Town Discussion & Listening Session
ZTA 20-07: R-60 Rezoning to Accommodate “Missing Middle” Housing

Discussion Points
• Initial Description of Legislation
• ZTA Comparison to Existing Code (Chart)
• Public Hearing Date(s)
• Questions We Have About the ZTA
• Your Comments & Questions
• Next Steps

Initial Description of Legislation (Part 1)
1. Sponsor: Councilmember Jawando
2. Allows R-60 lots 25,000 square feet or less within 1 mile of a Metro station entrance
to build duplexes, smaller townhouses, triplexes, quadraplexes, or small apartment
buildings within the County’s current R-60 lot coverage, building height, and
setbacks as well as minimum lot size and parking requirements.
3. R-60 lots 25,000 square feet or less within ½ mile of a Metro station entrance would
have a less restrictive lot coverage limit of 35% and reduced minimum parking
requirements.
4. No limit on number of dwelling units per lot
5. R-60 lots could be combined as long as square footage remains under 25,000.

Initial Description of Legislation (Part 2)
6. Goal is to create more affordable housing “in advance of more comprehensive
changes to the Zoning Code…” and help to add 10,000 new housing units by 2030.
7. “Missing Middle” refers to buildings that are compatible in scale, form, and
construction with single-unit detached homes, but include multiple housing units.
8. Bill was introduced alongside another Bill 52-20 Landlord-Tenant Relations,
Protections Against Rent Gouging Near Transit (includes rental units within 1 mile
of a Metro Station entrance, Purple Line transit station, and ½ mile of a BRT
station).

ZTA Comparison to Existing Code (Chart)

Public Hearing Date(s)
• The County Planning Board has scheduled a Public Hearing for January 28
• The Council Council has scheduled a Public Hearing for February 11 at 7:30 pm

Questions We Have about the ZTA
1. Current Law: Maryland municipal land-use code housing standards are different from
the County R-60 zone standards. Will the ZTA honor current building authority that
independent municipalities have?
2. Timing: Given the Thrive Montgomery 2050 (General Plan), why is this one-size-fits-all
County-wide ZTA being introduced now rather than being worked through the holistic
Thrive Montgomery development and adoption process (and the Master/Sector
Planning processes)?
3. Process: Many communities and residents expected to work with the County Planning
Board & Staff on the complex issues associated with the “Missing Middle” housing
implementation so that the expected outcomes are achieved. Using this ZTA to
introduce “Missing Middle” housing is out of sync with the process and lacks
transparency. Where is the public outreach and education? Shouldn’t residents and
businesses be allowed adequate time to attend Thrive Montgomery work sessions while
not having to concurrently address a major change in residential zoning?

Questions We Have about the ZTA
4. Precedence: The recently adopted Viers Mill Corridor Master Plan and Forest-Glen
Montgomery Hills Sector Plan proposed introducing “Missing Middle” housing only in a
limited number of targeted locations along Viers Mill Road and Georgia Avenue. Again,
why is a blanket approach being proposed with this ZTA?
5. Potential: ZTA proposes putting “Missing Middle” housing only in R-60 neighborhoods,
but why aren’t other residential zones being considered? ZTA 20-07 also limits Missing
Middle Housing to within 1 mile of Metrorail stations, but what about Purple Line
stations, Marc stations, BRT routes?
6. Affordability: If the true goal is to increase housing near transit that is affordable to
persons in the middle- or lower-income brackets, then more thought should be given to
where and how to implement this type of housing as well as more consideration of a
wide array of policy tools to achieve outcomes.

Questions We Have about the ZTA
7. Compatibility: ZTA 20-07 would allow not only duplexes and townhouses, but also
apartment buildings. While duplexes and townhouses could be built so they look much
like single-family houses, but not apartment buildings. If several lots were aggregated,
the building could be quite sizeable. Why does this ZTA also allow apartment buildings,
and how can their compatibility with the existing neighborhood be ensured?
8. Infrastructure Capacity: How will it be determined if the current infrastructure
(stormwater drainage, soil conditions, street width, water, sewer, electricity grid,
schools) can accommodate increased density? If there are infrastructure shortcomings,
how will this be handled?
9. Environmental: Replacing small older homes with larger structures (especially if
multiple lots are aggregated) will result in significant loss of tree canopy. This will be
especially true because of on-site parking requirements. Loss of tree canopy will have
significant impacts on the microclimate – less cooling than is now provided by the
canopy trees and the potential that neighborhoods would become heat islands. What
modifications to the ZTA could remedy this?.

Questions We Have about the ZTA
10. Need for New Housing Units: Presently, there are approximately 8000 housing units
that have been approved by the Planning Board that are under construction and
roughly 30,000 more in the pipeline as developers wait to time the market. If approved
units are built, the County is well on its way to meeting housing goals. Why isn’t more
thoughts given to motivating developers to begin construction?
11. Financial Viability: Daniel Parolek, who coined the term “Missing Middle” housing is
having second thoughts about their financial viability:
• There is much higher demand for single family homes than multi-family units
• In areas that have high land values, the economics of building a duplex may not compete with
a single-family home (unless other policy changes are made)

Given the focus on affordability, shouldn’t there be a push for expanding multi-family
housing all over the County rather than in high land value areas? Is there a
misalignment between the stated goals and potential outcomes?

Your Comments & Questions

Suggested Next Steps
• Send questions and comments to Town Council
• Sign up to testify at the Public Hearings
• Send comments to the Planning Board & County Councilmembers

