cornice line and narrow, one
over one sash windows. This house, built about 1910-1911 by
Cyrus Backus after he purchased lots 17,180& 19 of block 4
from Benjamin Leighton in October of 1910 (Deed 216/172), has
been the Backus family home since that time. It was resided
in most recently by Lucille Backus Kraseman up until her
death. The house is in excellent, original condition.

#1613 Highland, also of Victorian/Queen Anne styling, is a two
and a half story frame residence with a gable roof with dor-
mers. A central facade pavillion rises up three stories with
a center gable roof. A porch, supported by large tapered,
squared columns resting on brick pedestals, runs the length of
the facade and around the eastern elevation to the rear wing.
The house has narrow, one over one sash windows. Relatively
void of ornamentation, it is now covered with asbestos shin-
gles. This residence was constructed in 1893 on lots 13,14 &
15 of block.5, Woodside by Elizabeth M. and James E. Benedict
(Deed JA 38/220). James Benedict was the Assistant Curator
of Biology and Cheif of Marine Exhibits at the the National
Museum (the Smithsonian). He reportedly also was the inven-
tor of deep sea sounding tubes which he manufactured in a
factory behind the Benedict home (The History of Woodside,
Woodside Civic Assoc., 1969). After the deaths of Elizabeth
and James, two of their four children, Elizabeth and Ruth,
continued to live here. The last of the original Benedict
family recently died and the family home is now for sale.

Next is #9015 First Avenue, another Victorian/Queen Anne

style resdience. It is a large two story frame structure with
a'gable roof with a dormer at the northern side. It has a

two story extending bay with long, narrow one over one windows
and a center gable roof at the southern end. To the north

on the second story is a screened-in sleeping porch. The entry
is located to the northern side and has a transom over it.

A new aluminum railed porch with a brick base has been added
across the facade. An additional alteration has been made by

-2
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aluminum siding. This was the Henry Olds house, built sometime
after 1893 (The Woodside Civic Assoc.). For many years it was
the home of Henry C. and Ida P. McCeney of Washington, D.C.,
from 1919 until 1940. 1In 1941 it was purchased by Dr. William
H. Gilbert, Jr. and his wife, Margaret C. Gilbert, the present
owners. The house rests on lots 10 & 11 of block 5 Woodside.

Similar in design to #8909, #1613 and #9015 is #1508 Ballard
Street. It is a two story frame residence with a gable roof.
To one side is a two story extending bay window. The house,
in good condition,is now covered with asbestos shingles. Like .
the others, this house has Victorian/Queen Anne styling.

#1515 Noyes Drive is a large, Colonial Revival Dwelling. It
is a two story, five bay wide square structure with a hipped
roof. It has a central facade pavillion topped by a balcony,
also with a hipped roof. The centrally located entry is
surrounded by sidelights and a semi-elliptical transom. A
porch, supported by slightly tapering, rounded columns and
balustrade and with a pediment over the entry, runs the length
of the facade. As typical of Colonial Revival, the scale of
this residence is large and its proportions are low and broad.
#1515 was constructed in 1899 by Ballard Norris of Washington,
D.C. on lots 1,2,3,6,7,&8 of block 7 Woodside (TD 2/365 and
JA 33/294). Ballard Norris was Cheif Examiner of the Patent
Office (Sentinel, October 27, 1899). Ballard and his wife,
Estelle, sold the house in 1908 to William R. and Nellie M.
Pattison and it remained in the family until April of 1964.
Although in need of slight repairs, the house is in good,
original condition. \

Also on Noyes Drive is #1403. It is a large, two story Victor-
ian style residence 'and has a hipped roof with a center gable.
Running the length of the facade is a frame porch supported

by squared columns and balustrade. To the eastern elevation

is a two story wing with a screened in sleeping porch. This
was the Thompson house which was built sometime after 1893
(Woodside Civic Assoc.).

At the corner of Noyes Drive and Georgia Avenue is #8922. It
too is from the late Victorian era. It is a large, two story
frame residence with a gable roof with a center gable. On the
second story facade is a double, sash window in the center with
a decorative, multi-paned, small casement window to either side.
A porch runs the length of the facade. The house, in good con-
dition, is now covered with aluminum siding. This was the F.
Dudley home.

Also on Georgia Avenue is . This is a late Victorian resi-
dence constructed in a style typical of that found through out
the county. It is a two story, frame gable roofed dwelling
with a high pitched center gable. A porch, supported by Vic-
torian turned posts and balustrade, runs the length of the fa-
cade.
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Included in Woodside are two especially nice bungalow style dwel-
lings, both in good condition. The bungalow was a tremendously
popular house form from about 1895 to 1930, becoming a national
favorite as the model middle class American home. It is charac-
terized by one and a half stories with a wide, overhanging ga-
ble roof which forms a porch on the front supported by heavy
battered piers, bracketed gables and often a combination frame
and shingle exterior. #8800 First Avenue at the corner of Bal-
lard Street is one of the bungalows found in Woodside. It was
constructed in 1926 by Wilbur D. and Nellie Parsley and remains
in the family to this day. It is a story and a half with a brac-
keted gable roof. A Center gable projects out to form a porch
supported by battered piers, located at the northern end. Also
on the facade is a large gabled dormer. The house is frame with
dark cedar shingles at the gable ends. The other bungalow is
located at #1707 Highland Drive. This one was built in 1915

for Clifford E. and Helen S. Waller. The house is covered with
cedar shingles, has a slate roof and a stone foundation and
chimney. It is a story and a half with a gable roof. A pro-
jecting center gable is located on the facade to form an entry
porch which is supported by two sets cf battered piers resting

on stone walls. It is six rooms with an enclosed porch at the
rear. .

Also found in Woodside are a number of early twentieth century
four-square residences. The four-square house was another popu-
lar late nineteenth,early twentieth century house type. It

was constructed from the late 1890's through the 1920's in both
rural and suburban areas. It is basically a two story, cube
shaped structure with a hipped roof, often with dormers and a
porch across the facade. It is rather simple in design and void
of ornamentation. It generally consisted of four rooms of

equal size on each floor; hence the name four-square. Along
Ballard Street are two four-square residences both built in

1922 by Charles T. Caldwell of Woodside. There originally

were a few more of these houses here, also built by Caldwell,
which were torn down to make room for the new church. Remaining
is #1411 and 1415. #1411 was purchased in October of 1922 by
Paul and Valerie Lehman of Washington, D.C. who still own the
house today. #1415 was purchased in October of 1922 by Mar-

tha and John Hannan who owned it until September of 1945.

It was then purchased by Fawn Henrie Munroe who resided here
until her death in August of 1974. The house was assessed at
this time and described as a two story Victorian frame residence.
On the first floor was listed a living room, dinning room,
kitchen, pantry and cloak room. On the second floor was list-
ed three bedrooms and one "old style" bathroom (Estate #063-
09-74). The house is presently owned by Clara M. Browne, one

of Mrs. Munroe's daughters. Also constructed in the four-
square style are #8910 and #8928 First Avenue and #9110 Geor-
gia Avenue.

Lastly 1is #8732 First Avenue. This is an early twentieth cen-

tury, two story frame dwelling. It is rather simple in design
and without much detailing. It is three bays by two bays in size

b~
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and has a porch supported by squared wooden posts and balustrade
which extends across the facade. This house, ¢on lot 5 of block
9 Woodside, has been the home of Warner and Lillina McKenney
since September of 1952.
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Level of Significance: . -national _ state _ local =,

’repare both a summary paragraph of significance and a geﬂ\eral statement of history and '
support. T e e \ v

~ The Woodside Historic District is significant for its col-
lection of Victorian/Queen Anne residences which graciously dis-
play the distictive architectual characteristics of the period.
Also found in the Woodside community are a few fine examples of
the ever popular bungalow style home and other style dwellings
of the early twentieth century. .
Woodside is also significant as a residential community
illustrating the history of suburban growth in Montgomery County.
~ Woodside was among the county's earlier subdivisions; establish-
ed in 1889 as a result of the growth of Washington, D.C. and the
coming of the Metropolitan.Branch of the B&O Railrpad...The
Silver Spring area in which Woodside is located was one of the
first to develop such communties due to its proximity tp Washing-
ton. Thus, Woodside was settled lavgely by Familiés in which
the head of the household worked in Washington. 4
Woodside and other such early subdivisions marked the be-
ginnings of a movement towards the suburbanization of Montgomery
County. Therefore, Woodside has value as part of the develop-
ment of Montgomery County representing, through its example,

the county's economic and social growth in the form of early
suburban living.
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WOODSIDE, HISTORY & SUPPORT

Woodside was part of'a movement towards the development of
suburban living which took place in Montgomery County during the
1880"'s and 1890's. Largely responsible for this movement was

the opening of the Metropolitan Branch of the B&0 Railroad in 1873.

Its path created a corridor along which suburban development
grew. At first, a lack of both demand and capital limited the
growth mostly to summer residences and country retreats. How-
ever, as Washington, D.C. grew, so grew the demand for suburbani-
zation. The population of Washington almost.doubled between
1860 and 1870 and continued to increase considerably through the
next decade. This growth, created in part by the rise in govern-
ment and a permanent work force, aided by the Civil Service
Act of 1883, meant that there was finally a demand for suburban
development. Also a contributing factor was a national move-
ment of investment and improvement companies platting out sub-
divisions where ever marketable between about 1887 and 1892.
Benjamin F. Leighton, the developer of Woodside, was one of many
northerners who came to Washington to work for the government
during this period.
The Silver Spring area in which Woodside is located was
among the first to establish suburban subdivisions. Not only
did it border on Washington and lie in the path of the Metro-
politan Branchj; the Silver Spring area was also considered to
be geographically ideal. As stated in an article which appear-
ed in the Washington Star in 1889 entitled, "Up the Metropoli-
tan Road,"
Nowhere on the Metropolitan Branch is there a more perfect
natural combination of the two varities of ground necessary
for the establishment of an attractive and prosperous rural
village. On the eastern side of the railroad track is a
broad stretch of high plateau-- a town site ready made--
while to the east and northeast is a rolling country which
will some day be thickly dotted with the homes of country
loving Washingtonians.

Thus, areas of Silver Spring such as Woodside appealed largely

to government workers looking for country-like homes with "the

spacious surroundings of lawn, park, for est and farm."

Woodside was platted and recorded on September 19, 1889
by Benjamin F. Leighton, a lawyer, banker and later Dean of
Howard University Law School. Benjamin Leighton purchased
the tract of land referred to as '"Labyrinth" on which Wood-
side was developed (91 3/4 acres and 14 square perches) for
$22,959.37 on August 6, 1889. This property had formerly been
the farm of Richard T. and Laura C. Wilson. Lots were slow-
ly sold off and a number of houses built during the 1890's.

A promotional brochure intended to encourage the develop-
ment of Woodside was printed in April of 1890. It advertised
Woodside as ''one of the best located subdivisions about Wash-
ington." According to the ad, streets had been graded, trees
planted, sidewalks laid and several new houses had already
been built. The prices, which ranged from $225 to $600 per
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P lot, were said to be the lowest of any subdivision similiarly lo-

cated along the Metropolitan Branch. Benjamin Leighton not only
sold lots, he also developed them as well if desired. 1In order

to ensure easy access to Washington and other points from Wood-
side Mr. Leighton also er ected a station at Woodside himself in
1890. 1t was located near the tracks opposite the block between
Springwood and Ballard Streets (or possibly opposite Noyes Drive).
The Victorian style station is long since gone.

Additional transportation was provided by the Washington,
Woodside and Forest Glen Railway and Power Company which ran from
1897 until 1930. The tracks were located to the eastern side of
Georgia Avenue (where the north bound lanes of Georgia Avenue
were added in 1950). To provide shelter for riders waiting for
the street car a waiting station was constructed on the eastern
side of Georgia Avenue at Ballard Street.

A later resubdivision of part of Benjamin Leighton's Wood-
side was made by William L. King and J. Henry Gulick which was
recorded on August 7, 1891. Blocks 13 & 14, located north of
Ballard (or B) Street between Second Avenue and the Metropoli-
tan Branch were resubdivided to create sixteen smaller lots.

Benjamin Leighton himself made an addition to Woodside
which was recorded on April 9, 1890. It was contiguous to the
original Woodside, lying to its north. It was composed of
seven blocks of approximately six to twenty-two lots each. The
streets running north to south were the extensions of First
and Second Avenues and the addition of Fourth Avenue. The
streets running east to west were F Street (now Grace Church
Road), G Street (now Hanover Street) and H Street (now Lanier
Drive). This property had originally been the farm of Samuel
Cissel, known as '""Glen Ross.' There were at one time about
six Cissel family homes here, only two of which remain (#1906
and #2011 Hanover Street).

Along Grace Chruch Road in Leighton's Addition to Wood-
side are five early twentieth century homes all built at the
same time, in 1913 (#1904, #1907, #1910, #1914 and #1920).
Surrounding ‘these homes on Grace Church Road and other sections
of the Addition to Woodside are a quite a few bungalow style
dwellings. Unlike the Grace Church Road houses built as year-
round residences, these bungalows were built mostly in the
1920"s as summer homes. Two particularly nice examples are
located at #2000 and #2002 Grace Church Road. Also included
in the Addition to Woodside are a number of brick residences
built in the 1940's by a developer by the name of Draper.

Lying just outside of the Addition of Woodside is an-
other point of interest. Across the railroad tracks (Tal-
bott Avenue) is a steel railroad bridge. It was constructed
in 1921 to replace an earlier bridge. The bridge was made
from an old railrcad turn table turned upside down. The
turn table had been made in Martinsburg, West Virginia but

. had become obsolete with the manufacturing of larger engines.

Thus, the old turn table was reused to create a bridge (Mr.
Rick Nelson).
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RESOURCES, ADDITION TO WOODSIDE:

4

#2011 Hanover Street is one of the two remaining Cissel family
homes. It is an early twentieth century four-square residence.
The house is cube-shaped and has a hipped roof with a single
dormer, also with a hipped roof. On the second story center
facade is an extending bay window. A porch, supported by
slightly tapering, squared wooden posts, is located across the
facade. The house, which sits back from the road on lot 9

of block 19, is in excellent condition.

#1906 Hanover Street is the other Cissel family home. This

is an earlier, Victorian/Queen Anne style residence. It is

a two story frame house. It was constructed in a cross-axis
pattern with the gables of the eastern section facing northeast-
southwest with a single gable roofed dormer and the western
section with a center gable roof. The gable end of the latter
section is covered with cedar shingles and has a double, multi-
paned casement window. A porch, supported by plain doric columns
with balustrade, runs the length of the western elevation and
the facade. This house, situated atop a hill, is also in ex-
cellent condition.

On Grace Church Road is #1907. This was the Christy family
home built about 1913. It is a two story, three bay wide
rectangularly shaped frame house and has a hipped roof with
two central brick chimneys. The entry is surrounded by side-
lights and transom. A porch, supported by plain doric columns
and balustrade, covers the first story facade. The roof of
the porch is flat with a balustrade around it to form a bal-
cony above, access to which is provided by french doors over
the main entry. The house is in very good, original condition.

#1904, #1910, #1914 and #1920, also built in 1913 are all very
similar. They are two story frame structures with an ell off
the eastern «side elevation forming a cross axis of center
gable roofs. The entry is located to the west and has side-
lights. A porch, supported by plain doric columns runs the
length of the facade and the eastern elevation to the side ell.
Decorative elements include bracketed gable ends, corner boards
and moulded window heads. (#1910 probably provides the best,
most original example). #1904 was the home of Russell Main
who was the B&0 Railroad Station Master at the Silver Spring
Station for many years. #1910 was the home of Mrs. and Mr.
Fales, both doctors, and is presently owned by their son,

Mr. Bruce Fales.

#2000 and #2002 Grace Church Road are identical bungalows.
They are one story and have a hipped roof with a front eyebrow
dormer. This eyebrow roofline is repeated at both side ele-
vations where there is located extending pavillions. A porch
is formed on the western side of the facade by the overhanging

roof and is supported by a single battered pier resting on a

-1-
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brick pedestal. On the eastern side of the facade is a triple,
four over one sash window. A large brick chimney is located

to the front of the eastern side elevation. Both bungalows

are in very good condition.

Lastly, at #8006 Third Avenue is a small, three bay by two

bay frame house with a gable roof with a center gable. On the
facade is a screened-in porch supported by battered piers resting
on brick pedestals. To the rear is a two story gable roofed
wing. The house, in good condition, is now covered with asbes-~
tos shingles. Like the bungalows found in the Addition to
Woodside, this house too was probably a summer residence.
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Some representative examples of neighborhood archi-
tecture are:

1) 8730 First Street-an L-shaped, two-story frame house
with a two and a half story tower, set in the ell on the
main (east) facade. There is an open, one-story porch
built around the base of the tower. A three-sectioned
bay window projects from the front, and trim includes
scrolled rafter-ends showing beneath the roof overhang.

