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executive summary  

2009 -2011 growth policy  

 

what is the growth policy?  

 
The County Council adopts the Growth Policy every two years after 

considering recommendations forwarded by the Planning Board. The 

Growth Policy resolution sets the r ules the Planning Board will use to 

consider subdivisions over the following two year period, in the context 

of the Adequate Public Facilities Ordinance (APFO). The APFO ensures 

that there is enough school and r oad capacity to accommodate new  

development.   
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The Growth Policy originated during the era of suburban expansion 

and was designed to stage development so that there was no gap 

between the creation of new business and residential communities 

and the facilities needed to serve them. This sound policy p revented 

leapfrogging sprawl as vacant land was converted into new 

communities.  

 

has the growth policy resulted in smart 

growth?  

 
The Growth Policy has done a reasonable job of coordinating new 

development with the building of key facilities throughout th e County. 

However, the Policy has had no visible impact on the total amount or 

pace of growth. The Policy has directed where growth will occur but it 

has often been in areas with lower densities, where the road and 

school capacity exists. These are also th e areas where basic services 

and transit do not exist.  

 

As a result, residents of these areas travel longer distances through 

more densely settled areas to get to jobs, buy groceries, visit the 

doctor, mail a parcel, or bring their children to school or s occer. The 

pattern has contributed to an increase in the number of vehicle miles 

traveled ( VMT) by County residents.  

 

can we continue the current pattern of 

growth ? 

 

If we continue along the path of low -density suburban growth, the 

VMT will only increase.  Separating homes, jobs, and services only 

creates longer commutes. Traffic problems will continue to worsen, 

creating a ripple effect throughout the roadway system. The road 

capacity will be used up by people driving longer distances from job 

centers. A r oad system with less capacity will increase the  cost of 

developing in the urban areas where more mitigation will be required.  

 

single -family residential zones  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
Single-family areas account for 97.5% of the Countyôs residentially zoned property  

 
Examining our current growth pattern brings a new realization. We are 

almost out of new land to develop. But growth will continue and 

shifting demographics will demand new types and patterns of 

development.  

 

How we grow impacts the amount of VMT.  We ca n address this issue 

one of two ways.  Either by building more capacity, meaning more and 

wider roads, or we can influence demand through development 

location  and transit service . The first option is not viable nor would it 

reduce  VMT. Instead, e ncouraging growth in smarter locations with 

transit can over  time, reduce the levels of VMT  relative to the growth in 

jobs and residents.  

 

 

 

 



 

                                                                         7                                           Planning Board Draft 2009 -2011 Growth Policy   

 

 

what land is left to develop?  
 

There is little vacant land left to develop.  

Á Only four percent of the County zoned for devel opment , about 

14,000 acres remains undeveloped. There is even less developable 

land when slopes, floodplains, and forest stands are included.  

Á 47 percent of County land is part of the Agricultural Reserve and 

various parks at all government levels.  

Á The Coun ty has 8,000 acres of surface parking, with more on the 

top of parking garages.  

Á Considering remaining land zoned for development, surface 

parking, and other strategic growth areas, the County has about 

28,800 acres where development should be encouraged.  

 

Growth Policy can  contribute to sprawl  by requiring unsustainable 

mitigation requirements where growth is desirable ñsuch as under -

developed  areas around transit stations. These areas have higher 

development costs to begin with, and the cost of mitigation a dds to 

them, especially when compared to traditional suburban, large -lot 

subdivisions . With little room left to grow, development will need to 

occur in areas where densities can b e higher , on sites closer to transit , 

reusing underdeveloped sites , or redeve lop ing strip mall s and surface  

parking lots. Development in these areas will reduce vehicle trips and 

make  the  best use of our infrastructure investments.  

 

The question for this Growth Policy is how to establish policies and 

standards that direct growth n ear transit and within the Metro Station 

Policy  Areas. 

 

 

 

 

 

 

 

 

 

 

 

 

 

With little vacant land left, the availability of surface parking lots as well as land in smart growth 
locations near transit or on existing strip malls, offers a considerable supply of land upon which 
to build. Development on these 28,800 acres can result in smarter locations for future growth. 

 

w hat other factors impact how we should 

grow?  
 

changing demand  

Most policy areas will experience little growth and little , if any , change 

in the w ay in which the Adequate Public Facilities Ordinance is 

administered . Changes are recommended for Metro Station Policy 

Areas that can reduce the demand for auto trips.   
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housing affordability  

Making  it more difficult and costly to build near transit  not only  

increases traffic congestion but also adds to the housing affordability 

problem. Transportation costs make up about 18 percent of the 

average County household budget. As energy costs rise, so will this 

component of household costs, leaving less incom e to pay for housing.  

