
















































































































is already available.  Otherwise the current median price would meet or exceed the price of the proposed “attainable housing” to be 
constructed. 
 
There are a number of questions that need to be answered before major changes affecting quality of life throughout the County are made: 
 
How much new affordable housing is needed?  Current projections from the Planning Board are inadequate and questionable.  
 
 – Apparently there is a lack of data about approvals and construction of approved housing before 2019.  We don’t know the full extent of 
the current supply and  already approved additions to the supply.  How can we know the additional need if we don’t know the available 
supply? 
 
 – Population estimates serving as the basis for future need are questionable.  Despite estimates that the County will grow by 200,000 
(20%) over the next few years, the County’s population actually decreased between 2020 and 2023.  Will long term trends possibly 
resulting from the pandemic and work-at-home continue, and to what degree? Will the County resume growing and, if so, at what rate?  
 
 
Will the proposed zoning changes for “attainable housing” bring about a solution for whatever amount of additional affordable housing is 
needed?  
 
 – The planners say there will be a “trickle down” effect and that an increase in the supply of “attainable housing” will lead to greater 
availability of affordable housing.  Has Republican style “trickle down” economics ever worked?  Will more higher priced “attainable” 
housing lead to more lower priced affordable housing? 
 
 – Will developers seeking to maximize profits purchase naturally occurring affordable housing and replace it with new “attainable” units?  
If so, as seems likely, the supply of affordable housing would be reduced rather than increased, thus making the affordable housing problem 
worse.   
 
 – Can the County require that no redevelopment of existing naturally occurring affordable housing be undertaken unless the replacement 
units are no more expensive than the housing to be replaced, i.e., that these units also be affordable?  No policy should be adopted which 
will result in a net reduction of affordable housing in the County. 
 
 – How will the County prevent gentrification of neighborhoods by replacing naturally occurring affordable housing with “attainable” 
housing?  Can the County ensure that displaced owners or renters have an opportunity to continue to live in their neighborhoods after 
“attainable” housing is built there? 
 



– The goal is that 75% of new housing should be “affordable.”  How will the Attainable Housing Initiative achieve this goal when the 
planners estimate that new units will cost more than the naturally occurring housing they will replace?  Can this goal be met without 
subsidies that it appears the County is not in a position to provide? 
 
 
Will the proposed “attainable housing” increase societal equity? 
 
 – Proposals to build duplexes, triplexes, quadplexes, and especially “small” apartment buildings will likely result in construction of rental 
units.  Adding rental units rather than owner-occupied housing will prevent accumulation of generational wealth, thus worsening equity. 
Can the County ensure that new “attainable housing” duplexes, triplexes, quadplexes, and units in the proposed 19-unit apartment 
buildings are owned by residents rather than investors or speculators?  A perpetually applicable requirement in deeds may be required to 
ensure these units will be occupied only by owners.  Otherwise there will be no generational wealth created and societal equity may be 
worsened rather than improved. 
 
 
Can the County meet the infrastructure costs resulting from the “Attainable Housing Initiative?”   
 
 – These infrastructure costs have been estimated at $6 Billion.  How will the County government address the need to pay these costs?  
How will these costs affect the County’s AAA bond rating? 
 
 – New housing other than senior facilities and high-rise apartment/condominium buildings cost the County more in services than they 
generate in tax revenues.  How will the County pay for the additional services needed and demanded by residents of new more dense 
“attainable” housing? 
 
 – Is there adequate school capacity for additional students living in areas with increased density resulting from new “attainable” duplexes, 
triplexes, and “small” apartment buildings?  Especially in the down county areas to be densified, there is generally no land available for new 
schools or additions to schools unless parkland or playgrounds are taken.  Yet increased density requires more park and play area, not less. 
 
 – Is stormwater infrastructure adequate to handle increased runoff from larger structures on lots?  My neighborhood in recent years has 
had flooding (including manhole covers being popped up from storm sewers) as one street floods after heavy rain because of additional 
development in the area.  Can the County afford the “millions of dollars” estimated cost of increasing the size of the storm sewer just in my 
neighborhood, let alone the increased runoff in other neighborhoods to be densified? 
 
 – Can the County afford to pay for the street and traffic improvement needed as a result of densification?  Despite wishful thinking, 
residents of densified neighborhoods will almost invariably have cars.   Unless there are requirements for adequate parking (i.e., well more 
than ½ parking space per unit) on lots with duplexes, triplexes, and quadplexes, let alone “small” apartment buildings, street parking will 



necessarily be inadequate. In addition many streets in older neighborhoods affected by the proposal are too narrow to allow parking on 
both sides, making the problem worse.   
 