2) 8909 First Street (Kraseman House) A narrow, two-
story clapboard house with the entrance in the west gable-~
end. There is a one-story, Victorian porch on this facade
and the gable itself is accented by a continuous triangular
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shingles. (See Woodside historical brochure by local
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4)1415 Spring Street(at corner of 2ng Ave.) The main
(south) facade of the house is typical of local, center-
gabled farmhouses but the east end flares into an over-
hanging gambrel roof that shields an open porch below it.
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Survey No. M-36-4
MARYLAND COMPREHENSIVE HISTORIC PRESERVATION PLAN DATA - HISTORIC CONTEXT
Geographic Region:
Eastern Shore (all Eastern shore  counties, and Cecil)
Western Shore (Anne  Arundel, Calvert, Charles,
Prince George's and St. Mary's)
Piedmont (Baltimore city, Baltimore, Carrotl,
Frederick, Harford, Howard, Montgomery)
Western Marytand (Allegany, Garrett and Washington)
Chronological/Developmental Periods:
Paleo-Indian 10000-7500 B.C.
Early Archaic 7500-6000 B.C.
Middle Archaic 6000-4000 B.C.
Late Archaic 4000-2000 B.C.
Early  Woodland 2000-500 B.C.
Middle Woodtand 500 B.C. - A.D. 900
Late Woodland/Archaic A.D. 900-1600
Contact and Settlement A.D. 1570-1750
Rural Agrarian Intensification A.D. 1680-1815
Agricultural-Industriatl Transition A.D. 1815-1870
Industrial/Urban Dominance A.D. 1870-1930
Modern Period A.D.  1930-Present
Unknown Period ¢ prehistoric historic)
Prehistoric ‘Period  Themes: v. Historic period  Themes:
Subsistence Agriculture
Settlement X Architecture, Landscape Architecture,
and Community Planning
Political Economic (Commercial and. Industrial)
Demographic Government/Law
Religion Military
Technology Religion
Environmental Adaption Social/Educational/Cul tural
____ Transportation
Resource Type:
Category: Building
Historic Environment: Suburban
Historic Function(s) and Use(s): Residential/Single Family
Known  Design Source: Unknown
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I, Benj F. Leighton have subdivided a tract of land formerly
known as part of “Labyrinﬁh " hereafter to be known as
"State of

"Woodside,'" situated in Montgomery Co.

Maryland; woned by me, unto lots and blocks as
shown on the above plat.

Benjamin F. Leighton

"I.certify the foregoing plat is correct

Wltnesé my hand and seal this 19th day Sept 1889
) H W. Brewer,
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Montgomery Hills Shopping Center, M: 36-23

Property Owners

Owner: Degeng Zhen and Chen Zhaowen
Tax Account ID Number: 01029641

Tax Map Parcel Number: 2A

Tax Map Number: JP11

Owner: Degeng Zhen and Chen Zhaowen
Tax Account ID Number: 01029652

Tax Map Parcel Number: 3

Tax Map Number: JP11

Owner: Antonio Mastrangelo

Tax Account ID Number: 01029504
Tax Map Parcel Number: 4

Tax Map Number: JP11

Owner: John Roeder

Tax Account ID Number: 01029630
Tax Map Parcel Number: 5

Tax Map Number: JP11

Owner: Ghashgaee LL.C

Tax Account ID Number: 01029275
Tax Map Parcel Number: 6

Tax Map Number: JP11

Owner: Lecent Wilson

Tax Account ID Number: 01029071
Tax Map Parcel Number: 7

Tax Map Number: JP11













M: 36-23, Montgomery Hills

PROJECT NO. MO224A11 Shopping Center

DIGITAL PHOTOLOG*

MONTGOMERY COUNTY, MARYLAND

Photographer: EHT Traceries

Date: January 9, 2013

1. M 36-23_2013-01-09 01

View of South and West Elevations of Montgomery Hills Shopping
Center, Looking NE

2. M36-23 2013-01-09 02

View of South and East Elevations of Montgomery Hills Shopping
Center, Looking NW

3. M36-23 2013-01-09 03

View of East and North Elevations of Montgomery Hills Shopping
Center, Looking SW

4. M 36-23_2013-01-09_04

View of South Elevation of 1913-1919 Seminary Road
(Montgomery Hills Shopping Center), Looking NE

5. M36-23_2013-01-09_05

View of South Elevation of 1901-1911 Seminary Road
(Montgomery Hills Shopping Center), Looking NW

6. M 36-23_2013-01-09_06

View of West and North Elevations of Montgomery Hills Shopping
Center, Looking SE

7. M 36-23 2013-01-09 07

View of North Elevation of 1913-1915 Seminary Road
(Montgomery Hills Shopping Center), Looking S

8. M36-23 2013-01-09_08

View of North Elevation of 1901-1911 Seminary Road
(Montgomery Hilis Shopping Center), Looking SE

9. M 36-23_2013-01-09 09

View of West Elevation of 9416 Georgia Avenue (Montgomery
Hills Shopping Center), Looking E

*All photographs printed on Epson Ultra Premium Photo Paper with Epson Ultra Chrome K3
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Maryland Historical Trust SunveyNo. i 36-23

Maryland Inventory of Historic |
Praperties Form | |

U

1. Name of Proper ty Gndicate preferred name)
sistoric . Montgomery HillS Shopping Center

and/or common

2. Location
street & number 1901 -1921 Seminary Road

—. not for publication

sity, town Silver Spring — Vicinity of
sate Maryland county ' Montgomery
3. Classification
Category Owmership - Present Use
. district) — pubfic — - agricuiture — Mmuseum
X _ building(s) X private _X  commercial — park
. slructure —_ both — educational —_ private residence
— Site — entertainment — religious
. object — govemment — . scientific
——. industrial —-. transportation

S —_ military — other
1. Owner of Property (gve names and mailing addresses of all owners)
~ame Multiple Ownership, List on file, M-NCPPC
sireet & number telephone na:
zity, town Silver Spring state and zip code Maryland 20910
5. Location of Legal Description
zourthouse, registry of deeds, etc. Montgomery County Courthouse Tax Map and Parcel .. Multiple:on file M-NCPPC
:ity. town Rockville -3tate Maryland Liber and Folio Multiple:on file M-NCPPC

5. Primary Location of Additional Data

—— Individually Listed in the National Ragister

——. Contributing Resource in National Register District
— Contributing Rescurce in Local Historic District
—— Determined Eligible for the National Register

—— Recorded by HABS/HAER

— HSR or Research report at MHT

e Other:

e S




1901 Seminary Road:

LotP1A

1905 Seminary Road
Lot 2A,
Lot3

1909 Seminary Road
" Lot4

1915 Seminary Road
Lot5

1919 Seminary Road
Lot6

1921 Seminary Road
Lot 7

Montgomery Hills Shopping Center -- Current Owners

Benjamin & 1. Striner
P.O. Box 3099
Silver Spring, Md. 20910

Leah. B. Rosin, Et Al Trust
c/o Anne Olshaw
7829 Lomgley Ridge Road
McLean, Va. 22102

Antonio & M. Mastrangelo
10210 McKenney Avenue
Silver Spring, Md. 20910

John A. & M. H. Roeder
10715 Glenhaven Drive
Silver Spring, Md. 20910

Anne L. Dietle
1917 Seminary Road
Silver Spring, Md. 20910

Gladys Appleby Trust
1803 Pass-a-Grille Way
St. Petersburg, Fla. 33706

M.363 3
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B *

Condition Check one Check one
—— excellent ____deteriorated ___ unaitered _X_ original site
X_ good —_ruins _X_ altered — _moved date of move
— fair - unexposed
e

Prepare both a summary paragraph and a general descrlptlon of the resource and its
various elements as it exists today.

The Montgomery Hills Shopping Center consists of six individual but
attached buildings given a uniform appearance by the use of Tudor style
elements. The two-story buildings are masonry on the first floor and
“half-timber" and stucco on the second floor. They are stepped forward and.
back from Seminary Road, and are given additional individuality through the
use of pent roofs (some covered with slate), diagonal entryways, and a
variety of facing materials on the first floor storefronts. Some are all brick;
some are all stone; and others are brick with blocks of stone set in the brick
or surrounding the entry openings. Those doors which have not been
replaced with newer ones of aluminum and glass are heavy, bevel-edged,
vertical wood plank doors with wrought iron strap hinges and hardware to
give an “old English” appearance.

Windows on the second stories are arranged for the most part in pairs

- or groups of three or four, and a few have six-over-six, double-hung wood

sash. Most, however, now contain one-over-one sash. One of the pairs of

2 windows has been replaced with a single large piece of glass. Brick

chimneys project from the roofs at the rear of the buildings, where an
irregular group of additions project into what used to be an alley.

The three western store buildings present their gable ends to the
street (Seminary Road). The next two stores to the east appear as one
eil-shaped structure, and the easternmost building is nearly double the
width of the others. Its southern half has a gable roof fronting Georgia
Avenue, and a flat roof on the northern half. North of this store is a
one-story brick addition with large, flush, plate glass show windows, a band
of “half-timbering" above, topped by a mansard-roofed parapet. To the
north of this is a two-story frame structure with a flat roof. Its storefront
consists of large glass show windows set in a plain brick wall. The second
story of the facade is covered with stucco and “half- timberin'g o

The area between the buﬂdmgs and Seminary Road was originally set
aside as a park. For many years it has served as a parking lot.




8. Significance ‘ Survey No. M. 34-23

- Period : Areas of Slgniﬁcanea—ctlock and justify below

— prehistoric ___ archeclogy-prehistoric _X_ community planning ___ landscape archltecturo._ religion
— 1400-1499 ___ archeology-historic - conservation —_law — science’
— 1500-1589 ____ agriculture —— economics — literature — Scuipture
— . 16800-1699 _X_ architecture - education — Mmilitary _ — social/ " .
—— 1700-1799 ____art — - engineering —— music humanitarian’
— 1800-1899 _X_commerce —— exploration/settlement ___ philosophy — theater
—X_ 1900- - communications —— industry — politics/government  ___ transportation
— Invention — Other (specity)
Specific dates c. 1930 Builder/Architect
check: Applicable Criteria: _A _B _C _ D
and/or
Applicable Exceptiont: _ A _ B _C _D _E _F _G
Level of Significance: __ national __state _ZXlocal

Prepare both a summary paragraph of significance and a general statement of history and
support.

The Montgomery Hills Shopping Center .is significant for several
reasons. Of the several Tudor révival style neighborhood shopping Tacilities
that once existed in Montgomery County, it is the largest one still operating
as such and still retaining most of its original architectural features. . Its
massing is complex yet clearly intelligible. On the detail level it offers much
to the pedestrian. Its commercial function is still intact, offering retail space
priced to support neighborhood-oriented businesses (currently it houses a
bank, florist, veterinarian, hair salon, restaurant, tavern, real estate and
other small offices, and residentiai apartments). From a community planning
point of view, it was part of a movement among the developers of early 20th
century middle-class subdivisions to provide convenient shoppmg facilities
as part of their developments.

This trend was important in tHe development of Montgomery County.
The earliest subdivisions relied on existing commercial centers in the city of
Washington to supply the needs of their residents. Subdivisions such as
Chevy Chase deliberately banned commercial development as unfitting the
prestigious nature of its fine residential neighborhoods. As more modest
subdivisions began to grow in the 1910s and 1920s, "corner stores” similar
to those found in nearly every urban neighborhood began to appear.
Primarily grocery stores, these were isolated commercial structures in
otherwise residential neighborhoods.

Realizing that shopping facilities were not only inevitable and
. necessary, but could be used as an asset in promoting home sales, a few of
the more forward-thinking developers took it upon themselves to design and

(continued)




8. SIGNIFICANCE, continued Page 2

build a block of stores in a portion of their development set aside through

M.36-d3

deed covenants for commercial uses (zoning did not take effect in

Montgomery County until 1928).

The developers and builders of Montgomery Hills, Robert W. Benner
and George E. Good, were among this group. In December of 1927 they
bought a large tract of land from the Childs f amilyl(who took back a $45,000
mortgage) and platted their subdivision of Montgomery Hill [sic] on August
25, 1928 (Plat 4/381). Their deeds for .residential lots contained the
covenant "..it being understood by all concerned that all of Block "J" is
reserved for business pm‘poses...."2 In Block J, Lot 3 was the first to be sold,
on January 8, 1929 (Deed 474/162), and it contained the covenant "That the
Montgomery Hills Company shall have the exclusive right to construct any
building which may be erected on said premises; plans and specifications to
be approved by said Company.” Such a building was to cost 2 minimum of
$11,750, compared to houses which had a minimum cost of $9,000. Plat
4/401 recorded October 17, 1929 amended the lot lines for Lots 1 and 2,
creating instead a larger Lot 1-A and a smaller Lot 2-A. On July 21, 1930,
Rich J. Dietle bought Lot 6, and his Deed 508/408 contained the same
covenant regarding the construction of a building. The October 30, 1931
telephone directory carried for the first time the listing of R. J. Dietle, baker,
Montgomery Hills, Md. (Dietle's Silver Spring bakery had been listed for
several years). The February 13, 1931 deed (518/166) selling Lots 2-A and
3 to Herman and Yetta Rosin contained covenants prohibiting them from
operating “a retail bakery or drugstore for five years.” This non-competition
clause was designed to protect neighboring shopkeepers, and the Rosins
were given a similar one in return. Thus it appears that the buildings
housing the Dietle bakery and other businesses, such as a drug store and
District Grocery Store (DGS), were constructed in late 1930.

On a local level, the Montgomery Hills Shopping Center is of interest
because of some of the businesses it housed. In addition to the drug store,
grocery store, and bakery, it had a barber shop with a singing Italian barber,
and a confectionary store & ice cream parlor.3 With the repeal of
Prohibition at the end of 1933, Dietle's bakery became Dietle's Tavern, one of
the first licensed in Montgomery County after decades of being "dry."4 Still
housed in 1917 Seminary Rd. it's license, No. 050, hangs on the wall behind
the bar. Hills Tavern, now Danny's Restaurant, 1909 Seminary Rd., was one
of the first restaurants in Montgomery County to serve pizza. The DGS store

(continued)
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8. SIGNIFICANCE, continued Page 3

located at 1905 Seminary Rd. passed out of the Rosins’ ownership and
became the new home of the Snider family's Montgomery Hills DGS. From
this location. the Sniders sold groceries, providing credit and free delivery,
from 1946 until 1961 when they built their new store immediately to the
west.)

Ironically, the developers of this neighborhood shopping center and its
surrounding residential area did not thrive as well as their commercial
occupants. The Depression slowed home sales and forced many people who
had bought lots and built homes in Montgomery Hills to abandon them.
Benner and Good could not meet their financial obligations, and the Childs
family repossessed the land. The Benner family even lost the home Robert
Benner built in his own development (1112 Rookwood Rd.), and were forced
to move into the apartment over the barber shop. Nevertheless, Benner
declined to declare bankruptcy, and though never regaining his property, he
continued to.make payments on it for many years.

Thus this.unassuming neighborhood shopping center was the scene of
considerable local early 20th century history, ranging from architectural and
planning issues to items of interest in the fledgling commercial world of
Montgomery County.

1. Deed 448/59 recorded December 9, 1927. The right-of-way for the
Washington, Woodside, and Forest Glen Railway, when abandoned,
reverted to the Childs, and they deeded it to Benner and Good on July 19,
1928, Deed 464/179. ' |

Deed 510/118 recorded August 18, 1930.

Interview with Pat Benner Haynie, daughter of Robert W. Benner.
Interview with Anne Dietle, daughter-in-law of Rich "Pop” Dietle.
Interview with David Snider.
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Survey No.M.36 /,2.3

" . Magi No.
Maryland Historical Trust
State Historic Sites Inventory Form DOE __yes _ mo
1. Name ¢indicate preferred name)
historic
and/orcommon Montgomery Hills Shopping Center
2. Location
street & number 1901-1919 Seminary Road ____not for publication
city, town Silver Spring ____vicinity of congressional district 13
state Maryland county Montgomery
3. Classification
Category Ownership Status Present Use
— district- — public _X _occupied ____agriculture _____ museum
X__ building(s) _X_ private ____unoccupied -X_ commercial ——park
—structure —both __ work in progress _ educational . private residence
____site Public Acquisition Accessible — entertainment — religious
~__ object —_in process ——yes: restricted ____government —_ scientific
- being considered _X vyes: unrestricted — industrial —_ transportation
‘ _X not applicable __ po ____ mititary ___other:

4- Owner Of Property (give names and mailing addresses of all owners)

name See attached list - multiple owners
street & number - telephone no.:
city, town state and zip code

5. Location of Legal Description

courthouse, registry of deeds, etc. Montgomery County Court House liber
street & number folio
city, town Rockville, state Maryland

6. Representation in Existing nistorical surveys

title

date . — federal ____state __county ___ local

G

pository for survey records

city, town state




7. Description Survey No. }'3(-33

Condition Check one Check one

—__excellent ____deteriorated ___ unaltered _X original site

X good ____ruins _X altered —_moved date of move
—_fair — unexposed

Prepare both a summary paragraph and a general description of the resource and its
various elements as it exists today.:

The Montgomery Hills Shopping Center consists of six individual but
attached buildings given a uniform appearance by the use of Tudor style
elements. The two-story buildings are masonry on the first floor and
“haif-timber” and stucco on the second floor. They are stepped forward and
back from Seminary Road, and are given additional individuality through the
use of pent roofs {some covered with slate), diagonal entryways, and a
variety of facing materials on the first floor storefronts. Some are all brick;
some are all stone; and others are brick with blocks of stone set in the brick
or surrounding the entry openings. Those doors which have not been
replaced with newer ones of aluminum and glass are heavy, bevel-edged,
vertical wood plank doors with wrought iron strap hinges and hardware to
give an “old English” appearance.

