
r  s t a n l e y  - m n c p p c

t hg r o w t h
t h e   e f f i c i e n t   u s e   o f   l a n d





f a c t o r s

l a n dl a n d
i s   a   f i n i t e   r e s o u r c e



1 9 2 0



1 9 3 0



1 9 4 0



1 9 5 0



1 9 6 0



1 9 7 0



1 9 8 0



1 9 9 0



2 0 0 0



2 0 0 7



g r o w t h

h o w   d i d   w e    g e t   t o   t h i s   p o i n t  ?
g



s h i f t  - m u l t i f a m i l y   u n i t s
s i n c e   1 9 8 0    s i n g l e   f a m i l y   l o t   s i z e  >  5 8 %
1 6 X > t o w n h o u s e l o t s1 6  X  >  t o w n h o u s e   l o t s
c on d o   u n i t   u s e s   4 0 %  <  en e r g y



l i t t l e   l a n d   l e f t

2%   Potomac River
47%   preserved & or parkland

non‐buildable land 49%

p p

20%  developed before 1960
27% de eloped after 1960

buildable land 51%

27%  developed after 1960
4%  vacant



w h a t   h a p p e n e dp p

s i n g l e   f a m i l y   h o u s e s 

o c c u p y   9 7, 0 0 0  a c r e s  =  3 0 % o f   t h e   c o u n t y 
7 5 %  o f   b u i l t   l a n d
9 7. 5 % o f t h e r e s i d e n t i a l l y z o n e d l a n d9 7. 5 %  o f   t h e   r e s i d e n t i a l l y   z o n e d   l a n d



i n t r o d u c t i o n



g r e e n   g r o w t h

h o u s e   s i z e  d o u b l e d
p e r s o n s   p e r   h o u s e  - 3 . 6  i n  1 9 6 0

- 2 . 5 i n 2 0 0 82 . 5  i n   2 0 0 8
d e t a c h e d   h o u s e   l o t s   

i n c r e a s e d   b y   5 8 %   a f t e r   1 9 8 0
1 6  x  >  t h a n   t o w n h o u s e

c o n d o   u s e s   4 0 %  <  e n e r g y   t h a n   a   h o u s e



p a s t   t r e n d s

s i n c e   1 9 8 9  - 1 9 5 , 0 0 0  n e w   r e s i d e n t s
4 5, 0 0 0  a c r e s   d e v e l o p e d
7 2, 0 0 0 u n i t s - m o s t l y s i n g l e f a m i l y7 2, 0 0 0   u n i t s  m o s t l y   s i n g l e   f a m i l y 
o f f i c e   p a r k s  - 2 0  m i l l i o n  s q. f e e t





w e   d o n ‘ t   h a v e   n e w   l a n d

a b o u t   2 5, 0 0 0   a c r e s  to   d e v e l o p  /  r e d e v e l o p
f o r   t h e   n e x t   2 0 0 , 0 0 0    p e o p l e



c a n   w e   c h a n g e   d i r e c t i o n ?g ?     



?d o   w e   n e e d   t o   g r o w ?



household population by age and sex
20002000

85+

Age

population: 863,910 

60 64
65-69
70-74
75-79
80-84
85+

35 39
40-44
45-49
50-54
55-59
60-64

10 14
15-19
20-24
25-29
30-34
35-39

0-4
5-9
10-14

45,000 35,000 25,000 15,000 5,000 5,000 15,000 25,000 35,000 45,000
M l F lMales Females



household population by age and sex
20102010

85+

Age

population: 954,000 

60 64
65-69
70-74
75-79
80-84
85+

35 39
40-44
45-49
50-54
55-59
60-64

10 14
15-19
20-24
25-29
30-34
35-39

0-4
5-9
10-14

45,000 35,000 25,000 15,000 5,000 5,000 15,000 25,000 35,000 45,000
Males Females



household population by age and sex
20202020

85+

Age

population: 1,060,400 

60 64
65-69
70-74
75-79
80-84
85+

35 39
40-44
45-49
50-54
55-59
60-64

10 14
15-19
20-24
25-29
30-34
35-39

0-4
5-9
10-14

45,000 35,000 25,000 15,000 5,000 5,000 15,000 25,000 35,000 45,000
Males Females