An  important part of  growth strategy should be to provide people the 

opportunity to live closer  to where they work  so their housing, energy 

and transportation costs are more affordable . 

 
the environmental need for compact growth 
Comp act development has the potential to reduce VMT per capita 

by 20% to 40% relative to sprawl development. ULI ð Growing Cooler, 

2008 

 

growth  
The Washington area remains one of the nationõs most attractive for 

new growth. The Metropolitan Washington Council  of Governments 

forecasts an additional 1.3 million people will live in the region by 2030, 

a growth rate of 25 percent. Montgomery County can expect to 

house 195,000 of them ña growth rate of 21 percent. This is about the 

same amount of growth that occurre d over the past 20 years.  

 

Sixty percent of workers who live in the County also work here. 

MWCOG forecasts 166,200 more jobs in the County by 2030, an 

increase of 33  percent . The Countyõs highly educated workforce will 

continue to attract leading edge emp loyers. 

 

job growth 

Between 1986 and 2008 the number of jobs in the County 

increased by 136,832, to a total of 503,822, an increase of 37%.  

A further 166,2 00 new jobs are expected by 2030, a 3 3% 

increase above the current total.  

 

changing demographics  

The Countyõs demographics have been changing ñand will 

continue to change.  

 

Á There will be an 81 percent increase in people over the age 

of 65 by 2030 . 

Á The number of persons in prime income earning years will 

continue to fall . 

Á The percentage of two -parent house holds dropped 

precipitously , from 48  percent  to 32  percent  between 1970 

and 1980 before leveling off to about 27  percent  over the 

past two decades . 

Á The percentage of the Countyõs minority population has 

more than doubled in the past two decades , from 21  

pe rcent  in 1987 to 46  percent  in 2008.  

Á Montgomery County  is increasingly diverse, and by  2020 no 

single race or ethnicity will make up a  majority of the 

population . 

Á The number of people living in a house hold  has dropped 

from 3.6 persons in 1960 to 2.6 today . 
 

working age adults to seniors  
There has been a steady decline in the number of working age 

adults to the number of seniors in the County.  This decline is 

expected to drop dramatically by 2030, with implications for 

County revenues.  

 
year 2005 2010 2030 
ratio   5.5   5.2   3.4 

 

changing environment  

In a time of growing commitment  to reduce our carbon footprint, 

conserve energy, and protect the quality of our air, forest, and water 

resources, continuing a policy that works against these national and 

regio nal imp eratives is counter productive and unwise. The time has 

come to emphasize  sustainability in the Growth Policy.  

A smart growth strategy for reducing VMT  results in greener growth. 

Reducing VMT  is a traffic capacity strategy that will also reduce 
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carbo n emissions. Sprawling growth impacts the quality of our 

watersheds and ultimately the Chesapeake Bay.  

 

The rising costs of energy, combined with the consequences of 

increasing greenhouse gas emissions are  building strong support for 

policies at all gover nment levels that effectively reduce our carbon 

footprint.  

 

increase in minority population 
The County population has increased 20% since 1990.  Minorities make 

up 46% of the population, an increase of 5%, with His panics 

accounting for almost 50 % of the gr owth.  The foreign -born population 

has doubled, making up 30% of the population.  

 

what has  changed and what is not changing?  
 

This edition of the Growth Policy provides an alternative review 

method that encourage s changes in travel patterns by directing 

gro wth to the urban areas.  The policy recommends an incentive that 

would replace some commercial space capacity with residential 

capacity to create a better jobs -housing balance.  The outcome of this 

approach would  be fewer vehicle miles traveled . 

 

The County uses several tools to manage growth (see table). The Local 

Area Transportation Review (LATR) calculation will remain the same 

with some proposed changes to foster mitigation. A minor  change in 

the school test is recommended that  will slightly reduce mitiga tion fees  

on development , but not the threshold for moratorium.  

 
 
 
 
 
 
 

 
Growth Management Tool  

 
Application  

 
Proposed  
 

 
Master plans 

 
where  

 
same 
 

 
Zoning 

 
how  

 
same 
 

 
Subdivision regs  

 
how  

 
same  
 

 
School capacity  

 
when  

 
minor change to monetary 
assessment 
 

 
LATR  

 
when  

 
minor changes to mitigation types 
 

 
PAMR  

 
when  

 
stay within general bounds of 
PAMR ð encourage smart growth  
 

comparison of current and proposed requirements 

The growth management tools used in the County along with an indication of whether changes 
are proposed. 