Windows on the second stories are arranged for the most part in pairs

 or groups of three or four, and a few have six-over-six, double-hung weod
sash. Most, however, now contain one-over-one sash. One of the pairs of
windows has been replaced with a single large piece of glass. Brick
chimneys project from the roofs at the rear of the buildings, where an
irregular group of additions project into what used to be an alley.

The three western store buildings present their gable ends to the
street (Seminary Road). The next two stores to the east appear as one
ell-shaped structure, and the easternmost building is nearly double the
width of the others. Iis southern half has a gable roof fronting Georgia
Avenue, and a flat roof on the northern half. North of this store is a
one-story brick addition with large, flush, plate glass show windows, a band
of "half-timbering” above, topped by a mansard-roofed parapet. To the
north of this is a two-storv frame structure with a flat roof. Its storefront
consists of large glass show windows set in a plain brick wall. The second
story of the facade is covered with stucco and "half-timbering.”

The area between the buildings and Seminary Road was originally set
aside as a park. For many years it has served as a parking lot.
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8. Significance : \ Survey No. M’ 3¢-el3 |

Period Areas of Significance—Check and justify below
___ prehistoric ____ archeology-prehistoric _X_community planning ___ Iandscape architecture ____ religion
—1400-1499 ___ archeology-historic — conservation —law - science
"""""" .1500-1599 ____ agricuiture —__ economics —literature —— sculpture
—1600-1699 _X_ architecture - education — military —— social/ _
17001799 ____ art — engineering — music * humanitarian
—__1800-1899 _X_ commerce ' - exploration/settlement ____ philosophy —_ theater
_X_1900- —— communications — industry — politics/government . . ___ transportation
— invention —_ other (specify)
Specific dates c. 1930 Builder/Architect
check: Applicable Criteria: _ A B __C _D
and/or
Applicable Exception: _ A B _C _D _E _F _ G
Level of Significance: _ nationmal __ state _ZXlocal

Prepare both a summary paragraph of significance and a geﬁ\sral statement of history and
support.

The Montgomery Hills Shopping Center is significant for several
reasons. Of the several Tudor revival style neighborhood shopping facilities
that once existed in Montgomery County, it is the largest one still operating
as such and still retaining most of its original architectural features. Its
massing is complex yet clearly intelligible. On the detail level it offers much

- to the pedestrian. Iis commercial function is still intact, offering retail space
priced to support neighborhood-oriented businesses (currently it houses a
bank, florist, veterinarian, hair salon, restaurant, tavern, real estate and
other small offices, and residential apartments). From a community planning
point of view, it was part of a movement among the developers of early 20th
century middle-class subdivisions to provide convenient shoppmg facilities
as part of their developments.

This trend was important in the development of Mon’&gomery County.
The earliest subdivisions relied on existing commercial centers in the city of
Washington to supply the needs of their residents. Subdivisions such as
Chevy Chase deliberately banned commercial development as unfitting the
prestigious nature of its fine residential neighborhoods. As more modest
subdivisions began to grow in the 1910s and 1920s, "corner stores” similar
to those found in nearly every urban neighborhood began to appear.
Primarily grocery stores, these were isolated commercial structures in
otherwise residential neighborhoods. |

Realizing that shopping facilities were not only inevitable and
necessary, but could be used as an asset in promoting home sales, a few of
the more forward-thinking developers took it upon themselves to design and

o
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8. SIGNIFICANCE, continued Page 2

build a block of stores in a portion of their development set aside through
deed covenants for commercial uses (zoning did not take effect in
Montgomery County until 1928).

The developers and builders of Montgomery Hills, Robert W. Benner
and George E. Good, were among this group. In December of 1927 they
bought a large tract of land from the Childs amilyl(who took back a $45,000
mortgage) and platted their subdivision of Montgomery Hill [sicl on August
25, 1928 (Plat 4/381). Their deeds for residential lots contained the
covenant "..it being understood by all concerned that all of Block "J" is
reserved for business purposes...."z In Block J, Lot 3 was the first 1o be sold,
on January 8, 1929 (Deed 474/162), and it contained the covenant “That the
Montgomery Hills Company shall have the exclusive right to construct any
building which may be erected on said premises; plans and specifications to
be approved by said Company.” Such a building was to cost 2 minimum of
$11,750, compared to houses which had a minimum cost of $9,000. Plat
4/401 recorded October 17, 1929 amended the ot lines for Lots 1 and 2,
creating instead a larger Lot 1-A and a smaller Lot 2-A. On July 21, 1930,
Rich ]. Dietle bought Lot 6, and his Deed 508/408 contained the same
covenant regarding the construction of a building. The October 30, 1931
telephone directory carried for the first time the listing of R. J. Dietle, baker,
Montgomery Hills, Md. {(Dietle's Silver Spring bakery had been listed for
several years). The February 13, 1931 deed (518/166) selling Lots 2-A and
3 to Herman and Yetta Rosin contained covenants prohibiting them from
operating "a retail bakery or drugstore for five vears.” This non-competition
clause was designed to protect neighboring shopkeepers, and the Rosins
were given a similar one in return. Thus it appears that the buildings
housing the Dietle bakery and other businesses, such as a drug store and
District Grocery Store (DGS), were constructed in late 1930.

On a local level, the Montgomery Hills Shopping Center is of interest
because of some of the businesses it housed. In addition to the drug store,
grocery store, and bakery, it had a barber shop with a singing Italian barber,
and a confectionary store & ice cream parlor. With the repeal of
Prohibition at the end of 1933, Dietle’s bakery became Dietle's Tavern, one of
the first licensed in Montgomery County after decades of being "ciry.“4 Still
housed in 1917 Seminary Rd. it's license, No. 050, hangs on the wall behind
the bar. Hills Tavern, now Danny's Restaurant, 1909 Seminary Rd., was one
of the first restaurants in Montgomery County to serve pizza. The DGS store

{continued)




8. SIGNIFICANCE, continued Page 3 M 3-23

located at 1905 Seminary Rd. passed out of the Rosins' ownership and
became the new home of the Snider family's Montgomery Hills DGS. From
this location, the Sniders sold groceries, providing credit and free delivery,
from 1946 until 1961 when they built their new store immediately to the
west.)

Ironically, the developers of this neighborhood shopping center and its
surrounding residential area did not thrive as well as their commercial
occupants. The Depression slowed home sales and forced many people who
had bought lots and built homes in Montgomery Hills to abandon them.
Benner and Good could not meet their financial obligations, and the Childs
family repossessed the land. The Benner family even lost the home Robert
Benner built in his own development (1112 Rookwood Rd.), and were forced
to move into the apartment over the barber shop. Nevertheless, Benner
declined to declare bankruptcy, and though never regaining his property, he
continued to make payments on it for many years.

Thus this unassuming neighborhood shopping center was the scene of
considerable local early 20th century history, ranging from architectural and
planning issues to items of interest in the fledgling commercial world of
Montgomery County.

1. Deed 448/59 recorded December 9, 1927. The right-of-way for the
Washington, Woodside, and Forest Glen Railway, when abandoned,
reverted to the Childs, and they deeded it to Benner and Good on July 19,
1928, Deed 464/179.

Deed 510/118 recorded August 18, 1930.

Interview with Pat Benner Haynie, daughter of Robert W. Benner.
Interview with Anne Dietle, daughter-in-law of Rich "Pop” Dietle.
Interview with David Snider.
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Montgomery Hills Shopping Center -- Current Owners:

1901 Seminary Road:
Block ]
Lot P1A

1905 Seminary Road:
Lot 2A

1905 Seminary Road:
Lot 3

1909 Seminary Road
Lot 4

1915 Seminary Road
Lot5

1919 Seminary Road
Lota

Benjamin & I. Striner

P. 0. Box 820, Woodmoor Station
Silver Spring, MD 20901

Liber 1621 Folio 208

Area: 45618 SF

John D. & L. B. Rosin et al
c¢/o Nathan H. Olshan et al
7829 Langley Ridge Road
McLean, VA 22101

Liber 2431 Folio 175
Area: 2918 SF

John D & L. B. Rosin et al
c¢/o Nathan H. Olshan et al
7829 Langley Ridge Road
McLean, VA 22101

Liber 2431 Folio 175
Area: 2,339SF

Daniel H. Giovannonietal 301-588-4110
1909 Seminary Road

Silver Spring, MD 20910

Liber 5897 Folio 485

Area: 3,244 SF

John A Jr. & M. H. Roeder 301-587-6099
1915 Seminary Road ,

Silver Spring, MD 20910

Liber 2653 Folio 466

Area: 3,319SF

Anne L Dietle

1917 Seminary Road
Silver Spring, MD 21910
Liber 4432 Folio 671
Area: 3,141 SF
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Georgia Avenue Commercial Corridor Survey, M: 36-88

Resource List
Period of Significance: 1929-1966
Areas of Significance: Commerce/Trade; Architecture/Community Development

Address

Date Constructed

Recommendation

Grace Church Cemetery and
Confederate Monument, 9115

1855-Present
(active cemetery)
(1855-1896
Period of

Non-contributing: its period
of significance predates
development (Contributing
resource to locally designated

1. Georgia Avenue Significance) Woodside Historic District)
Non-contributing
(Contributing resource to
Grace Church School, 9115 Georgia locally designated Woodside
2. Avenue 1967 Historic District)
Non-contributing: predates
development
(Contributing resource to
National Register-eligible and
House, 9120 Georgia Avenue locally designated Woodside
3. (former parsonage) Ca. 1870 Historic District)
Contributing
{Contributing resource to
Grace Episcopal Church, 1607 Grace locally designated Woodside
4, Church Road 1955-1956 Historic District)
5. House, 9214 Georgia Avenue Ca. 2002 Non-contributing
6. House, 9126 Georgia Avenue Ca. 2002 Non-contributing
Grace Episcopal Church
Parsonage/Office, 9127 Georgia
7. Avenue Ca. 1932 Contributing
8. House, 9128 Georgia Avenue Ca. 2002 Non-contributing
9. House, 9130 Georgia Avenue Ca. 2002 Non-contributing
Commercial/Office, 9300 Georgia
10. | Avenue Ca. 1971 Non-contributing
CTL Digital Video Center, 9301
11. | Georgia Avenue Ca. 1960 Contributing
Esther’s Beauty Wig Salon, 9309
12. | Georgia Avenue 1948-1953 Contributing
Dryclean Direct, 9315 Georgia
13. | Avenue 1941-1948 Contributing
Unnamed Commercial Strip including
Leeman Cleaners, Fantasy Nails, Tropical Ice
Cream, Andy’s Restaurant, Goldberg’s
Bagels, Ciub Wags, and Silver Cycles, 9320-
14. | 9332 Georgia Avenue 1951-1957 Non-contributing (altered)
Fantasy Nail Spa, 9321 Georgia
15. | Avenue Ca.1935 Contributing
Woodside Deli, 9329 Georgia
16. | Avenue, Ca.1940 Contributing
Exxon Gas Station, 9331 Georgia
17. | Avenue 1990 Non-contributing




Address Date Constructed Recommendation
Exxon Gas Station, 9336 Georgia

18. | Avenue Ca. 1959 Non-contributing (altered)
Montgomery Hills Shopping Center,

19. | 1901-1921 Seminary Road 1929-1931 Contributing
Montgomery Hills Shopping Center,

20. | 9414 Georgia Avenue 1935-1941 Contributing
Montgomery Hills Shopping Center,

21. | 9416 Georgia Avenue Ca. 1931 Contributing
Prestige Dry Cleaners, 9420 Georgia

22. | Avenue 1958 Contributing
Silver Spring Jewelry & Factory, 9421 Georgia

23. | Avenue 1953 Non-contributing (altered)
Inka’s Pollo A La Brasa, 9423-9425 Georgia Contributing

24. | Avenue 1953
Hunan City Chinese Restaurant, 9427-9429 Contributing

25. | Georgia Avenue 1948

26. | Bigg Wolf Video, 9431-9435 Georgia Avenue 1948 Contributing

27. | Sign-A-Rama, 9437-9439 Georgia Avenue 1948 Contributing

28. | Yasi-s Restaurant, 9441 Georgia Avenue Ca. 1946 Contributing

29. | New York Bakery, 9443 Georgia Avenue Ca. 1946 Non-contributing (altered)

30. | BP Gas Station, 9475 Georgia Avenue Ca.1955 Non-contributing {altered)
Staples (Seminary Center), 9440 Georgia

31. | Avenue 1966 Non-contributing (altered)
Commercial Strip including
Upstream Seafood, Seminary Beer-
Wine-Deli, Domino’s Pizza, Post
Express, Gold Plus Jewelry (Seminary

32. | Center), 9450-9468 Georgia Avenue Ca. 1990 Non-contributing
CVS (Seminary Center), 9520

33. | Georgia Avenue 1966 Non-contributing (altered)
Montgomery Hills Car Wash, 9500

34, | Georgia Avenue 1953-1957 Contributing
G & G Service Center, 9501 Georgia

35. { Avenue 1955 Contributing
Shell Gas Station, 9510 Georgia

36. | Avenue 1953-1957 Contributing
Discount Garden Center, 9513

37. | Georgia Avenue 1955 Non-contributing (altered)
Linton, Shafer & Company (former
Conley & Company Building), 9515-

38. | 9525 Georgia Avenue 1955 Non-contributing (altered)
Calvary tutheran Church, 9545 Contributing

39. | Georgia Avenue 1948-1962 (Individually eligible)
Montgomery Hills Baptist Church,

40. [ 9727-9735 Georgia Avenue 1957-1965 Contributing

41. | Metro, 9730 Georgia Avenue Ca. 1992 Non-contributing
Americana Finnmark, 9800-9824

42. | Georgia Avenue 15866 Contributing
Forest Glen Medical Center, 9801

43. | Georgia Avenue 1967 Non-contributing






















M: 36-88, Georgia Avenue

PROJECT NO. MO224A11 Commercial Corridor

DIGITAL PHOTOLOG*

MONTGOMERY COUNTY, MARYLAND

Photographer: EHT Traceries

Date: January 9, 2013

1. M36-88 2013-01-09 01

View of 1901-1920 Seminary Road (Montgomery Hills Shopping
Center), Looking NW

2. M 36-88 2013-01-09 02

View of North and East Elevations of 9420 Georgia Avenue
(Prestige Cleaners), Looking W

3. M36-88 2013-01-09_03

View of South and West Elevations of 9321-9329 Georgia Avenue
(Fantasy Nail Spa and Woodside Deli), Looking E

4. M 36-88 2013-01-09 04

View of West Elevation of 9421-9443 Georgia Avenue, Looking
NE on Georgia Avenue

5. M36-88 2013-01-09 05

View of 9440-9520 Georgia Avenue (Seminary Center), Looking
SW

6. M 36-88 2013-01-09_06

View of West Elevation of 9515-9525 Georgia Avenue (Linton,
Shafer & Company), Looking E

7. M 36-88 2013-01-09 07

View of East Elevation of 9320-9332 Georgia Avenue, Looking W

8. M 36-88_2013-01-09_08

View from Southern End of Survey Area at the Intersection of
Georgia Avenue and Grace Church Road, Looking N on Georgia
Avenue

9. M 36-88 2013-01-09_09

View from Georgia Avenue and Cedar View Court, Looking NW
on Georgia Avenue

10. M 36-88_2013-01-09_10

View from 16" Street Exit and Georgia Avenue, Looking NW on
Georgia Avenue

11. M 36-88 2013-01-09 11

View from Georgia Avenue and Seminary Road, Looking North on
Georgia Avenue

12. M 36-88 2013-01-09_12

View from the Northern End of Survey Area, Looking South on
Georgia Avenue

*All photographs printed on Epson Ultra Premium Photo Paper with Epson Ultra Chrome K3

Ink.
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MONTGOMERY COUNTY CEMETERY INVENTORY REVISITED

BURIAL SITE INFORMATION
Name: Grace Episcopal Church Cemetery Inventory ID: 090
Alternate name: Woodside Cemetery County ID: M: 36-4-1
Address: 9115 Georgia Avenue, Silver Spring

Website: http://graceepiscopalchurch.org/
GPS coordinates:  Latitude: 39.005550 Longitude: -77.037712
FindaGrave: https://www.findagrave.com/cemetery/81017

BURIAL SITE TYPE
Category: [X]I Religious [J community ] rFamily [] African American [] Other:

BURIAL SITE EVALUATION
Setting/location description: [] Rural [] Urban X Suburban [ Wooded [ Other:
General condition (See conditions sheet): [X] Excellent [ Good [ Fair [1 Poor [ None
Is there a formal entrance? [ Yes [ X No Accessibility: [] Inaccessible [X] By foot [] By car
Is cemetery active (recent burials)? XI Yes [ No Is there a cemetery sign: [] Yes X No
Is cemetery being maintained? X Yes [ Minimal [] No (If yes, note caretaker's name below)

Approximate number of
burials/visible markers: 310+

Are there visible markers? X] Yes [ No Date ranges: 1846—2015

Description: (markers, materials, arrangement, landscaping/vegetation, fence, paths and roads, etc.)