household population by age and sex
20302030

85+

Age

population: 1,122,300 

60 64
65-69
70-74
75-79
80-84
85+

35 39
40-44
45-49
50-54
55-59
60-64

10 14
15-19
20-24
25-29
30-34
35-39

0-4
5-9
10-14

45,000 35,000 25,000 15,000 5,000 5,000 15,000 25,000 35,000 45,000
Males Females



change in household population by age and sex
2000 - 2030

85+ 2000 Population

2000  2030

Age

population gain: 258,390 

60 64
65-69
70-74
75-79
80-84
85+ 2000 Population  

Gain 2000‐2030

40-44
45-49
50-54
55-59
60-64

15-19
20-24
25-29
30-34
35-39

0-4
5-9
10-14

45,000 35,000 25,000 15,000 5,000 5,000 15,000 25,000 35,000 45,000
Males Females



d h im c   d e m o g r a p h i c s
8 1 %  i n c r e a s e   i n   p e o p l e   >  6 5  (2 0 3 0)
b o o m e r s   p r i m e   w a g e   e a r n i n g

Average Household Size

2.5

3

3.5

4

Average Household Size

0

0.5

1

1.5

2

0
1950 1960 1970 1980 1990 2000 2005 2010 2015 2020 2025 2030



w o r k i n g   a g e   a d u l t s  /  s e n i o r s

2 0 0 5 2 0 1 0 2 0 3 02 0 0 5 2 0 1 0 2 0 3 0
r a t i o 5 . 5 5 . 2 3 . 4

3 8 %   d r o p



t w o   p a r e n t   h o u s e h o l d s   w i t h   k i d s
5 0 % i n   1 9 7 0
2 8 % in 2 0 0 62 8 %  in   2 0 0 6



m c  p r o j e c t i o n s  - 2 0 3 0   p o p u l a t i o n
c o u n t y   g r o w t h 2 2 . 8 %
r e g i o n a l l y 2 9 . 7 %r e g i o n a l l y 2 9 . 7 %
n a t i o n a l l y 2 6 . 4 %



m c  j o b s   p r o j e c t i o n s  - 2 0 0 5  t o   2 0 3 0
c o u n t y   g r o w t h   3 4 %
r e g i o n a l l y 3 8 . 3 %r e g i o n a l l y    3 8 . 3 %
n a t i o n a l l y   2 2 . 6  %



m c   g r o w t h  - %  o f   r e g i o n

2 0 0 5 2 0 4 02 0 0 5 2 0 4 0
e m p l o y m e n t 1 6 . 4 % 1 5 . 9 %
h o u s e h o l d s 1 8 . 6 % 1 7 . 2 %
p o p u l a t i o n 1 8 . 7 % 1 7 . 2 %p p



a v e r a g e   a g e 1 9 8 7 2 0 0 5             %  c h a n g e

b e t h e s d a 4 3 . 4 3 8 . 1 - 1 2 . 1 %
s i l v e r   s p r i n g 4 5 . 8 3 5 . 5 - 2 2 . 5 %
c o u n t y 3 5 . 3 3 6 . 9 +   4 . 5  %

* b d* c b d   a r e a s



i n c o m e   l e v e l s

1 9 9 3 2 0 0 4       %  c h a n g eg

b e t h e s d a $43,090    $70,230 63.0 %
s i l v e r   s p r i n g $31,011    $48,715          57.1 %
c o u n t y $59,083    $83,880 42.0 %



g r o w t h   i n   a s s e s s e d   v a l u e   p e r   a c r e
1 9 8 8 – 2 0 0 8

b e t h e s d a $ 9, 7 5 0, 2 5 8
s i l v e r   s p r i n g $ 4, 1 7 2, 3 0 2
c o u n t y $      4 1 7, 9 4 2



i n f r a s t r u c t u r e   c o s t s
U t a h  - c o m p a c t   g r o w t h  s a v e s   $ 4 . 5   b i l l i o n

r e d u c e s p e r c a p i t a w a t e r u s e > 1 0 %r e d u c e s   p e r   c a p i t a   w a t e r   u s e    1 0 %



?c a n   g r o w t h   b e   m o r e   s u s t a i n a b l e?