– How will the need for additional on-site parking impact our current tree canopy retention and stormwater runoff problem?  More 
impervious surface areas will make both these problems worse. 
 
 
Should the quality of life in neighborhoods throughout the County be impacted by densification until there is evidence that the upzoning 
will result in an increase in affordable housing? 
 
– Should we affect the entire County before we know the impact of what we are doing?  While the Attainable Housing Initiative will 
increase options for some residents, it will eliminate an option for all residents.  Residents will no longer have the option to buy or rent a 
single family home in a neighborhood guaranteed by the County to remain a relatively quiet low density area where they will not have 
more density including even an apartment building built next to their home.  Making this change amounts to a betrayal of trust by the 
County to all residents who relied on the County’s promise that their neighborhood would remain low density when they bought or rented 
their home.  The County should not betray the trust of residents unless it is proven that the Attainable Housing Initiative will create more 
benefits than negative impacts. 
 
 
Can the Planning Board provide unbiased data concerning the Attainable Housing Initiative?   
 
– The Planning Board and staff seem to be advocates for the Attainable Housing Initiative  rather than neutral analysts who provide facts for 
the decision makers on the Council.  For example, the Chair of the Planning Board was quoted as saying the average price of a home in 
Montgomery County is more than $1,000,000.  As a descriptor of the housing market in the County, this statement could be an example 
from the book How to Lie With Statistics.  As the Chair should know, the “average” or “mean” is the sum of the sales divided by the number 
of sales.  The “average” home sale price in Montgomery County is highly skewed by a few extremely high sales prices in Potomac and 
elsewhere.  The “average” or “mean” is not representative of the actual housing market.  When price distributions are skewed as they are 
in Montgomery County, the median – half above and half below – is a much better indicator of the market.  The median single family home 
price in Montgomery County is around $600,000, which is lower than the goal set for “attainable” housing.  The lowest recent sale price in 
the County was slightly over $300,000.  I can only conclude that the Planning Board Chair’s statement that the average sale price in the 
County is over $1,000,000 was meant to deceive and persuade rather than to provide objective information for residents and the Council.  
The Council should direct the Planning Board to provide objective factual information, not arguments why the Council should take one 
position over another, before the Council acts on the Attainable Housing Initiative. 
 
 









Single-family neighborhoods are often prized for their low density, quiet environment, and uniformity in housing types. The introduction of 
multi-family housing units like duplexes or quadplexes will disrupt this aesthetic and change the character of the area. Larger buildings may 
contrast starkly with smaller single-family homes, creating a visual inconsistency that many residents may perceive as a loss in the charm or 
desirability of the neighborhood. 
 
This shift can lead to decreased property values for existing homeowners,  
who may have invested in their homes specifically because of the low-density residential setting. Lower property values can affect 
individual wealth, as home equity is often a primary asset for middle-class families. A drop in home values can also reduce local tax 
revenue, which could have broader fiscal implications for local government services, such as schools and public safety. 
 
2. Strain on Infrastructure and Services 
Introducing higher-density housing to areas zoned for single-family homes could place significant strain on existing infrastructure, including 
schools, roads, sewer systems, and utilities. Single-family neighborhoods are often designed with infrastructure capacity intended for a 
certain population density, and a sudden increase in the number of residents could overwhelm these systems. 
 
For example, the added number of cars associated with duplexes or quadplexes can lead to traffic congestion on streets that were not 
designed for higher volumes of vehicles. Additionally, parking can become a significant issue, as multi-family units typically require more 
parking spaces than a single-family home, leading to overcrowded streets and diminished quality of life for all residents. Similarly, local 
schools, public transport systems, and emergency services might struggle to meet the increased demand, resulting in lower service levels 
across the board. 
 
3. Undermining Community Cohesion 
Many single-family neighborhoods are built around a sense of community cohesion, where residents share similar lifestyles, expectations 
for neighborhood maintenance, and long-term investment in the area. Introducing multi-family housing could lead to a higher rate of rental 
properties, which tend to have shorter-term tenants. A transient population may be less invested in the neighborhood’s long-term success 
and maintenance, leading to a decline in social cohesion and local engagement. This could erode the fabric of community organizations, 
local events, and mutual support networks that are critical for neighborhood vitality. 
 
Further, the differences in housing types may create tension among long-time homeowners and newer residents, particularly if the changes 
are viewed as being imposed by external developers or urban planners without sufficient community input. 
 