» Beautifully kept historic cemetery

» All markers are visible and upright

BURIAL SITE CONTACT

Name: Grace Episcopal Church

Relationship to burial site: Vestry of Silver Spring Parish Advocacy contact:
Address: 1607 Grace Church Road, Silver Spring Phone: 301-585-3515
City: Silver Spring | State: MD ZIP Code: 20910
BURIAL SITE SURVEYOR
Name: Lori Banks | Survey Date: 5/7/2018 | Time spent: 15 min
Email: loribanks@comcast.net | Photographer: Lori Banks
COMMENTS

Suggestions for follow-up:

 Number of stones vs. burials should be confirmed

Safety issues, invasive vegetation removal, fence removal/restoration, signage, trash, erosion, vandalism:

Anything of significance about this cemetery?

e 17 Confederate soldiers are buried in the south-east corner with a monument dedicated in 1897.

SOURCES

Cite sources used and resources available:
e https://mht.maryland.gov/secure/medusa/PDF/Montgomery/M;%2036-4-1.pdf

MONTGOMERY PRESERVATION INC
P.O. Box 4661 | Rockville, Maryland 20849-4661 | www.montgomerypreservation.org



https://www.montgomerypreservation.org/historic-cemeteries/
http://graceepiscopalchurch.org/
https://www.findagrave.com/cemetery/81017
mailto:loribanks@comcast.net
https://mht.maryland.gov/secure/medusa/PDF/Montgomery/M;%2036-4-1.pdf
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Montgomery County Cemetery Inventory

Photograph Log

Cemetery Name: Grace Episcopal Church Cemetery Inventory ID: 090
Photographer: Lori Banks Date: 5/7/2018
Time Photo No. (Ex: deta of wall round Cat o facng Noran)

10:20 am 1 Corner of Georgia Avenue and Grace Church Road, facing north

10:21 am 2 Pathway in center of cemetery toward Georgia Ave., facing south-west

10:22 am 3 Pathway in center of cemetery toward Georgia Ave., facing south-west

10:23 am 4 Church annex building, facing north

10:24 am 5 Cemetery toward church, facing east

10:25 am 6 Cemetery toward Grace Church Road, facing south

1. Corner of Georgia Avenue and Grace Church Road, facing north

MONTGOMERY PRESERVATION INC
P.O. Box 4661 | Rockville, Maryland 20849-4661 | www.montgomerypreservation.org



https://www.montgomerypreservation.org/historic-cemeteries/

3. Pathway in center of cemetery toward Georgia Ave., facing south-west

MONTGOMERY PRESERVATION INC
P.O. Box 4661 | Rockville, Maryland 20849-4661 | www.montgomerypreservation.org



https://www.montgomerypreservation.org/historic-cemeteries/

4. Church annex building, facing north

5. Cemetery toward church, facing east

MONTGOMERY PRESERVATION INC
P.O. Box 4661 | Rockville, Maryland 20849-4661 | www.montgomerypreservation.org



https://www.montgomerypreservation.org/historic-cemeteries/

6. Cemetery toward Grace Church Road, facing south

MONTGOMERY PRESERVATION INC
P.O. Box 4661 | Rockville, Maryland 20849-4661 | www.montgomerypreservation.org



https://www.montgomerypreservation.org/historic-cemeteries/




























M: 36-4-1, Grace Episcopal

PROJECT NO. MO224A11 Church Cemetery &
DIGITAL PHOTOLOG* Confederate Monument
MONTGOMERY COUNTY, MARYLAND Photographer: EHT Traceries

Date: January 9, 2013

—_—

M 36-4-1 2013-01-09 01

Confederate Monument, Looking E

2. M36-4-1 2013-01-09 02 Confederate Monument with Grace Episcopal Church and Parish
Hall in background, Looking NE

3. M 36-4-1 2013-01-09 03 Cemetery, Looking SE

4. M 36-4-1 2013-01-09 04 Cemetery with Parish Hall in background, Looking N

5. M36-4-1 2013-01-09 05 Cemetery, Looking NW

*All photographs printed on Epson Ultra Premium Photo Paper with Epson Ultra Chrome K3

Ink.
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SUMMARY FORM Wi
I (:L,b ikl 5 4*30)
1, Name: Grace Episcopal Church Cemetery/Confederate Monument

,~2+ Planning Area/Site Number: 36/4% 3. M=NCPPC Atlas Reference: Mag 21
e Woodside H.D. T

« Address: Georgia Avenue and Grace Church Road, Silver Spring
5. Classification Summary

Category object Previous Survey Recording -
Ownership private Title and Date: Inventory of Eistorical

Public Acquisition sites - 1976

Status occupi Eg e

Accessible___yes: unrestricted = Federal State_x County_x Local

Present use__religious L
6. Date: 7/12/186% 7. Original Owner:

8. Apparent Condition
a. excellent be altered Co moved - 1898

9. Description: Monument in southwest corner of cemetery commemorates the
common grave of 17 Confederates killed in battle in front of Ft. Stevens,D.C.
July 10 or 11, 1864, Inscription:

To The Memory Of
Seventeen
== Unknowvn =-=-
Confederate Dead
. Who Fell in Frozrn Of
Washington D.C.
July 12, 1864
== By Their ==
Comrades

10. Significance : This is e of two known Civil War battlefield burial grounds
in the County. On July 10, 1864, Confederate Gen. Jubal Early led his
troops toward Washington by way of Urbana. On the 11lth he advanced to
Silver Spring and there engaged in a skirmish with Union soldiers, driving
them into the fortifications surrounding Washington. On the 12th the
Union rallied in a repeat skirmish, and the Confederates retreated.

The soldiers are believed to have died near the church. They were

orig%gglly buried in a row near the entrance and moved to a single grave
in 1 .

~~« Researcher and date researched: John M, Hardy - 5/79
12, Compiler: Peg Coleman 13. Date Compiled: 7/79 14, Designation

Approval
15, Acreage: 5,000 sq. ft. ——




Ms 36/%”

- MARYLAND HISTORICAL TRUST Woodside H.D.

MAGI#

INVENTORY FORM FOR STATE HISTORIC SITES SURVEY

EINAME

HISTORIC

Grace Episcopal Church Cemetery/Confederate Monument

AND/OR COMMON

" [JLOCATION

STREET & NUMBER

Georgia Avenue and Grace Church Road

CITY, TOWN e CONGRESSIONAL DISTRICT
Silver Spring — VICINITY OF 8
STATE ) COUNTY
Marvland Montgomery
EJ CLASSIFICATION
CATEGORY OWNERSHIP STATUS PRESENT USE
__DISTRICT __PUBLIC . . X.OCCUPIED __AGRICULTURE —MUSEUM
—BUILDING{(S) X _PRIVATE —UNOCCUPIED __COMMERCIAL __PARK
- —_STRUCTURE __BOTH __WORK IN PROGRESS __EDUCATIONAL  _ PRIVATE RESIDENCE
—SITE PUBLIC ACQUISITION ACCESSIBLE __ENTERTAINMENT X _RELIGIOUS
X OBJECT __IN PROCESS __YES: RESTRICTED __GOVERNMENT __SCIENTIFIC
P —BEING CONSIDERED X YES: UNRESTRICTED __INDUSTRIAL __TRANSPORTATION
_NO __MILITARY __OTHER:
Y OWNER OF PROPERTY
NAME

Grace Episcoapl Church

Telephone #: 589-0321

STREET & NUMBER

1607 Grace Church Road

CITY. TOWN

Silver Spring —__ VICINITY OF

STATE, Z1p code
Maryland

EILOCATION OF LEGAL DESCRIPTION

COURTHOUSE.

REGISTRY OF DEEDS,ETC.  Montgomery County Courthouse

Liber #: 3502
Folio #: 7

STREET & NUMBER

CITY, TOWN

STATE

Rockville _Maryland 20850
I REPRESENTATION IN EXISTING SURVEYS
| M-NCPPC Inventory of Historical Sites
— DATE

1976 . —FEDERAL XSTATE X COUNTY __LOCAL

DEPOSITORY FOR
SURVEYRECORDS  Papl Historian's Office

== CITY. TOWN

Rockville

-

STATE

Marvland 20855




M. 561

DESCRIPTION
T CONDITION CHECK ONE CHECK ONE
X EXCELLENT __DETERIORATED —UNALTERED —ORIGINAL SITE
—GOOD --RUINS X__ALTERED X _MOVED DATE—8 8
__FAIR —UNEXPOSED '

DESCRIBE THE PRESENT AND ORIGINAL (IF KNOWN) PHYSICAL APPEARANCE

Monument in southwest corner of cemetery commemorates the common
grave of 17 Confederates killed in battle in front of Ft. Stevens, D.C.
July 10 or 11, 1864, The inscription reads as follows:

To The Memory Of
Seventeen

=« Unknown -=-
Confederate Dead
Who Fell In Front O

‘Washington D.C.

July 12, 1864

=« By Their ==
Comrades

CONTINUE ON SEPARATE SHEET IF NECESSARY



A SIGNIFICANCE M3 -Y- |

PERIOD" o AREAS OF SIGNIFICANCE -- CHECK AND JUSTIFY BELOW ‘
~~Z9REHISTORIC  —ARCHEULUGY-PREHISTORIC  __COMMUNITY PLANNING " _LANDSCAPE ARCHITECTURE  __RELIGION
400-1499 —ARCHEOLOGY-HISTORIC __CONSERVATION ; _LAW __SCIENCE

—1500-1599 __AGRICULTURE —_ECONOMICS _~LITERATURE __SCULPTURE
—1600-1699 ~ARCHITECTURE __EDUCATION X MILITARY ~«.SOCIAL/HUMANITARIAN
—1700-17989 —ART __ENGINEERING —MusiC __THEATER

X _1800-1899 _COMMERCE __EXPLORATION/SETTLEMENT __PHILOSOPHY __TRANSPORTATION

- ‘ —1900- —COMMUNICATIONS __INDUSTRY —POLITICS/GOVERNMENT __QTHER (SPECIFY)}
_INVENTION -

SPECIFIC DATES 7/12/186)+ ' BUILDER/ARCHITECT

STATEMENT OF SIGNIFICANCE

This is one of two known Civil War battlefield burial groundsin
Montgomery County. After the battle of Monocacy on July 9, 1864 Gen.
Jubal Early camped just south of the Monocacy River. On the morning of
Sunday the 10th, the Confederates marched toward Washington by way of
Urbana to camp just short of Rockville. On the 1llth Early advanced to
Silver Spring, on the Seventh Street turnpike where he engaged Union
skirmishers and drove them into the fortifications surrounding Washington.
The 12th was spent in front of Washington, and Rodes'! division had a heavy
skirmish with the Federals in the afternoon on the Seventh Street turn-

.~nike in front of Early's Silver Spring headquarters.
The night the Confederates retreated, reaching Rockville at daylight
on the 13th.
The bodies were originally buried in a row near the entrance to the
~~hurch, However, in 1898 the Street Railway Company asked the church
or a right-of-way for trolley tracks. In response, the church moved
these soldiers' remains and re-buried them in a single grave at the
southwest corner of the cemetery. A memorial monument was placed over
the grave. .
The soldiers are believed to have died at either Admiral Lee's
Place (in Silver Spring), Glenmont (north of the church), or Osborn Farm
(just north of Ft., Stevens). Ft. Stevens is about 2% miles south of
Grace Churchj the Confederate lines were about at the main gate of
Walter Reed Hospital. The lines stretched for a mile to the left and
a mile to the right of the Seventh Street Road (Georgia Ave.) confronting
Forts Reno, Stevens and De Russy.

P

CONTINUE ON SEPARATE SHEET IF NECESSARY




MY
ﬂMA]OR BIBLIOGRAPHICAL REFERENCES

Getty, Mildred Newhold; "Grace Episcoapl Church Cemeter 1 "
Vestry minutes of the time. Ty, 19577,

Foote, Shelby; The Civil War, Random House, 1958,

CONTINUE ON SEPARATE SHEET IF NECESSARY
EUIGEOGRAPHICAL DATA o

ACREAGE OF NOMINATED PROPERTY i, 000 sq. ft.

VERBAL BOUNDARY DESCRIPTION

Bounded on the west by Georgia Ave.,, on the south by Grace Church Rd.

On the east by Church building and on the north by Grace Church School
building. .

LIST ALL STATES AND COUNTIES FOR PROPERTIES OVERLAPPING STATE OR COUNTY BOUNDARIES

STATE - COUNTY
STATE COUNTY
[§1FORM PREPARED BY

NAME / TITLE

John M, Hardy

ORGANIZATION DATE

Sugarloaf Regional Trails - 5/79
STREET & NUMBER : . . TELEPHONE
Box 87 926-4510
CITY OR TOWN < : . . o . STATE
Dickerson Maryland 20753

The Maryland Historic Sites Inventory was officially created
by an Act of the Maryland Legislature, to be found in the
Annotated Code of Maryland, Article 41, Section 181 KA,

1974 Supplement.

The Survey and Inventory are being prepared for information
and record purposes only and do not constitute any infringe-
ment of individual property rights.

RETURN TO: Maryland Historical Trust
The Shaw House, 21 State Circle
Annapolis, Maryland 21401
(301) 267-1438

PS. 1108
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Mnmgomery citizens did not forget
their Southern bonds. Years alter the
end of the war, local citizens built a
memorial to the Confederate soldiers
who had died July 12, 1864, ina
skirmish near Silver Spring. Photo-
graph by Dr. Leonard Tuchin

Sandy Spring's Fair Hill School was
held in the building pictured. Before
and alter the school’s use of the
building, it was a dwelling. Richard
Brooke, a Quaker who fought in the
Revolutionary War against the
pacifistic principles of his religion,
constructed the building. Later
Whitson Canby, a member of another
well-known Quaker family, pur-
chased the house for eight Irish
families. The commune manufac-
tured pots and sold their wares at the
markets of Mechanicsville (now
Olney).

The Baltimore Yearly Meeting, in
association with Sandy Spring
Friends Meeting, purchased the
building in 1815 and later opened

1L N 4

M: 36-4-1
Confederate Monument

Fair Hill School, where Benjamin
Hallowell taught. It remained a
school under various names from
1819 until 1865, when Civil War
activity closed it.

During the Civil War, troops from
both sides crossed the schoolyard,
including those of generals Johnson,
Burnside, and Hooker. Confederate
General ]. E. B. Stuart reportedly
brought to the girls’ school
thousands of his troops who stole
horses, bivouacked in the fields,
burned the fence rails, and dug up
four acres of potatoes! Understand-
ably, the girls were terrified. Teacher
Mary Colffin hid valuables under the
hearth in a box the same size as the
bricks. As a result of the invasion,
parents withdrew their daughters,
and Fair Hill School closed.

A series of private owners lived at
Fair Hill until it burned down in the
1970s. This photograph was taken
about 1900. Fair Hill's lot is now the
site of the Village Mall Shopping
Center in Olney. Courtesy of Roger
Lamboaorne
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Survey No. M: 36-18

. . Magi No.
Maryland Historical Trust
State Historic Sites Inventory Form DOE __yes _ no
i. Name indicate preferred name)
historic Woodside Park
and/or common Woodside Park
2. Location
Between Georgia Avenue, Dale Drive, )
street & number  Colesville Road, and Spring Street —— not for publication
city, town Silver Spring — vicinity of congressional district 13
state Maryland county Montgomery
L] - -
3. Classification
Category Ownership Status Present Use
_X_district —__ public _ _X_ occupied ____agriculture —__ museum
— building(s) _X_ private —— unoccupied ——— commercial — park
—structure — both —- work in progress _ educational -X_ private residence
— site Public Acquisition Accessible —— entertainment religious
~~ __ object ____in process —X vyes: restricted ___government scientific
—— being considered —_ yes: unrestricted —— industrial transportation
_X not applicable __ no ____ military ___ other:

4- OWI‘IeI“ Of Property (give names and mailing addresses of all owners)

name Multiple ownership -- see attached list.
street & number - telephone no.:
city, town state and zip code

5. Location of Legal Description

courthouse, registry of deeds, etc. Montgomery County Courthouse liber
street & number ' folio
city, town Rockville state Maryland

6. Representation in Existing mistorical surveys

title

date —federal ____state ___county ____ local

P

«epository for survey records

city, town state




7. Description Survey NoM: 36-18

Condition Check one Check one

X excellent ___deteriorated ____unaltered _X_original site. .
— good —__ruins ___ altered — moved date of move
—fair ____ unexposed

Prepare both a summary paragraph and a general description of the resource and its
various elements as it exists today.

Woodside Park, as originally platied in January of 1923, coniained
approximately 182 acres divided into six seclions coniaining a total of 24
blocks or parts of blocks {leftered A through S?E The subdivision contained
146 lots of approximately one acre (except for Block D which was sold to 2
separate developer!. The subdivision as it is commonly known today is
bounded on the south by Spring Street, on the west by Georgia Avenue, on the
north by Dale Drive, and on the east by Colesville Road, and is Ipcated directly
north of downtown Silver Spring. The boundaries of the original 1923
subdivision were somewhat smaller {see map). Since the additional blocks
were developed and inciuded after World War 11, this inventory form will
deal only with the original subdivision.