l o w e r c a r b o n e m i s s i o n sl o w e r   c a r b o n   e m i s s i o n s
>  m u l t i u n i t s   c l o s e r   t o   t r a n s i t  /  j o b s
f e w e r   v m t s



i n f i l l l o w e r s   v m t
r e g i o n a l   a c t i v i t y   c e n t e r s   <  3 3 %   v m t

c o m p a c t   d e v e l o p m e n t
2 0 %  t o  4 0 %  r e l a t i v e   t o   s p r a w l
A t l a n t a s t u d y - 3 6 % l e s s v m tA t l a n t a   s t u d y  - 3 6 %  l e s s v m t



h e a l t h
c o m p a c t   g r o w t h  =  b e t t e r   h e a l t h

t d i b b t h b i ts t u d i e s  - s u b u r b a n   g r o w t h  =  >  o b e s i t y
w a l k   m o d e   s h a r e  =  2 0 %  i n   m i x   u s e   w i t h o u t

h i g h   q u a l i t y   t r a n s i t



v e h i c l e   e m i s s i o n s
s m a r t   g r o w t h   c a n   r e d u c e   t r a n s p o r t a t i o n

2 b 7 % t 1 0 % b 2 0 5 0c o 2   b y   7 %  t o  1 0 %  b y   2 0 5 0 



p e r c e p t i o n s

“y o u   w a n t   t o   r e i n f o r c e   f a m i l y   v a l u e s   i n

p p

A m e r i c a,   e n c o u r a g e   t w o   p a r e n t   h o m e s,
g e t   p e o p l e   t o   s t a y   h o m e.

P r e s.   C l i n t o n



r e a l i t y

i m m i g r a t i o n

y

r e c o r d  #  o f   b i r t h s   l a s t   y e a r

4 0 %   t o   s i n g l e   m o t h e r s



p o p u l a t i o n

%  o f   p o p u l a t i o n  <  1 7   y r s

p p

1 9 8 7 2 0 0 5
b e t h e s d a 6 . 0 % 1 0 . 8 %

i l i 5 8 % 1 0 9 %s i l v e r   s p r i n g 5 . 8 % 1 0 . 9 %





w h e r ew h e r e
a n d h o w a r e w e g o i n g t o g r o w ?a n d   h o w   a r e   w e   g o i n g   t o   g r o w ?



m a s t e r   p l a n s

l o t s   o f   m a s t e r   p l a n s

p

w h i t e   f l i n t
g e r m a n t o w n

i t h b tg a i t h e r s b u r g   w e s t
k e n s i n g t o n
t a k o m a
p u r p l e l i n ep u r p l e   l i n e
c c t







c h a n g eg



z o n i n g 
Optional Method Example

10% for Unit Mix

10% for Transit Access

Incentive 
Density: 

20% for Connectivity / 
10% for Ped Walkway

10% for Affordable 
Housing

benefits 
must = 
100% to 
obtain 
totalTotal 

Density:  

Total 
Height:  
mapped by 
zone

10% for LEED Silver / 
10% for Green Roof

20% for Floor Plate 
Size

y
mapped by 
zone

Standard Method Density 0.5 FAR

10% for Green Roof



e x a m p l e s

white flint

CR-4.0, C3.5, R3.5, H300
0.93 acres



e x a m p l e s

white flint

Standard Method
0.5 FAR



e x a m p l e s

white flint

Transit Proximityy
20% Bonus (0.7) FAR



e x a m p l e s

white flint

Podium Tower Setback
10% Bonus (0.35) FAR



e x a m p l e s

white flint

Affordable Housingg
10% Bonus (0.35) FAR



e x a m p l e s

white flint

Floor Plate Size
20% Bonus (0.7) FAR



e x a m p l e s

white flint

LEED Gold
25% Bonus (0.875) FAR



e x a m p l e s

white flint

Wow Factor
15% Bonus (0.525) FAR



e x a m p l e s

white flint

Standard Method 0.5 FAR
Incentive Zoning  3.5 FAR



e x a m p l e s

k e n s i n g t o n

CR-2 0 C1 0 R1 0 H75CR 2.0, C1.0, R1.0, H75
3.19 acres



e x a m p l e s

k e n s i n g t o n

Standard MethodStandard Method
0.5 FAR



e x a m p l e s

k e n s i n g t o n

Transit ProximityTransit Proximity
15% Bonus (0.225 FAR))



e x a m p l e s

k e n s i n g t o n

Affordable HousingAffordable Housing
22% Bonus (0.3 FAR)



e x a m p l e s

k e n s i n g t o n

Unit MixUnit Mix
10% Bonus (0.15 FAR)