 

The proposed Growth Policy includes eleven recommendations for 

changes that would take effect January 1, 2010, plus a twelfth 

recommendation describing future studies needed to inform the 2011 -

2013 Growth Pol icy.  
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Summary of Proposed Changes 

Category Description Current Process Proposed Process Motivation for Change Appendix  

 
Smart Growth 
Criteria:  
 
1. Transit Proximity 

 
Alternative Review 
Procedure for Policy Area 
Mobility Review (PAMR) 

 
None 

 
For compact, mixed-use projects near 
transit that exceed otherwise required 
energy efficiency, PAMR mitigation 
resources will be directed to transit, 
additional affordable housing, and a 
reduction in development costs. 

 
Encourage mixed-use projects with proximity to 
transit to reduce vehicle trip generation rates. 
 
Promote affordable housing and Climate Protection 
Plan goals. 

 
N 

 
APFO 
Transportation: 
 
2. Balance Between 
Land Use and 
Transportation 

 
Establish symmetry in 
transit and arterial LOS 
standards 

 
Relative Arterial Mobility 
must be LOS D or better 
regardless of transit service 
 

 
Relative Arterial Mobility of LOS E 
allowed in areas where Relative Transit 
Mobility is LOS B 

 
Promote more efficient utilization of scarce 
transportation resources 
  

 
M 

 
APFO 
Transportation: 
 
3.  Non-Auto Facility 
Values  

 
Expand the range of 
candidate non-auto facility 
types eligible for impact 
mitigation and set values at 
$11,000 per vehicle trip 

 
Candidate Non-auto 
facilities limited to twelve 
types of projects, each 
valued based on outdated 
cost information, and most 
types no longer accepted by 
County DOT 

 
Non-auto facility types expanded to 
include additional projects, with all but 
sidewalk/bike path connectivity projects 
valued at $11,000 per vehicle trip. 

 
Encourage candidate project identification based on 
area needs rather than lowest cost.  Improve 
predictability for applicants.  Obtain projects 
appropriately valued at the cost of the trips being 
mitigated. 

 
M 

APFO 
Transportation: 
 
4. APF 
Transferability  

Allow vested APF rights to 
be transferred into a Metro 
Station Policy Area from an 
adjacent Policy Area 

APF rights not transferable APF rights transferred with joint 
subdivision application between sending 
and receiving sites to apply 
unused/remaining APF capacity in 
suburban areas.  

Encourage development approvals in urban areas.  
Applies/reduces pipeline of approved but unbuilt 
projects. 

 
K 

 
APFO 
Transportation: 
 
5. TOD Trip 
Generation Rates 

 
Expand the geographic 
application of residential trip 
generation rates 

 
Customized trip generation 
rates provided by staff for 
only Bethesda, Silver 
Spring, and Friendship 
Heights CBDs 

 
Lower residential trip generation rates 
based on TCRP Report 128 allowed for 
TOD applications in MSPAs. 

 
Encourage residential development near all transit 
stations.   

 
M 

APFO  
Transportation: 
 
6.  White Flint APF 
approval process 

Replace LATR and PAMR 
with public entities and 
funding mechanisms to be 
determined through the 
Draft Sector Plan  

LATR and PAMR applies LATR and PAMR replaced by public 
entities and funding mechanisms as 
recommended in the Draft Sector Plan. 

Streamline funding and delivery of master plan 
transportation infrastructure.   

 
M 

Other: 
 
7. Policy Area 
boundary changes 

Establishment of Life 
Sciences Center Policy 
Area, revision to White Flint, 
Germantown Town Center, 
and R&D Village Policy Area 
boundaries 

Policy Area boundaries 
established per 2007-2009 
Growth Policy 

Changes to Policy Area boundaries as 
recommended in Draft Sector Plans. 

Improve relationship between planned land uses, 
transit services, and Policy Area boundaries as 
recommended in Draft Sector Plans. 

 
H 

APFO 
Schools: 
 

Establish the threshold for 
the application of the school 
facility payment 

The application of a school 
facility payment occurs 
when projected enrollment 

Set the threshold for application of a 
school facility payment at projected 
enrollment greater than 110% of 

Several school clusters have a projected enrollment 
slightly over 105% of projected capacity yet more 
significant deficits are required for CIP programming. 

 
M 