The iopography consists of genily rolling hills, with occasional rock
outcroppings, and the remains of a stream which once ran through the Crosby
Noves farm from which the subdivision was created. The entire area is lushlv
landscaped and contains a wide variety of mature trees and shrubs. The
streets are narrow and most have no curbs. There are no sidewalks.

Of the approximately 415 houses in the original portion of Woodside
Park, 293 (over 70%) were constructed prior to 1941, These houses represent
nearly every style and type popular in Marviand during the first half of the
20th century. Thev consist of bungalows, a four-square house, both brick and
frame Colonial Revival houses, Dutch and Spanish Colonial Revival housses,
Tudor and English or Cotswold cottage houses, and Cape Cod houses
Post-World War I! houses include California ranch, split-level and bi-leve!
houses, as well as one sirikingly modern house, and many brick Colonial
Revival and Cape Cod houses. |

! plat Book 3, Plat Number 244 for Kev Map of Woodside Park.
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8. Significance | Survey No. M: 36-18

Period Areas of Significance-—Check and justify below
___ prehistoric ___ archeology-prehistoric _X_ community planning ____ landscape architecture____ religion
—1400-1499 ____ archeology-historic . conservation — law — science
© T _1500-1599 agriculture —___economics — literature — sculpture
—1600-1699 _X architecture —_ education —_ military , —_ social/
— 17001799 ____ art ___engineering ____ music ’ humanitarian
—_1800-1899 ____ commerce - exploration/settlement ____ philosophy —_ theater
—X_1900- —_ communications —_ industry — politics/government - ___ transportation
— . invention — other (specify)
Specific dates Builder/Architect
check: Applicable Criteria: _ A _ B _ C _ D
and/or
Applicable Exception: _ A _B _C _D _E _F _G
Level of Significance: -~ national __ state _Xlocal

Prepare both a summary paragraph of significance and a general statement of history and
support. .

Woodside Park is an excellent example of the kind of residential
subdivision developed in the 1920s in Montgomery County. During this busy
period of real esiate development, dozens of subdivisions were platied and
many developed inio successful residential neighborhoods, but due to
subsequent devempﬁzem and increased road iraffic, few have remained as
intact as Woodside Park. It stands today as its original developers intended: a
quiet, estate-like enclave of beautiful homes and well-landscaped lawns,
where children can play safely and adults can énjoy peace and quiet, as well
as the company of congenial neighbors. This is becoming rare in rapidly
growing Montgomery County. Thus, in terms of social history, Woodside Park
is significant for preserving the ideals of suburban living which were
championed so strongly in the early decades of the 20th century.

Architecturally, Woodside Park contains an excellent collection of early
20th century houses, displaying neariy all the stvies and tvpes popular at the
time it was developing. These range from humblie bungalows and simple Cape
Cod houses, to grand colonial revival and Tudor mansions. Whether built of
wood, brick, stucco, or stone, they exhibit some of the finest craftsmanship of
‘the era; and the large lots on which most of the hauses sit pmvme ampie space
for viewing and appreciating these homes.




9. Major Bibliographical References Survey No. M: 36-18
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Woodside Park promotional flyer, c. 1924, Washington Star, 1926.
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10. Geographical Data

Acreage of nominated property 182 acres (approx.)
Quadranglie name Quadrangle scale

UTM References do NOT complete UTM references
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Zone Easting Northing Zone Easting Northing
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Verbal boundary description and justification

List all states and counties for properties overlapping state or county boundaries

state code county code

state code county code

11. Form Prepared By

namettitle Andrea Rebeck

organization Mont. Co. Hist. Pres. Comm. date 11/87
street & number _ te|ephone

city or town Rockville staie Maryland

The Maryland Historic Sites Inventory was officially created by
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HISTORY AND SUPPORT, WOODSIDE PARK

M. 3618

Woodside Park was one of many subdivisions developed during the
1920s to attract middle-class families looking for a comfortable home in &
pleasant neighborhood on the outskirts of the city. As historian Steven Lubar
states, "Woodside Park typified suburban development of the 19205.“1 It is
one of the few subdivisions of that era that have retained their intended
function and appearance.

By the 1920s, the presence of automobiles, greater personal wealth,
good roads, and a growing population made such subdivisions possible, and at
least 73 subdivisions of varving size were platted in Montigomery County
between 1920 and 1929.2 Some of these, like Kenwood and Edgemoor, sought
to attract the upper-middle class by offering large lots (the average lot in
Kenwood was 75" by 125" Edgemoor offered lots that averaged 100 by 200)
and requiring purchasers to build houses that cost a substantial amount of
money. Other subdivisions, particularly those in Silver Spring and Takoma
Park, offered smaller lots (typically 50" by 100') and these were intended to
attract the lower end of the middle-class market. Woodside Park was an
anomaly. It was located in the somewhat less desirable section of the County
(east of Rock Creek as opposed to Chevy Chase, Somerset Heights, Edgemoor,
and Kenwood which were on the west side of Rock Creek), vet its large lots --
averaging 150" by 250" -- and minimum house cost of $6,000 ensured that the
families buying there would be more affluent than those purchasing lots in the

nearby subdivisions of Blair or E. Brooke Lee’s Additions to Silver Spring.3

! Steven Lubar, "Trolley Lines, Land Speculation and Community-Building:
The Early History of Woodside Park, Silver Spring, Marvland," Maryiane
Histarical Magazine Vol. 81, No. 4, Winter 1986, pp. 316-329.

2 Plat Books Number 3, 4, and 5 of the Montgomery Countvy Land Records.

3 To iltustrate this, a typical Woodside Park house built in the 1920s cost
between $15,000 and $20,000. The developers were offering to finance the
house and lot at 10% down with a four-vear mortgage. This would mean
monthly payments of $300 to $400 -- in 1926! House prices in other
subdivisions at the time were $7,950 for a bungalow in North Woodside,
$9.100 to $13.250 for houses in Leland (Bethesda), $13,000 for a brick and
stucco house in Seven Oaks, and anywhere from $8,450 to $24,500 and more
for houses in Chevv Chase. These prices are taken from advertisements in the
autumn, 1926, issues of the Washington Srar)
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In their promotional literature, the developers siressed the beauty of
the site with its "fine old trees and wealth of planting that have made this
estate one of the most celebrated around Washmgton.”4 They also were
intent on impressing potential buvers with what a sound investment a home
in their development would be -- "The surest way to profit by the rise in Real
Estate value is to foretell in which direction a citv will grow and buy before
the people reach there...Inquire the value of lots in the vicinitv of Fourteenth
and Sixteenth Streets. Study the growth of Washingion and then hasten to
Woodside Park.."> To protect that investment, they imposed "restrictions”
deed covenants which excluded all commercial uses, limited building to one
single-family dwelling per lot, required that the house cost at least $6,000 and
be placed a minimum of 40 feet from the sireet, and prohibited buyers from
selling or leasing their land "to any one of a race, whose death rate is at a
higher percentiage than the white race."6 This last was meant to exclude
Blacks particularly, and was only too common in deeds of this period. To
enforce the restrictions, maintain the improvements, and promote "the general
welfare of the community” a Property Owners Improvement Association was
established by the developers.

Thus they did all thev couid, in the days before zoning, to ensure that
Woodside Park would remain a ‘“high class residential” development,
“Washington's Most Beautiful Suburb.”” Unlike so many real estate ventures
launched during the early vyears of Montgomery County's suburban
development, this one has succeeded as its developers intended. Today most
of the large lots have been resubdivided and additional houses built, vet the
original "tone” of the development has been maintained. The streets are still
narrow and winding, lined with huge trees and lush shrubbery. The "homes of
distinction,” though more modest than some of their contemporaries in Chevy
Chase, are still unique in design (of the houses built before World War 11, no
two are exactly alike). Many are substantial houses, and nearly all are very
well maintained. There are no commercial intrusions. In short, the

4 Woodside Park promotional flyer, ¢. 1924, in the possession of Mrs. Mary
Jarrell, Woodside Park.

5 Ibid.

© Deed 468/327, recorded Sept. 28, 1928

7 Woodside Park promotional flyer.
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subdivision has become exactly what the developers intended: a park-like
enclave of fine homes for middle- and upper-middle-class families.

Woodside Park was developed from Alton Farm, the country estate of
Crosby S. Noves, editor and part owner of the Washington 5z Noves bought
the nucleus of his estate in 1882, and lived there seven months of the vear,
from April to November, commuting to his office downtown first on the B&O
Railroad, and later on the Washington, Woodside, and Forest Glen trolley which
ran along the edge of his property on Georgia Avenue. He enlarged an existing
house on the property into a grand Shingle Stvle home referred to as the
"Mansion.” Noves entertained frequently at his country estate, and enjoved
the farm until his death in 1908, In November of 1922, the family sold the
property to the Woodside Development Corporation (WDC). This corporation
was headed by Charles W. Hopkins, president, and M. K. Armstrong, secretary.
The Noves "Mansion" is remembered in Mansion Drive. The home was
demolished in 1926, and 1000 Mansion Drive was built on its foundations.®
Crosby Noves is remembered in two of the streets, Crosby Road and Noves
Drive. Block D, which included the original Mansion. was purchased by
Thomas E. Jarrell, a real estate developer and bank president, who platted it in
1925 as "Wynnewood Park.” The distinction, however, was not a strong one,
as the same builders built houses in both parts of the subdivision. Today
Wynnewood Park is considered part of Woodside Park. '

Sales of lots were brisk until the late 1920s. By 1927, 107 lots out of
the original 146 lots had been sold, averaging over 20 per vear. In 1928 the
number dropped io 14; the low point was in 1931 when only three lots were
sold. The Depression caught up with the developers, and in 1933 a judgement
was handed down against them in Circuit Court. Thirtv-two lots were sold for
back taxes in 1935, some for as little as $58.03. It should be noted that
Woodside Park was hardlv alone in this area. Many subdivisions were
floundering at this time, and some lots in Edgemoor, for example, were sold for
as little as $42.39.9

Manv families bought lots in the early years, but did not build on them
immediately. The earliest houses, only a handfui, were built in 1923. By

1931, 74 houses existed according to the 1931 Klinge Atlas. Fiftv more houses

8 Everett Wagg, farly History of Woodside FPark, Sifver Spring, Maryviana
{Silver Spring: Woodside Park Civic Association, 1968), p. 6.

9 See Plat Book Number 604 for dozens of such sales.
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were built by 1935, and the next six vears saw a whopping 169 houses
constructed before the beginning of World War 110 1 all, approximately
70% of the houses built in the original subdivision (here considered to include
Wynnewood Park) were constructed before World War II. Very little was
built during the War vears, but Woodside Park experienced the same boom as
did the rest of the area in the late 1940s and early 1950s. Two other small
subdivisions, the 23-acre Wilson Farm (platted shortly after the War) and
Griffith's Addition (platted in 1936) were developed primarily after World

War 1, and were included in the Woodside Park Civic Association in the late
1940s.

Several builders were active in the subdivision. Robert Murphy and
John Faulconer, both early residents, built a number of houses of varying
styles (see the ad for "Seven Gables" attached). The two development
companies had their building subsidiaries: the WDC had Woodside Homes
Corporation with Henri L. ]. de Sibour as president and M. K. Armstrong as
secretary. This corporation contracted with the De Sibour Construction
Company of Washington to do the building. Thomas E. Jarrell & Company had
the Stambaugh Construction Company, which emploved a builder named
Gavlor to do much of its work, ! |

10 glinge Atlases of 1935 & 1941,

H Interview with Mrs. Mary Jarrell, November, 1987, 585-81853.
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Woodside Park contains several hundred houses, most of which are
contributing resources, since the District is significant for representing the
successiul development of a 1920s-era subdivision. Focusing on its pre-World
War II structures, however, the District contains 74 houses built before 1931,
S0 houses built between 1931 and 1935, and 169 houses built between 1935
and 1941. Many of these are similar to one another, following the styles
prevalent at the time they were built. The best way to describe these
numerous resources is to group the houses by style/type, describe a house
that best typifies that style/type, and list other similar houses. The exception
to this treatment is the group of houses that pre-dated the subdivision. These
will be treated individually.

EARLIEST STRUCTURES:

The earliest remaining buildings in Woodside Park pre-date the
subdivision. These are the houses at 1319 Noves Drive, 8908 and 8912
Fairview Road. All the other farmhouses and outbuildings have been
demolished. 8912 Fairview Road, one of three tenant houses buili by
Crosby Noves for his farm emplovyees, was remodeled and enlarged by the
Woodside Development Corporation {WDC) prior to resale.! Today it has the
appearance of a shingled bungalow and is set far back from the road behind a
clump of trees. 8908 Fairview Road is the other tenant house which
remains. Ii, too, was remodeled by the WDC, and appears to be a late 19th or
very early 20th century Coloniaf Revival house (this styling may be a result of
the 19205 remodeling). It is a narrow, two-story, side-gabeled house with a
rear addition. Its main facade is not svmmetrical: A paired window is to the
right of the front door, a triple window is to the left, and three single windows
are randomly spaced on the second story. 1319 Noyes Drive has been so
altered it is difficult to determine its style todav. It used o be a two-story,
cross-gambrel roof house clad in wood shingles. It might be classified as
Shingle Stvle, popular between 1880 and 1900, or early Dutch Colonial
Revival, common between 1895 and 1915.2 It is currently undergoing
massive renovation and enlargement, following a fire in 1986.3

BUNGALOW:

The bungalow is a type of house to which many stviles were applied,
ranging from Spanish Colonial to Swiss Chalet. Very common throughout
Montgomery County's early suburban communities, the bungalow was a
low-cost solution to the problems of the mid-1890s, when demand for new
houses {(particularly summer homes) collided with the financial panic of 1893,
The American bungalow originated in California as an outgrowth of jJapanese,




M .36-/%

RESQURCES, WOODSIDE PARK PAGE 2

Craftsman, and other influences. From the West coast the bungalow spread to
every part of the country. By 1920 hundreds of them were being built from
Takoma Park to Cabin John. These houses are characterized by asymmetrical
elevations; an open, informal plan; low-pitched overhanging roofs; shed or
gabled dormers; and the inclusion of the porch as an integral part of the
massing and design of the buiilding. 1509 Highland Drive is an excellent
example of this type. Built prior to 1931, it is a one and one-half story,
side-gabled, frame structure, with a cross-gable porch wrapping around the
front and side of the house. Projecting from the roof of the house is a gabled
dormer whose roof pitch follows that of the porch below. The wide,
overhanging eaves are supported by knee braces, and the roof is covered with
composition shingles, applied this summer to replace an earlier composition
shingle roof. The house closely resembles (but is not exactly like) the
“Comriia,” a catalog house offered by Sears & Roebuck between 1916 and
1922.

Other good examples of bungalows in Woodside Park are 1433 Highland
Drive (one of the first houses to be built in the subdivision, erected in 1923
by builder Robert Murphy for his own family), 9103 Woodland Drive (also
built by Murphy in 1923), 1506 Highland Drive (1924}, and 8916
Woodland Drive (erected by another resident builder, John Faulconer, in
19261,

AMERICAN FOURSQUARE:

Woodside Park contains one example of this house type, 9104
Woodland Drive. This is a large, simple, two-storv house, with exterior
walls of stucco and a slate-covered roof. This roof is a low-pitched hip and has
double-window, hipped dormers projecting from it. Across the entire front
{northeast) facade is a one-story, hip-roof porch supported by square posts.
The front door, asvmmetrically placed at the right end of the facade, is glazed
and has sidelights. A triple window is to the left of the door. Two double
windows are on the second storyv. All windows have six-over-one,
double-hung, wood sash.

COLONIAL REVIVAL:

The 1876 Centennial kindled a fascination with America's colonial roots
that is still strong today. Gradually, elements of English Colonial design such
as fan lights and Paladian windows began to appear on Victorian houses. By
the late 1920s and early 1930s, architects were so adept at designing in the
Colonial Style, that some of the houses of this era are almost indistinguishable
from their 18th century models. Builders found the styles easy to copy, and
numerous Georgian, Duich, and Spanish Colonial Revival houses appeared in
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suburbs across the United States. Woodside Park contains several examples of
gach.

GEORGIAN REVIVAL:

The grandest of these is 9033 Georgia Avenue, a large, two-story,
five-bay brick house with side gable roof. Three large, broken-pedimented
dormers project from the roof and contain round-headed windows. The front
{southwest} facade is symmetrical around the front door, which is surrounded
bv transom and sidelights and sheltered by a broken-pedimented porch roof
supported on Tuscan columns. As is typical in this style, the main block is
flanked by one-story wings: a large open porch (known as a breakfast porch)
on the right, and an enclosed sun-room {often called a living porch) on the left.
The Colonial image is completed by a straight walkway lined with boxwood
shrubs leading to the front door. This house was built in 1926 for Mr. & Mrs.
Chas. W. Williams.)

Other good examples of this stvle are 1205 Highland Drive, a frame
example built by 1926; 1311 Noyes Drive, a very nice sione example
advertised for sale in 1926 for $1558SG;6 919 Highland Drive, built between
1931 and 1935; 9101 Crosby Road, a large stone house built in 1939
utilizing metal window sash; 9020 Alton Parkway, built in 1940; and 1223
Woodside Parkway, a Garrison Style Colonial Revival, built by 1941.