e x a m p l e s

k e n s i n g t o n

ParkingParking
25% Bonus (0.375 FAR)



e x a m p l e s

k e n s i n g t o n

Community GardenCommunity Garden
18% Bonus (0.27 FAR)



e x a m p l e s

k e n s i n g t o n

Standard Method 0 5 FARStandard Method 0.5 FAR
Incentive Zoning  1.5 FAR



e x a m p l e s

k e n s i n g t o n

CR-2 0 C1 0 R1 0 H75CR 2.0, C1.0, R1.0, H75
3.19 acres



o u t c o m e so u t c o m e s



t h e o r yy



t h e o r yy

w a l k i n g
2 0   m i n u t e   h i k e   f u r t h e r   t h a n

a v g   w a l k   i n   a   w e e k
d i s t a n c e    w a l k e d  i n   o n e   w e e k

1 . 4 m i l e s1 . 4   m i l e s
3 5 0   y a r d s   p e r   d a y

9 3 %  o f   t r i p s  =   c a r



j o b s  /  h o u s i n gj g

e



c o m m u t e   s h  i f t



g r o w t hg r o w t h
p o l i c y   m u s t   a d a p t p y p



g r o w t h   p o l i c yg p y

g r o w t h   d i s c s s i o n   i s   a b o u t   m o r e   t h a n   j u s t       
t r a f f i c   &   s c h o o l   c o n g e s t i o n  - p u s h e s   g r o w t h   
o u t

t r a n s i t   p r o x i m i t y                                              
c o n n e c t i v i t y
e n v i r o n m e n t
d i v e r s i t y
d e s i g nd e s i g n
w o w   f a c t o r 



g r o w t h   p o l i c y

t w o   t h e m e s

g p y

s t i l l m e a s u r e   s c h o o l  /  t r a n s p o r t
c a p a c i t y

b r i n g   s m a r t   g r o w t h   i n t o   t h e   m i x



g r o w t h   p o l i c y

a p f   t e s t s   t o   e n c o u r a g e   s m a r t   

g p y

p r o j e c t s  - l o w e r   t r a n s p o r t a t i o n  
d e m a n d  &  c a r b o n   e m i s s i o n s

t i t i i tt r a n s i t   p r o x i m i t y
l e e d   n e i g h b o r h o o d

b a s i c   s e r v i c e s
j o b s / h o u s i n g b a l a n c ej o b s   /  h o u s i n g   b a l a n c e
m i n i m u m   d e n s i t y

C a l i f o r n i a  3 7 5



g r o w t h   p o l i c y

s m a r t e r   g r o w t h

g p y

½  m i l e   o f   t r a n s i t
1 0 0  %    P A M R   o f f s e t

½  m i l e   o f    b a s i c   s e r v i c e s
5 0 %  P A M R  o f f s e t ***

m i n i m u m   r e q u i r e m e n t s
5 0 % F A R f o r r e s i d e n t i a l u s e s5 0 %   F A R   f o r    r e s i d e n t i a l   u s e s
m i n i m u m   o f   7 5 %   o f   t h e   a l l o w a b l e   d e n s i t y
e n e r g y   e f f i c i e n c y   o r   e n e r g y   p r o d u c t i o n





g u i d e   s m a r t e r   g r o w t h  b y

e n c o u r a g i n g   i n f i l l d e v e l o p m e n t
t h i n k i n g   i n   t e r m s   o f   c a r b o n          
a f f o r d a b l e   h o u s i n g   n e a r   t r a n s i t  / b a s i c  s e r v i c e s      g
a p f   t r a d i n g



T h e p e o p l e a r e c o m i n g W e n e e d t o c r e a t eT h e   p e o p l e   a r e   c o m i n g.   W e   n e e d   t o    c r e a t e  
t h e    s o c i a l   &   e c o n o m i c   c o n d i t i o n s   t o   e n a b l e   
p e o p l e  t o   i n t e r a c t   l o c a l l y   &   g l o b a l l y.   