DUTCH COLONJTAL REVIVAL:

Derived from the gambrel-roof houses built by the Dutch seitlers, the
Dutch Colonial house is tvpified by the gambrel roof from which projects a
farge shed dormer containing two or more windows. The builder’s variant of
this creates the appearance of a gambre! roof while actually building a
two-story, gable-roofed rectangular box. The overhangs of the gables are
sloped at a sieeper angle beginning a few feet down from the peak, and join
the lower roof again just above the eave. This "fake” gambrel can be detected
by noticing that the cheeks of the dormer are in the same plane as the end
gable walls. Such construction was less expensive than building a gambrel
roof with a narrower shed dormer because it used simpler framing. A good
example of such a house is 1408 Highland Drive, built by 1926, and
reputed to be a Sears catalog house. Although it resembles the "Puritan” in
many ways, including the front eniry bracketed hood and flanking “colonial
benches,” it is not an exact copy.7 Another good example is 1420 Highland
Drive. There are several other Dutch Colonials in the District, but some of the
best ones have been covered with aluminum or vinyi siding.
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SPANISH COLONIAL REVIVAL:

About 1925, the Spanish Colonial Revival Style became a craze in the
United States. A mixture of styles derived from the Mediterranean countries, -
it is typified by an asymmetrical, sometimes complex elevation; low-pitched
tile roofs; stucco exteror walls, round-headed windows; twisted columns;
muiti-colored medalions mounted in the exterior walls; wrought iron
balconies; and casement windows, often with steel sash. Woodside Park
contains two excellent examples of this stvle, 1000 Mansion Drive, built in
1926 on the foundation of the earlier Crosby Noyes "Mansion;” and the
smaller, one-story 1003 N. Mansion Drive. One interesting aspect of these
two houses is that they are not painted white, as are s0 many examples of this
style today, but retain their original mottied-pastei-on-greyish-tan colm‘ing.8

TUDOR:

If there is one area where Woodside Park excells stylistically, it is in
Tudor houses. This term refers t{o the picturesque houses, whether of sione,
wood, or brick, that combine many Medieval English elements in an informal
way to create houses of considerable visual interest. The houses also had the
effect of creating instant "antiquity” in their use of rough-textured materials
and lush plantings which, not surprisingly, often included ivy. The popularity
of the Tudor Style in the 1920s is also a reflection of Americans’ fascination
with British society and English life in general.

One excellent example of a half-timber house is the one that architect
Graham H. Woolfall builf for himself at 1227 Pinecrest Circle in 1928. 1t
consists of complex gabled roof forms, masterful half-timbering, and stuccoed
white walls. The grouped casement windows are of wood, not metal, and the
house contains several Medieval details such as the crude tapered columns
supporting the entrance porch. It is well sited on its corner lot so that its
shape changes dramatically as one rounds the corner. An even more
imposing, if more formal, example stands at 9104 Alton Parkway. This
large house preseants two steep gables to the street, and has intricate
half-timbered upper floors above a stone main floor. "Seven Gables” (1004 S.
Mansion Drive) was one of many houses built by Robert Murphy, and is
pictured in an advertisement in 1926. Less graceful than the
architect-designed versions, it is still a handsome house todav. 1211
Woodside Parkway is a large example of a Cotswold Cottage Stvle house. [t
is a front-gabled house, built of stucco with brick and stone accents, and its
long, sloping roofline terminates in a garden wall which attaches to a garage of
matching design and materials. Other Tudor houses with matching garages are .
1015 Noyes Drive, 1016 N. Noyes Drive, and 1108 Highland Drive.
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There are many more excellent examples of Tudor houses in Woodside Park,
but one other deserves special mention. 9017 Fairview Road, though a
relatively small house, has extraordinary stonework.

CAPE COD:

The Cape Cod Style house was to the 1940s and '50s what the bungalow
had been to the 1890s to 1920s -- an attractive small house that was
inexpensive encugh to be built in large numbers during a time of economic
shortage. Derived from the one-story, gable-roof houses common in New
England after 1700, the 20th century Cape Cod varied from fairly substantial
and roomy houses such as those in Woodside Park, to very tinyv, fairly
cramped houses common in areas off Viers Mill Road. The Cape Cod houses in
Woodside Park are constructed, for the most part, of brick and have slate
roofs. Many have habitable rooms in the attic, lighted by small dormer
windows. They often have attached garages and an extended roof that forms
a porch across the front of the house.

A good example of this type is 1221 Woodside Parkway. Built in
1941,9 il is a one-and-one-half story side gable house, with a garage wing to
the left balanced bv a small one-story wing on the right. An external brick
chimney rises at the easi end of the main block, and two small gable-roof
dormers are mounted on the slate-covered main roof. The front door,
surrounded by classical detailing, is flanked by eight-over-eight, double-hung
wood windows with paneled shutters.

POST-WORLD WAR II HOUSES

About 30% of the houses in Woodside Park were built after the primary
period of historical interest. These consist of California Ranch Stvle houses,
such as 8920 Fairview Road, a few Coniractor Modern hsuses,lo split fevel
houses, one ulira-modern house, 1213 Noyes Drive, and with the most
recently constructed houses, such as 1009 S. Mansion Drive, built in 1986,
a return to the Colonial Revival Style, with a few ecclectic touches, such as
classical detailing at windows and doors, and a Gothic Revival central gable.

'NOTES

1 everett Wagg, farly History of Woodside Park, Silver Spring, Maryiana
{Silver Spring: Woodside Park Civic Association, 1968}, p. 18.

2 Virginia and Lee McAlester, 4 e/t Guide to American Hovses (New
York: Alfred A. Knopf, 1984).
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3 Steven Lubar, in his article "Trolley Lines, Land Speculation and
Community-Building: The Early History of Woodside Park, Silver Spring,
Marviand,” Aarviand Historical Magazine Vol. 81, No. 4, Winter 1986, pp.
316-329, confused this house with the "Jno. €. Wilson" house shown on the
1878 Hopkins Atlas, and thus dated 1319 Noves Drive as pre-1878. A careful
comparison of the 1878 and 1894 Hopkins Atlases, and the 1931 Klinge Atlas
reveals that the Jno. C. Wilson house on the 1878 Atlas is the same as the
property [abeled "Mrs. ]. Wilson, 23 a." on the 1894 Atlas, and the "]. C. Wilson
Est., 23-m ac.” on the 1931 Atlas. This property and the house it contained
were located near the present iniersection of Spring Stireet and Georgia
Avenue. Where 1319 Noves Drive stands today, no houses are shown on
either the 1878 or 1894 Atlases.}

4 Katherine Cole Stevenson and H. Ward Jandl, Aouses by Mall A Guide ic
Houses from Sears, Roebuck & Company (Washington, DC. The Preservation
Press, 1986}, p. 125.

5 Wagg, p. 19.
6 The Washington 57ar; October 9, 1926, p. 19

7 Stevenson, p. 327.

e}

Interview with Mrs. Mary Jarrell, resident of Woodside Park since 1926.

9 Although building permits no longer exist for these houses, some dates of
building permits were noted on plats at the Maryland National Capital Park
and Planning Commission. This house had "6-9-41" noted on its lot on Plat No.
947, Book 14, recorded June 3, 1938.

10 1 ester Walker, Amerrcan Shelter, An [lusirated Focyvclopedia of the
American HFome (Woodstock, NY: The Overlook Press, 1981}, p. 252.
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¥oodside Park -- Partial

8908 Fairview Road

8920 Fairview Road

9017 Fairview Road

9033 Georgia Avenue

1408 Highland Drive

1433 Highland Drive

1509 Highland Drive

1000 Mansion Drive

1003 N. Mansion Drive

1227 Pinecrest Circle

9104 Woodland Drive

1211 Woodside Parkway

1221 Woodside Parkway

Ronald E. Smith et al
8908 Fairview Road
Silver Spring, MD 20910

Ralph J. & V. P. Duffie
8920 Fairview Road
Silver Spring, MD 20910

John B. & J. L Fahy
9017 Fairview Road
Silver Spring, MD 20910

Buddhist Association in
Washington, DC

9033 Georgia Avenue

Silver Spring, MD 20910

M36-1¢

Liber 7415 Folio 140
Area: 247115F

301-589-1724
Liber 1502 Folio 127
Area: 19576 ST

301-585-0475
Liber 3293 Folio 70
Area: 5,643 SF

Liber 5622 Folio 755
Area: 31,1256 SF

Stephen H Mever & Erica L. Summers

1408 Highland Drive
Silver Spring, MD 20910

Herbert W. & P. M. Nickens

1433 Highland Drive
Silver Spring, MD 20910

Edward J. Jr. & C.C. Devoney

1509 Highland Drive
Silver Spring, MD 20910

Howard R. & | Q. Busby
1006 Mansion Drive
Silver Spring, MD 20910

W. W &M.E Hicks
1003 N. Mansion Drive
Silver Spring, MD 20910

Chas. A. & B.E. Horskey
1227 Pinecrest Circle
Silver Spring, MD 20910

Marion R. Brown st al
9104 Woodland Drive
Silver Spring, MD 20910

Athos & A, Giacchetti
1211 Woodside Parkway
Sitver Spring, MD 20910

John E. & H M. Fitzgerald
1221 Woodside Parkway
Silver Spring, MD 20910

Liber 63841 Folio 494
Area: 20,828 SF

Liber 3969 Folio 178
Area: 20,732 SF

301-389-1337
Liber 3383 Folio 634
Area; 11914SF

Liber 6804 Folio 140
Area; 10,022 SF

301-587-5571
Liber 1072 Folio 236
Area: 7,3345F

301-585-5977
Liber 882 Folio 397
Area: 12,777 SF

301-585-8252
Liber 5928 Folic 632
Area: 11009SF

301-588-2710
Liber 4178 Folio 737
Area: 9, 479 SF

301-589-5353
Liber 865 Folio 269
Area: 12,000 SF
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3612 ORDWAY ST, _

B rooms, 2 haths, BRICK GARAGE. Coppergutter and down
spouts, metal weather stripped. copper screencd and oak floors |
throughout, electric reirigerator. tile kitchen. Finished room |
in art'e, |

C. L. TANKERSLEY

Owner &
Bullder

WOOdSldeP(II‘}\

Maryland
b the Right Direction, )

Presenting a natural park of
nearly 200 relhng acres, wind-
ing drives. beautiful woadland,
unsurpassed natural landscape
features. It is the outstanding
location around Washington for
the building of distinctive homes
expressing individual character
and taste.

.

We invite an inspection of the
remaining sites offered. Drive
out Sixteenth Street to Georgia
Avenue Extended, Office first
building on right beyond Wocd-
side School.

Hopkins-Armstrong, Inc. -

Phose Maia 2303 1319 F S

1 946060090099000000000000000000000060600004

nol delect Lhem.

uul Blhwugi oy liany w WLkl ailer,

La s ad ot o b d b o bl el o s a s s d o das st s st 222

é
il

10 rogms, 2 baths, large attic, built-in gange-hol -water heat,
gas and e'l:clrml}.

Harridon Street, to .!Blh Street, then one block south te
Gramdrey Street,

TH

738 )5th St.-N.W.

(,hevy Chase Heights
3806-3810 Gramercy St. N.W.

Detached residence of solid bﬂck construction, containing

+ Large Colonial Porch

Thke Chevy Chase car or drive out Connecticut Avenue to

OPEN FOR INSPECTION
* Sunday 10 AM. to 6 P.M.

Salesman on Premises

MAS J. FISHER & CO., INC.

Main 6830

¢
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Just West of
Connecticut Avenue

An Unusuoally ‘Attractive Residence.

2118 Wyoming Avenue N. W.

h
Completsly detached; contalns elght master bedrooms;
two bpactiful baths; servant’s quarters and two-car garage.

Beautiful grounds;

attractive price.

Opan Slmldcy 10 A. M. to 8 P. M.
e McLean Company.
Realtors

F 1120-3121 1515 K Street N.W.




TR AR R T

-
-

8 SRS T

]

f { he Corona gives a true bungalow effect. One of the front bedroomns on the second
floor has an alcove which is large enough for a bedroom if desired, or it can be

B wsed as a sewing room or a den.

_etails and features: Seven rooms and one bath. Wraparound front porch supported by

syuare brick and wood piers; shed dormer; exposed roof rafter tails and knee braces.

fireplace flanked by bookcases in living room; beamed ceiling in living and dining rooms;

§ lonnade between living and dining rooms; built-in buffet in dining room; breakfast nook
» with built-in seats in kitchen. y

tears and catalog numbers: 1916 (264P240); 1917 (C240); 1918 (240); 1921 (1240); 1922
(1240)
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Price: $1,537 to
$3.361

Locations: Stam-
ford, Conn.; Chi-
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Heights, Mass.; Wa-
lefford, Mich.
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THE PURITAN

t

‘jhe Puritan is the most modem type of Dutch colonial architecture. Painted pure
white with contrasting green shutters and the red or green roof with red brick
chimney, it is an architectural masterpiece. Where will you find a more inviting entrance
than this quaint colonial doorway with colonial hood, which can be ornamented by the
colonial benches on either side of the doorway?

Details and features: Six or seven rooms and one bath. Full-width shed dormer in front;
hood over six-panel front door flanked by porch seats. French doors between living and
dining rooms; semiopen stairs. Two floor plans; larger model has sun room with balcony
above.

OOM

Years and catalog numbers: 1922 (3190); 1925 (3190A, TECE
3190B); 1926 (P3190A, P3190B); 7928 (P13190A, QY
PI3190B); 1929 (P13190A, P13190B)

Price: $1,947 to $2,475
Location: Washington, D.C.

Na. P13190A

BED ROOM
nEgorzlE
R
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Main 1166
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{ Homes

No. 4 East Kirke St., Chevy Chase, M
By Auction

Thursday, Oct. 14, 1926, 3

Lot 130 ft. by 128 fr.; 12 roems, 3 baths, conservatory,
slesping porch and double garage.
For full particulars, apply ta
Willisen H. Delacy, Trustee

No. 4 West Hirke Bt.
No. 119 15th Bt. NW.

R “Seven Gables” g

Is eharming l-lll- Lot -::-":r“:hr:: ] .I"
g ] :E‘.,"‘ R eAll Smneedlia The e l
Just Completed at

Wynnewood Park

Within ghort distance 6f The Star's model house
for Maryland. Surrounded by rare shrubs and

INSPECT SUNDAY

Take Wasklngton Rapid Trannit Bus on 16th Street and ride direct to
our WY “-'\}F“OHU office, or motor out via [8th Street. through Silver

Spring to Colesville Pike st Sligo, which leads directly to property

ROBERT MURPHY

OWNER-BUILDER

I'hos. E. Jarrell Co.,
Kepaltor:

Washington Savings Bank Bldyg.

Agents

Main 766

< he Sort of atlome
Youd Build Yoursell-
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cwains W LNE M4, UBIN Uo., ino., l?c‘ﬁ-."?‘l'd; ' l'wen -h.b lﬂn“lMl‘l o~ Sam— m""‘ iy
The alma houses of this wumry are | ders, who quoted a price o g 3 cures au i 3 an
overflowing with people whose lack The Commisaloners also awarded & e Sale nov,r Shp:ro-bu Re'
of experience has been Imposed upon | contract for alterations to the Btrest || §00d used cars. Sa Company
and whr have been }ner!:y U:.c In- | Cleani q:psﬁm;l;}rmluh:qrx. on. G et A
strumenis of “gel-rich-quick™ schemes. | tween an an nth an th 141§ K St NW :
There in pmg:hly no medium of In-| streeta to Hallinan & Th Pot. 1831 St N.W, Mai

{ ]
veatment that Is safer than is the frst | bid on this project was §1.8 Studebaker Bldg, 14th & R Sts

——

_Exive Northwest Prize Hor

" §15,850 Woodside Park

This plan considered so good used as model by Western |,
Electric Company and Girl Scout Headquarters, Sesqui-Conten-
mnlal Exposition.

8 rooms, gray tiled bath with shower, hot-water heat; slate roof;
12-inch walls; lot 7Sx184.

Located betwccn 38:}1 nnd 39th Streeu at the
section of Mass. Avenue and Cathedral Avenue. (
looking the beautiful National Cathedral Grounds

* EIGHT ROOMS—TWO BATHS
. Built-in Garage
Every Porsible Modern Copvenience

The Most Ressonably-Priced Homes in the Northwest
Terms to Suit Your Coavenicuce

TO INSPECT, call our office for representati
Drive out Mass. Aven:o to Cathedral Avem

Take Wesley Heights bus t;rBBIh St. and Cathedral
Open Daily and Sunday Until 9 PM.

CHAS. D. SAGER

Reaitor—Opwner—Bullder
924 14th Street N.W.

Phone Main 36 Until 9 P.M. Dsily or Until 2 P.M. Sunday

HOPKINS-ARMSTRONG, INC.
1319 F St. Phone M. 2303

731 Fem St.

The only house in this development not sold

Planned for comfort. Attractive
in appearance. Convenient to .
D.. C. Schools and sireet cars. .
Corner lot, 42x103, to alley. Six large rooms and
beautiful tile "ath. Open stairway, real fireplace and
coat closet. Best of material and workmanship. Ready
to move into, including garage.

G W. CHASE

Takoma Puk, D.C.