T h e b e s t p l a c e s i n t h e f u t u r e w i l l b e t h o s eT h e   b e s t   p l a c e s   i n   t h e   f u t u r e   w i l l b e   t h o s e  
t h a t   d o  t h i s   w e l l - c r e a t i n g   “q u a l i t y   o f   p l a c e”



?c o n c l u s i o n?



m a n a g i n g   g r o w t h
m a s t e r   p l a n s  - w h a t  /  w h e r e
z o n i n g - h o wz o n i n g  h o w
a g p  - w h e n



j o b s  /  h o u s i n g
2 0 0 9  - u r b a n   a r e a s  - 4 . 6 4  t o  1 . 1 1  o u t s i d e
2 0 3 0 - 2 . 7 4 i n u r b a n a r e a s t o 1 . 3 1 o u t s i d e2 0 3 0  2 . 7 4  i n   u r b a n   a r e a s   t o   1 . 3 1  o u t s i d e 



a b o u t   t h e   f u t u r e
a g i n g   p o p u l a t i o n
a f f o r d a b i l i t y f o r c u r r e n t & f u t u r e r e s i d e n t sa f f o r d a b i l i t y   f o r   c u r r e n t  &  f u t u r e   r e s i d e n t s
r e d u c i n g   t h e   c o s t   o f   i n f r a s t r u c t u r e
g r e e n e r   d e v e l o p m e n t



w h e r e   d o   p e o p l e   o v e r   6 5   l i v e  ?
1 / 3   i n   s i l v e r   s p r i n g   z i p   c o d e s

60.0%

70.0%
62.9%

40.0%

50.0%

20.0%

30.0%

0 0%

10.0%

20.0%

12.5% 12.5% 12.1%

0.0%



Foreclosures
2008

Average
Monthly Mortgage

1,701 - 1,800

1,801 - 2,000

2,001 - 2,200

2,201 - 2,800

2,801 - 3,350

5,390 foreclosed properties in  2008



Montgomery County 
Age of Household Head

Maryland Median Age 37.7/U.S. 36.8
Montgomery County Median Age 39 years

Age of Household HeadAge of Household Head

45.2 - 47.4

47.5 - 50.4

50 5 52 350.5 - 52.3

52.4 - 55.1

55.2 - 58.4



g e n  Y   g r a d s   e n t e r   r e n t a l   m a r k e t   i n   0 9
s t a r t   b u y i n g   i n   2 0 1 2

5,390 foreclosed properties in  2008
s o u r c e  - R C L C O



g e n e r a t i o n  Y
4 1 %   p l a n   t o   r e n t   f o r   m i n i m u m   o f   3   y e a r s
7 7 % p l a n t o l i v e i n a n u r b a n c o r e7 7 %   p l a n   t o   l i v e   i n   a n   u r b a n   c o r e

s o u r c e  - R C L C O



g e n  Y   g r a d s   p l a c e   >   v a l u e   o n   c o m m u n i t y  
t h a n   h o m e

5,390 foreclosed properties in  2008
s o u r c e  - R C L C O



w h e r e   d o   f u t u r e   r e s i d e n t s   w a n t   t o   l i v e  ?

s o u r c e  - R C L C O



m e a n i n g   n e w   g r a d s   a r e   m o r e   c o n c e r n e d
a b o u t   g r e e n e r  /  w a l k a b l e   c o m m u n i t i e s  w i t h
s m a l l e r u n i t s & l e s s a b o u t h o w m a n y l a n e ss m a l l e r   u n i t s  &  l e s s a b o u t   h o w   m a n y   l a n e s  
t h e r e   a r e   i n   t h e   r o a d



p r e p a r i n g   f o r   t h e   f u t u r e
f e d   l e g i s l a t i o n  - HR  2 4 5 4  C l i m a t e   C h a n g e
s. 2 2 2 T r a n s p or t a t i o n E f f i c i e n c ys.  2 2 2  T r a n s p or t a t i o n   E f f i c i e n c y

l a n d   u s e   r e g s
g r o w t h   t o  j o b   c e n t e r s  /  p u b l i c   f a c i l i t i e s
u s e   e x i s t i n g   i n f r a s t r u c t u r eg
p r o m o t e   m i x e d   u s e s  /  a l t e r n a t e   m o d e s



n a t i o n a l   a c a d e m i e s
r e g i o n a l   r o l e   i n   g r o w t h   m a n a g e m e n t
p r i m a r y o p p o r t u n i t y f o r > d e n s i t y = s u b u r b sp r i m a r y   o p p o r t u n i t y   f o r     d e n s i t y    s u b u r b s
e n c o u r a g e   g o v ‘ t   p o l i c y

c o m p a c t   d e v e l o p m e n t
m i x e d   u s e
g r e e n   h o u s e   g a s   r e d u c t i o n
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