Superfine
Homes e

Sample

House JTUR most careful

f . spection will
7125 Gcorglﬂ n V vince you that' 1
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Woodside Park Historic District
9033 Georgia Avenue

Silver Spring, MD

Andrea Rebeck 1987
Southwest Elevation







M: 36~ /8
Woodside Park Historic District
1408 Highland Drive
Silver Spring, MD
Andrea Rebeck 1987
Northwest Elevation
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M: 36713

Woodside Park Historic District
9104 Woodland Drive

Silver Spring, MD

Andrea Rebeck 1987
Northeast Elevation
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M:36-/%
Woodside Park Historic District
1509 Highland Drive
Silver Spring, MD
Andrea Rebeck 1987
Southeast Elevation
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Woodside Park Historic District
1221 Woodside Pky.

Silver Spring, MD

Andrea Rebeck 1987
South Elevation
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M: 3¢-/8
Woodside Park Historic District
1000 Mansion Drive
Silver Spring, MD
Andrea Rebeck 1987
Southeast Elevation







M3¢6-/8
Woodside Park Historic District
9017 Fairview Road
Silver Spring, MD
Andrea Rebeck 1987
Looking Northeast







Woodside Park Historic District
1227 Pinecrest Circle

Silver Spring, MD

Andrea Rebeck 1987
Looking Southeast








































M: 36-37, Calvary

PROJECT NO. MO224A11 Evangelical Lutheran Church

DIGITAL PHOTOLOG*

MONTGOMERY COUNTY, MARYLAND

Photographer: EHT Traceries

Date: January 9, 2013

—

M 36-37_2013-01-09 01

Fagade and west (side) elevation of Chapel, Looking S

2. M36-37 2013-01-09 02 Facgades of School and Multipurpose Building, Looking SE

3. M36-37_2013-01-09 03 Facade of Administration Building in foreground, and west (side)
elevation of Sanctuary and fagade of Multipurpose Building,
Looking NE

4. M 36-37 2013-01-09 04 Facade of Sanctuary, Looking SE

5. M36-37 _2013-01-09 05 South (side) elevation of Chapel and south (rear) elevation of
School, looking N

6. M 36-37 2013-01-09 06 North (side) elevation of Sanctuary, looking SW

*All photographs printed on Epson Ultra Premium Photo Paper with Epson Ultra Chrome K3

Ink.
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Memo to file
December 30, 2003

From: Peter E. Kurtze
Administrator, Evaluation and Registration

Re:  M:36-37
Calvary Evangelical Lutheran Church

The property documented in the following MIHP form has not been formally evaluated
for eligibility for listing in the National Register of Historic Places. The comments in the
text are those of the preparer of the documentation. The State Historic Preservation
Officer has neither concurred nor disagreed with those comments.




CAPSULE SUMMARY SHEET

Survey No.:_ M:36-37 (PACS 4.4) Construction Date:_1948, C. 1950, C. 1965

Name: Calvary Evangelical Lutheran Church

Location: 9545 Georgia Avenue, Forest Glen vicinity, Montgomery County

Private/Religious, Educational/Occupied/Good/Restricted

Description:

The Calvary Evangelical Lutheran Church is located on the east side of Georgia
Avenue 1in the Forest Glen vicinity of Montgomery County. The church complex
consists of a 1948 chapel and administrative building, a circa 1950 school building,
a circa 1965 school building and a circa 1965 sanctuary.

Significance:

The Calvary Evangelical Lutheran Church was founded in 1941. 1In 1945, the church
- bought a lot from Maury and Isabel Young. The chapel and administrative building
were constructed in 1948. 1In 1951, the church opened a parochial day school for
elementary-age children. The congregation and school continued to grow, and around
1965, two additional school buildings and a new sanctuary were added to the complex.
In 1988, the Christ Lutheran Church of the Deaf, formerly located in Washington,

D.C., began using the 1948 chapel for Sunday Worship.

Preparer
P.A.C. Spero & Company
May 1998




Survey No. M:36-37 (PACS 4.4)

Maryland Historical Trust DOE __yes __no

Maryland Inventory of Historic Properties Form ]
- _Montgomery-Prince” George’s Short-term Congestion Relief

1. Name: (indicate preferred name)

historic Calvary Evangelical Lutheran Church (preferred)

and/or common same

2. Location.

street & number 9545 Georgia Avenue not for publication
city, town Forest Glen _X vicinity of congressional district
state Maryland county Montgomery

J. (Classiftfication:

Category Ownership Status Present Use

__district __ public _X occupied __agriculture ____Mmuseum

_X building(s) _X private ___unoccupied ___commercial ___park

___structure ___both ___work in progress _X_education ___private

___site Public Acquisition Accessible ___entertainment residence

___object __in process _X yes: restricted ___government _X religious

___being considered ___yes: unrestricted ____industrial ___scientific
o _X_not applicable ___no ___military ___other:
___transportation

q. owner ot Pr‘Ope r‘ty: (give names and mailing addresses of all owners)

name Calvary Evangelical Lutheran Church

street & number 9545 Georgia Avenue telephone no.:

city,town Silver Spring state and zip code MD 20910
o. Location oT Legal Description

Land Records Office of Montgomery County liber 2936
street & number 50 Maryland Avenue folio 118
city,town Rockville state MD
©. Hepresentation in Existing Historical Surveys

title

date _ federal _  state __ county ___ local

~depository for survey records

city,town state




7. Description Survey No. M:36-37 (PACS 4.4)

“ondition Check one Check one
___excellent ___deteriorated ___ unaltered _X original site
_X good ___ruins _X altered ___moved date of move
____fair ____unexposed

Resource Count: 6

Prepare both a summary paragraph and a general description of the resource and its various
elements as it exists today.

The Calvary Evangelical Lutheran Church is located east side Georgia Avenue in the Forest Glen
vicinity of Montgomery County. The church complex consists of a 1948 chapel and administrative
building, a circa 1950 school building, a circa 1965 school building and a circa 1965 sanctuary.

The 1-story chapel has a datestone that reads 1948 and is constructed of coursed stone. The
steeply-pitched, front-gable roof faces west and is covered in slate shingles. The east, or
front elevation of the chapel has stone buttresses at the corners. A stone crucifix is set into
the gable. Above the crucifix are wood vergeboards forming a Gothic arch. Scrolled brackets
are located beneath the arch. The north elevation has an arched entry with double batten doors.
Stone buttresses are located on each side of the doors. The south elevation has three sets of
triple Gothic arch windows with stone surrounds separated by buttresses.

An administration building, also constructed in 1948, covers the east elevation of the chapel
and extends to the north. The west and north elevations of the administration building have
~~tone facades, while the east and south elevations have exposed concrete-block facades. The
dilding has a flat roof with deep eaves. The main entry is located in the south bay of the west
elevation and consists of double doors beneath a glass clerestory. The clerestory stretches
across the two north bays, which contain paired 5-1light windows. Brick panels separate the three
bays of this elevation. The north elevation has two bays with paired 5-light windows. The bays
are also separated by a brick panel. The south and east elevations have 6-light paired casement
sashes on the first story and the exposed basement. Concrete-block buttresses are located
between the windows.

A circa 1950 school building extends east from the administrative building. The school building
has stone facades on the north and east elevations and exposed concrete block on the south
elevation. The building has a gable roof oriented with the gable end facing Georgia Avenue to
the west. A cross-gabled wing covers the east elevation. On the north, or front elevation, the
building has two half-glass doors alternating with two sets of five, 12/8 double-hung windows.
The east elevation has another set of five 12/8 double-hung windows. The south elevation of the
school building is partially covered by a concrete-block shed addition. The addition has 2-1light
sliding windows and paired 5-1light casement sashes on the first story and exposed basement. An
entry with concrete steps leading to double doors is located at the east end of this elevation.

Extending north from the northeast corner of the circa 1950 school building are two circa 1965

school buildings and a circa 1965 sanctuary. The circa 1965 school building immediately north

of the circa 1950 school building has a low, flat roof and a massive, stone false chimney. Brick

panels separate the windows on this building, and a glass clerestory is located beneath the

eaves. North of this building is another school building. This building extends northwest and

has a low-pitched gable roof, brick exterior walls and a glass-clerestory. Both of these
_buildings have exposed basements on the east elevation.

northwest of the two circa 1965 school buildings is a circa 1965 sanctuary. The sanctuary has
a steeply-pitched gable roof facing northwest. The roof is covered in wood shingles, and the
northwest elevation is covered in metal.




CONTINUATION SHEET

MARYLAND HISTORICAL TRUST

STATE HISTORIC SITES INVENTORY FORM

~"“RESOURCE NAME: Calvary Evangelical Lutheran Church

SURVEY NO.: M:36-37 (PACS 4.4)

ADDRESS: 9545 Georgia Avenue, Forest Glen vicinity, Montgomery County

7. Description (continued)

The Calvary Evangelical Lutheran Church expanded as its congregation grew. Although the complex
has been enlarged several times, the individual buildings have had few alterations. The only
major alteration has been the shed addition to the south elevation of the circa 1950 school
building.

The Calvary Evangelical Lutheran Church is located along the major suburban artery Georgia
Avenue. The interchange of the Capital Beltway (I-495) is located immediately north of the
church. Commercial properties are located along Georgia Avenue to the west and south, and a
residential neighborhood is located to the east. The church complex occupies a wide, shallow
lot that is lined with trees on the east side. A fenced playground is located on the southeast
corner of the lot. A parking lot and driveway are located on the west side parallel to Georgia
Avenue.

T

Page 7.1
P.A.C. Spero & Company
May 1998




8. Significance : Survey No. M:36-37 (PACS 4.4)

Period Areas of Significance—Check and justify below

""" prehistoric __archaeology-prehistoric__Community planning__landscape architecture __religion
__1400-1499 __ archeology-historic  __conservation _law __science
_ 1500-1599 _ agriculture __economics __literature __sculpture
__1600-1699 _Xarchitecture __education __military __social/
__1700-1799 __art __engineering __music humanitarian
__1800-1899 ___commerce __exploration/settlement __philosophy __theater
X _1900- __communication __industry _ politics/government __transportation

__dnvention __other (specify)

Specific dates 1948, circa 1950, circa 1965 Builder/Architect

check: Applicable Criteria:__ A_ B X C__ D
and/or
Applicable Exceptions: A_ B _C D _E F__ G

Level of Significance:__ national___ state_X local

Prepare both a summary paragraph of significance and a general statement of history and support.

The Calvary Evangelical Lutheran Church was founded in 1941. 1In 1945, the church bought a lot
from Maury and Isabel Young. The chapel and administrative building were constructed in 1948.
In 1951, the church opened a parochial day school for elementary-age children. The congregation
and school continued to grow, and around 1965, two additional school buildings and a new

~~anctuary were added to the complex. In 1988, the Christ Lutheran Church of the Deaf, formerly
.ocated in Washington, D.C., began using the 1948 chapel for Sunday Worship.

The Calvary Evangelical Lutheran Church is located in the Forest Glen community. The Forest Glen
community is located on part of a 1707.8 hectare (4220 acre) tract of land called Joseph’s Park,
which was granted to Captain William Joseph of the Commission of Deputy Governors of Maryland
in 1689. During the late-eighteenth century, part of the land belonged to the Carroll family.
Jesuit Priest John Carroll began offering Catholic services to neighbors in his family’s chapel
in 1774, and the community was known as Carroll Chapel for many years. Carroll’s church later
became St. John’s Church, which operated a Catholic academy in the 1860s and 1870s. Forest Glen
remained rural through much of the nineteenth century. After the completion of the Metropolitan
Branch of the Baltimore and Ohio Railroad in 1873, the area began to grow as a suburb. In 1887,
the Forest Glen Improvement Company constructed a resort hotel surrounded by parks and cottages.
Summer homes of wealthy Washingtonians lined Georgia Avenue, and the area began to boom as a
suburb. City residents seeking a more "wholesome" environment for the families moved to new
communities along the rail line and developed new churches, schools and clubs (Hiebert and
MacMaster 1976, 8-9, 26, 68, 192-233).

The Calvary Evangelical Church is an example of both change and continuity in religious buildings
during the twentieth century. Religious architecture in the project area frequently melded
vernacular residential building types with religious architectural elements such as bell towers
and front-gable orientation. The degree of architectural pretention exhibited by the churches
of the area depended upon congregation size, wealth, and denomination. The design of churches
reflected both functional and symbolic concerns. Churches (as opposed to meeting houses) in the
area, as well as the nation, almost invariably featured front-gables. The front-gable
orientation was the logical exterior architectural accommodation of the lengthened nave so
requently utilized by denominations tracing their lineage ultimately to the Roman Catholic
vhurch, rather than the Eastern Orthodox Church. A bell tower not only called parishioners to
worship, but also provided a visual symbol of the building’s spiritual, rather than secular,
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8. Significance (continued)

function. Fenestration also frequently symbolized the building’s function; rounded, Gothic
arches, and pointed shapes helped distinguish the church from its secular neighbors. However,
vernacular churches occasionally omitted these distinguishing shapes in the interest of economy.

National Register Evaluation:

The Calvary Evangelical Lutheran Church Property, constructed in 1948, circa 1950 and circa 1965,
is eligible for the National Register of Historic Places. The property meets Criteria
Consideration A, as it is a religious property which derives its primary significance from its
architectural distinction. The property is eligible under Criterion C, as an excellent example
of post-World War II suburban religious architecture. The property represents the combination
of traditional forms and materials, such as stone and Gothic arches, with modern forms and
materials, such as steel and flat roofs. It has excellent integrity, and retains its original
location, setting, design, materials, workmanship, and association. The property is not eligible
under Criterion A, as research conducted indicates no association with any historic events or
trends significant in the development of national, state, or local history. The church is not
documented as possessing an association with any ethnic groups. Historic research indicates that

~"he property has no association with persons who have made specific contributions to history,
.nd therefore, it does not meet Criterion B. Finally, the property has no known potential to
yield important information, and therefore, is not eligible under Criterion D.

MARYLAND HISTORICAL TRUST
Eligibility recommended Eligibility Not Recommended
Comments
Reviewer, OPS: ' Date:
A Reviewer, NR Program: Date:
Page 8.1

P.A.C. Spero & Company
May 1998




9. Major Bibliographical References survey no. m:36-37 (PACS 4.4)

See Attached

10. Geographical Data

Acreage of nominated property App. 0.7 hectares (1.75 acres)
Quadrangle name _Kensington Quadrangle scale 1:24,000

Verbal boundary description and justification

See Continuation Sheet

List all states and counties for properties overlapping state or county boundaries
state code county code

state code county code

ﬁJ1. Form Prepared By

.ame/title Julie Darsie

organization P.A.C. Spero & Company date May 1998
street & number 40 W. Chesapeake Avenue, Suite 412 telephone (410) 296-1635
city or town Baltimore state Maryland

The Maryland Historic Sites Inventory was officially created by an Act of the

Maryland Legislature to be found in the Annotated Code of Maryland, Article 41,
Section 181 KA, 1974 supplement.

The survey and inventory are being prepared for information and record purposed only
and do not constitute any infringement of individual property rights.

return to:Maryland Historical Trust
DHCP /DHCD
100 Community Place
Crownsville, MD 21032-2023
(410) 514-7600




CONTINUATION SHEET

MARYLAND HISTORICAL TRUST

STATE HISTORIC SITES INVENTORY FORM

“7~ RESOURCE NAME: Calvary Evangelical Lutheran Church

SURVEY NO.: M:36-37 (PACS 4.4)

ADDRESS: 9545 Georgia Avenue, Forest Glen vicinity, Montgomery County

9. Major Bibliographical References (continued)
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10. Geographical Data (continued)

Verbal Boundary Description and Justification:

The National Register Boundaries for the Calvary Evangelical Lutheran Church correspond to the
boundaries of Tax Parcel P838 on Tax Map JP122. The property is bounded on the north by the ramp
of Interstate 495, on the east by Woodland Drive, on the south by Flora Lane and on the west by
Georgia Avenue. The boundaries include the contributing resources of the 1948 chapel, 1948
administrative building and circa 1950 school building, as well as the non-contributing resources
of the two circa 1965 school buildings and the circa 1965 sanctuary. The boundary encompasses
approximately 0.7 hectares (1.75 acres) and includes all the land on this site acquired by the
church since its founding in 1941,

i

Page 10.1
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10. Geographical Data (continued)

Resource Sketch Map and National Register Boundary Map:

P.A.C. Spero & Company
May 1998
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Maryland Comprehensive Historic Preservation Plan Data Sheet

Historic Context:

MARYLAND COMPREHENSIVE PRESERVATION PLAN DATA

Geographic Organization:

Piedmont

Chronological/Developmental Period Theme (s):

Modern Period A.D. 1930-Present

Prehistoric/Historic Period Theme(s):

/!

Architecture
Religion

RESOURCE TYPE:

Category (see Section 3 of survey form):

Building

Historic Environment (urban, suburban, village, or rural):

Suburban

Historic Function(s) and Use(s):
Religious
Educational
Known Design Source (write none if unknown):

None

Preparer
P.A.C. Spero & Company
May 1998
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M: 36-89, Prestige

PROJECT NO. MO224A11 Exceptional Fabricare

DIGITAL PHOTOLOG*

MONTGOMERY COUNTY, MARYLAND

Photographer: EHT Traceries

Date: March 19, 2013

—

M 36-89 2013-02-20 01

View of streetscape, 9420 Georgia Avenue, looking W

M 36-89_2013-02-20_02

View of east and north elevations of 9420 Georgia Avenue, looking
SW

M 36-89_2013-02-20_03

View of east and north elevations of 9420 Georgia Avenue, looking
SW

M 36-89_2013-02-20_04

View of north and west elevations of 9420 Georgia Avenue,
looking SE

5.

M 36-89 2013-02-20 05

View of south elevation of 9420 Georgia Avenue, looking NE

6.

M 36-89 2013-02-20 06

View of west elevation (rear) of 9420 Georgia Avenue, looking NE

*All photographs printed on Epson Ultra-Premium Photo Paper with Epson Ultra Chrome K3

Ink.
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MONTGOMERY COUNTY CEMETERY INVENTORY REVISITED

BURIAL SITE INFORMATION
Name: Mt. Zion Methodist Episcopal Church Cemetery [RELOCATED] | Inventory ID: 200
Alternate name: Mt. Zion United Methodist Church Cemetery
Address: Formerly located at north-west corner of Georgia Avenue and Seminary Road, Silver Spring
Website:
GPS coordinates:  Latitude: 39.009933 Longitude: -77.041207
FindaGrave: https://www.findagrave.com/cemetery/2611811

BURIAL SITE TYPE

Category: [XI Religious [ Community [ Family = [X| African American [ Other:

BURIAL SITE EVALUATION
Setting/location description: [] Rural [ Urban [ Suburban [ Wooded [ Other:
General condition (See conditions sheet): [ Excellent [ Good [0 Fair [ Poor [ None
Is there a formal entrance? [ Yes [J No Accessibility: [] Inaccessible [ By foot [] By car
Is cemetery active (recent burials)? [1 Yes [ No Is there a cemetery sign: [1 Yes [XI No
Is cemetery being maintained? [] Yes [ Minimal [ No (If yes, note caretaker’s name below)

Approximate number of
burials/visible markers:

Description: (markers, materials, arrangement, landscaping/vegetation, fence, paths and roads, etc.)

¢ All burials from this cemetery have been relocated to Maryland National Memorial Park in Laurel.

¢ Church congregation has moved to Van Buren Street in DC; now known as Van Buren United Methodist Church.
« This is only partially completed as the actual cemetery is no longer at this location.

* Photos document the storefronts and businesses that currently sit at this location.

Are there visible markers? [] Yes [ No Date ranges:

BURIAL SITE CONTACT
Name: N/A
Relationship to burial site: | Advocacy contact:
Address: Phone:
City: | State: ZIP Code:
BURIAL SITE SURVEYOR
Name: Myra Coffield, Marcie Stickle, George French | Survey Date: 6/15/2018
Email: myra.coffield@gmail.com, marcipro@aol.com | Photographer: Myra Coffield
COMMENTS

Suggestions for follow-up:
N/A

Safety issues, invasive vegetation removal, fence removal/restoration, signage, trash, erosion, vandalism:
N/A

Anything of significance about this cemetery?
N/A

SOURCES

Cite sources used and resources available:
N/A

MONTGOMERY PRESERVATION INC
P.O. Box 4661 | Rockville, Maryland 20849-4661 | www.montgomerypreservation.org
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Historic photo of the church, parking lot, and cemetery behind

MONTGOMERY PRESERVATION INC
P.O. Box 4661 | Rockville, Maryland 20849-4661 | www.montgomerypreservation.org
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Montgomery County Cemetery Inventory
Photograph Log

F:E;-%tgzr :;:llne: Mt. Zion Methodist Episcopal Church Cemetery Inventory ID: 200
Photographer: Myra Coffield Date: 6/15/2018
Time Photo No. (Ex: detal of wall round Car ot facng Norin)
1:15 pm 1 Panoramic from east to south to west
| 2 Panoramic from west to north to east
1:20 pm 3 Location sign for shopping center with management contact info

1. Panoramic from east to south to west

2. Panoramic from west to north to east

MONTGOMERY PRESERVATION INC
P.O. Box 4661 | Rockville, Maryland 20849-4661 | www.montgomerypreservation.org
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3. Location sign for shopping center with management info
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Oral History

From Patricia Tyson 2017:

The Mt. Zion M.E. Church was located at the corner of Seminary Place and Georgia Avenue,
where Staples and Domino's Pizza are located. Then, there was next to it a wide

driveway. Next to the driveway was a parking area and next to that piece of land was the
cemetery. The cemetery was located where the cleaners and CVS stand. Parking for Staples
now covers the area where the cemetery was located.

There was a parsonage on Seminary Place next door to the church; the driveway skirt may still
be there. The water tower was there, but only about a third the size that it is now.

This land of the church and the cemetery stood on higher ground; when the church was razed,
everything was graded level, and Snowden Funeral Home moved the graves to Maryland
National Cemetery on Baltimore Avenue in Laurel, MD.

Mt. Zion United Methodist Church's location at Maryland National is clearly marked and the
head stones were bought for each family's plot. The area of the cemetery is identified as Van
Buren—not Mt. Zion. Those graves moved from the old cemetery were Civil War graves, etc.—
probably Caucasians—unknown to the colored members. Most of the members, who were
colored, were buried in their home neighborhood cemeteries. | don't believe any of them were
buried in the old Mt. Zion cemetery.

The people buried at Maryland National died after the property in Montgomery Hills was

sold. My grandmother died after the property was sold, but is buried in Barnesville where she
was born. The cemetery sat behind the parking area--taken care of by the church, but not really
efficiently identified. When the church moved, it changed its name from Mt. Zion to Van Buren
Street because of its location on that street. Later, it dropped the "Street" and became Van
Buren UMC.

MONTGOMERY PRESERVATION INC
P.O. Box 4661 | Rockville, Maryland 20849-4661 | www.montgomerypreservation.org
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ENVIRONMENAL APPENDIX

Urban Ecosystems

Urban ecosystems are comprised of the biological components (plants, animals, people), the physical
components (soil, water, air, buildings, roads, landscapes, etc.), and the import, transport, and export of
materials such as energy, heat, food, and waste. The urban ecosystem within the Forest
Glen/Montgomery Hills Sector Plan area has been designed and constructed for human and
transportation purposes. Throughout that process, indigenous vegetation and fauna has been removed
and replaced with roads and building structures. The goals of the Sector Plan recommendations intend to
improve the urban ecosystems biological functions that sustain a healthy quality of life. These target
performance areas include increasing green cover, improving water & air quality, and reducing energy
demands. Together these improvements will directly affect humans and wildlife while simultaneously
enhancing community identity.

The environmental inventory for Forest Glen/Montgomery Hill’s resulted in baseline data for each
performance area. The results were used to develop strategies to mitigate, restore, and/or improve
environmental impacts. As new developments are constructed greener landscapes and energy efficient
buildings will replace and improve the environmental community and biota in many ways. They will:
shade and cool streets and buildings, manage and treat stormwater, improve habitat for local wildlife,
reduce greenhouse gas outputs and fuel consumption, lower energy demand and operational costs, and
significantly improve quality of life for its residents and users.

Watersheds ‘Watersheds &
A watershed is the extent of land where surface water from rain, melting Water Quality
snow, or ice converges to a single point, then merging into waterbodies such '

as a lake, stream, river, or ocean.

Forest Glen/Montgomery Hills has three watersheds: Sligo Creek; Lower Rock

Creek; and Rock Creek, DC. Watersheds are assessed for their health by the Sligo Creek
Montgomery County Department of Environmental Protection using a zﬁtfrmsgig;

Stream Conditions Index that measures the aquatic biological community
(fish and bugs) of streams. The monitoring results are then used to
determine if a stream is in poor, fair, good, or excellent condition. If
conditions are poor, sensitive fish and bugs can’t survive those conditions. In
Forest Glen/Montgomery Hills, the Sligo Creek watershed was rated as
“poor” with low fish and bug counts. Lower Rock Creek Watershed was rated
fair, and Rock Creek, DC was not monitored. Causes of both poor and fair
water quality correspond to the amount of impervious cover in each
watershed and effects aquatic life, the species dependent on it and,
ultimately, the health of the Chesapeake Bay.

Quality

Rock Creek DC
Watershed:
Not Monitored

Impervious Cover

Impervious cover refers to anything that prevents water from soaking into
the ground. Examples include parking lots, sidewalks, buildings, and streets.
Impervious surfaces curtail groundwater recharge, soil saturation, sediment and pollutant filtration, and
the slow release of water from saturated soils to streams, wetlands, or other water bodies. When a
surface is impervious, stormwater sweeps across it taking pollutants such as sediments, oils, de-icing
salts, sand, pet waste, lawn fertilizers, and other pollutants. These pollutants are discharged into storm




drain inlets which discharge at outfall points along streams causing increased stream surges, stream bank
erosion, algae blooms, reduced aquatic life, and reduced water quality.

Another deleterious effect of impervious surfaces is the generation of Heat Island Effect (HIE). Impervious
surfaces collect solar heat in their dense mass. When the heat is released, it raises air temperatures of the
surrounding area producing an urban ‘heat island’. According to the U.S. Environmental Protection Agency,
urban areas can get as much as 22 degrees? Fahrenheit higher than their surrounding greener areas.

Research has shown that “when impervious cover reaches 8-25%, major alterations in stream
morphology (shape) occur that significantly reduce habitat quality. At greater than 25% impervious cover,
streams suffer from loss of habitat, floodplain connectivity, and bank stability, as well as decreased water
quality.”? Within the Sector Plan the overall impervious cover averages from 65 to 70 percent. In the
commercial zones, it is as high as 95 percent. These numbers are high, particularly since less than 1
percent (approximately) of the impervious cover has stormwater treatment prior to discharge into
receiving streams. This non-point source of pollution is the primary cause of the impaired streams, poor
water quality and loss of aquatic life.

Stormwater Management ——21' Impervious Cover
Protecting and improving the quality and the ecological health of '
Montgomery County’s streams is a planning objective. This goal is
especially important because Montgomery County is part of the
Chesapeake Bay watershed, a national treasure constituting the largest
estuary in the United States and one of the largest and most biologically
productive estuaries in the world. To improve water quality,
stormwater treatment is now required for all new development
including sidewalks and streetscapes.

There are many techniques to minimize the effects of stormwater
runoff. In the past, stormwater management required large areas of
land where the runoff was collected in pond-like depressions and
released slowly over a period of time. However, in May of 2009 the
State amended its stormwater manual requiring the application of
Environmental Site Design (ESD) methods. ESD is used to minimize
onsite and offsite (receiving streams) hydrologic and water quality
impacts due to runoff by attempting to mimic natural hydrologic
processes by slowing, filtering, and infiltrating stormwater runoff.
There are many types of ESD’s including permeable pavements,
bioretention, structural cells, natural landscaping, green roofs,
underground storage systems, and tree plantings.

ESD stormwater management practices have the capability to significantly improve the quality and
reduce the quantity of stormwater runoff to receiving streams. Not only are ESD’s good for water quality,
but they can be vegetated with a complex variety of plants from native grasses to shrubs and trees. These

1 Akbari, H. 2005. Energy Saving Potentials and Air Quality Benefits of Urban Heat Island Mitigation (PDF) (19 pp, 251K). Lawrence Berkeley
National Laboratory.

2 Center for Watershed Protection, “Impacts of Impervious Cover on Aquatic Systems”, Ellicott City, MD, 20003



http://www.osti.gov/bridge/servlets/purl/860475-UlHWIq/860475.PDF

ESD’s have an enormous potential to fill in green gaps while assisting to improve air quality, reduce
greenhouse gases and heat island effect, increase health and quality of place, and add aesthetic appeal.

Stormwater Management and Surface Parking
Parking lots support economic growth and business success. They play a major role in how communities
look and the quality of the environment. Unfortunately, surface parking lots without stormwater
management facilities can contaminate stormwater runoff, increase flooding, increase heat island effect,
and impact stream quality. Today, parking lots can be designed to include sustainable elements such as
innovative environmental site design (ESD), porous pavements, and tree islands. These features have
many benefits:
e Minimize heat island effect through effective shading and alternative pavement material
making them more desirable to merchants, tenants, and other users.
e Filters, cools, and slows down stormwater runoff before it is discharged into receiving
streams.
e Improves water quality in the receiving streams which supports the survival of local fish,
invertebrate, and other organisms.
e Improves site aesthetics, desirability, and even property value.

Recommendations in the Plan include retrofitting existing parking lots to improve sustainability by
maximizing shading, installing stormwater treatments, and even porous surfaces.

Surface Parking with no Stormwater Parking Lot with Sustainable Elements

Greenhouse Gas Modeling

Montgomery County Code Chapter 18A-15 requires the Planning Board to model the carbon footprint of
planning areas as part of Sector Plans. Another law (Montgomery County Code Chapter 33A-14) requires
the Planning Board to estimate the carbon footprint of areas being master planned, and to make
recommendations for carbon emissions reductions. Carbon footprint is calculated by estimating the
greenhouse gas (GHG) emissions from construction and operation of the projected development.

There are three main components to greenhouse gas emissions: embodied energy emissions, building
energy emissions and transportation emissions in projecting total emissions for an area. Embodied
emissions are emissions that are created through the extraction, processing, transportation, construction
and disposal of building materials, as well as emissions created through landscape disturbance (by both
soil disturbance and changes in above ground biomass). Building energy emissions are created in the
normal operation of a building, including lighting, heating cooling and ventilation, operation of computers
and appliances, etc. Transportation emissions are released by the operation of cars, trucks, buses,



motorcycles, etc. Results are given for the total life of the development from construction to demolition
and are given in metric tons of carbon dioxide equivalents (MTCO2e).

The model was run for the existing conditions and the projected buildout of the Forest Glen/Montgomery
Hills Sector Plan with the following results.

Findings:

The Sector Plan focus on areas that are most likely to redevelop which will increase the numbers of
housing units and non-residential spaces. Although population and use are intended to increase, smart
growth policies such as increased density, transit options, and the construction of energy efficient
buildings will result in less energy consumption than traditional master plans and construction. The
results of the carbon analysis show a slight increase in the overall greenhouse gas emissions of 1.5
percent above the existing conditions. However, when considered a population increase of nearly 34
percent, carbon emissions per capita will decline.

Recommendations for reducing energy demand and use are woven throughout the content of the Sector
Plan. Some significant carbon reduction recommendations include building orientation and efficiencies,
alternative transportation options such as improved bikeways, increased density, improved roadways,
and increased green cover that shades streets, buildings, and open space reducing heat island effect and
the capacity for carbon sequestration.

Carbon Emissions
Forest Glen/Montgomery Hills
Projected Total Increase by 1.5%
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Methodology:

MNCPPC currently uses a greenhouse gas model developed by King County, Washington. The inputs are
derived from national averages, and wherever possible we have substituted Montgomery County data
obtained by the Planning Department’s Research and Technology and the Transportation Division. The



results are reported in terms of the equivalent effect of a given volume of carbon dioxide (“carbon
dioxide equivalents”).

To project total emissions for the Forest Glen/Montgomery Hills Sector Plan, the spreadsheet model
considered embodied energy emissions, building energy emissions, and transportation emissions. The
model documentation defines embodied emissions as “emissions that are created through the extraction,
processing, transportation, construction and disposal of building materials as well as emissions created
through landscape disturbance (by both soil disturbance and changes in above ground biomass). Building
energy emissions are created in the normal operation of a building including lighting, heating cooling and
ventilation, operation of computers and appliances, etc. Transportation emissions are released by the
operation of cars, trucks, buses, motorcycles, etc.

Inputs for Forest Glen/Montgomery Hills Sector Plan include the numbers and types of housing units and
the square footage of different categories of retail, commercial, and public buildings. The model was run
once using 2017 data to establish baseline results. The model was run again using housing units, and
commercial and retail space projected to develop under the sector plan (2040) to estimate future
greenhouse gas emissions. The model estimates emissions over the life of the development, and results
are given in metric tons of CO2 equivalents. The actual outcome of the model is likely to be higher than
the reality due to continuous changes in technology, energy efficiencies, and alternative energy sources.

To project total emissions for an area, the spreadsheet model also considered embodied energy
emissions, building energy emissions, and transportation emissions. The model documentation defines
embodied emissions as “emissions that are created through the extraction, processing, transportation,
construction and disposal of building materials as well as emissions created through landscape
disturbance (by both soil disturbance and changes in above ground biomass). Building energy emissions
are created in the normal operation of a building including lighting, heating cooling and ventilation,
operation of computers and appliances, etc. Transportation emissions are released by the operation of
cars, trucks, buses, motorcycles, etc.

The emissions model does not calculate and future carbon offsets from either best management
practices, vehicle and/or building efficiencies, or other unknown carbon reductions. The estimates from
the existing methodology assume “business as usual” when projecting emissions.

Air Quality

Georgia Avenue is the fourth most congested road in Montgomery County. The study area stretch from
Spring Street to Forest Glen Road suffers from multiple deficiencies in the morning and evening peak
hours leading to reduced speeds and extended vehicle delays at intersections. Traffic congestion
contributes to vehicle emissions and can degrade ambient air quality causing health risks
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