4. Potential for Increased Gentrification 
While advocates of increased density often cite affordable housing as a key benefit, the actual outcome could be the opposite, particularly 
in neighborhoods that are attractive due to their proximity to urban centers or other desirable amenities. Developers may view duplexes, 
triplexes, and quadplexes as an opportunity to construct higher-end units that attract wealthier residents. This could lead to gentrification, 
pushing out lower-income residents who may have previously been able to afford single-family homes in the neighborhood. 









WMCA is very concerned that the AHSI will adversely impact our quality of life by increasing population density that will harm the 
environment, place severe strains on critical infrastructure, further overcrowd our schools, and exacerbate traffic congestion, among other 
negative impacts. County Executive Marc Elrich agrees that the AHSI is a bad idea for Montgomery County.   
 
The most glaring problem with the AHSI is the failure of the Planning Department to conduct impact studies on the likely effects of the 
Initiative on the environment, infrastructure, schools, transportation, and adequate public facilities. Instead, the Planning Board simply 
states that “impacts on infrastructure. . . are likely to be minimal”  and “impacts [on] schools. . . will be de minimis.”  The County Council 
would be derelict in its duties if it were to enact the AHSI’s sweeping zoning changes without conducting, analyzing, and considering 
evidence-based studies of the Initiative’s expected impacts on the County and its residents’ quality of life.    
         
Montgomery County needs more affordable housing, not more market rate housing that will be generated under the AHSI.  Despite the 
AHSI’s stated intention to “create more opportunities for homeownership,”  research has shown that similar upzoning proposals have not 
resulted in any statistically significant reduction in the cost of housing.   
 
Instead of inappropriately bypassing the Master and Sector Planning processes by implementing the AHSI proposal, WMCA urges the 
County Council to consider implementing more effective ways to address the need for Missing Middle and affordable housing units.  
 
Our specific concerns and recommendations are detailed below:  
 
The AHSI Inappropriately Bypasses the Master and Sector Planning Processes for Modifying Zoning 
 
In its Priorities and Approaches for Housing Policy and Legislation policy statement, the Montgomery County Civic Federation notes that 
“[the Master and Sector planning] processes allow for consideration of important factors unique to a neighborhood, including existing 
density, transportation, infrastructure and adequate public facilities, and environmental concerns. These processes also allow for 
meaningful engagement with the specific community.”  Wildwood Manor has certain features and factors that are unique to our 
neighborhood. Instead of taking these unique factors into account, the AHSI will impose an inappropriate one-size-fits-all upzoning policy 
across the County. The Planning Board and County Council should not bypass the Master and Sector Planning processes by implementing 
the AHSI.  
 
The AHSI Will Place a Disproportionate Burden on Wildwood Manor by Utilizing an Inappropriate Definition of Priority Housing District  
 
Under the Planning Board’s proposed one mile straight-line buffer from Metrorail definition of Priority Housing District,  the AHSI’s impact 
on Wildwood Manor will be particularly severe. Two-thirds of Wildwood Manor will fall within the Priority Housing District, allowing the 
construction of duplexes, triplexes, and quadplexes in most of our neighborhood.  Additionally, 17 homes in the Northwest corner of our 
neighborhood on Aubinoe Farm Drive and Berkshire Drive will fall within a Growth Corridor and will be subject to the Medium and 
potentially Large Scale allowed densities.  



 
If any form of AHSI is allowed to move forward over our objections, a pedestrian network walkshed of 0.5 miles walk to rail stations should 
be utilized to define the Priority Housing District, since 0.5 miles “represents the distance most people are willing to travel to reach a 
Metrorail station.”  
 
Similarly, the Northwest corner of our neighborhood should not be included within the “Growth Corridor,” since there is no direct access to 
MD 187 (Old Georgetown Road) or I-270 within 500 feet of those 17 homes (see map). 
While the Planning Board seeks to justify its definition of Priority Housing District by stating its belief that “it was consistent to align the 
buffer distances with previous guidance from the Accessory Dwelling Unit parking requirements, which included 1-mile straightline 
buffers,”  we note that the approval of Accessory Dwelling Units did not envision the huge neighborhood impacts that will result from the 
increases in population density that will be generated under the AHSI. The pedestrian network walkshed of 0.5 miles walk to rail stations is 
the more appropriate definition for purposes of AHSI. 
 
The AHSI Will Exacerbate School Overcrowding in the Walter Johnson Cluster 
 
Dramatically increasing the population of Wildwood Manor and nearby Bethesda neighborhoods will place a severe burden on our already 
overcrowded Walter Johnson cluster schools. While North Bethesda Middle School is currently at capacity,  Ashburton Elementary School  
and Walter Johnson High School  are severely overcrowded.  
 
Ashburton has a capacity of 789 students.  However, current enrollment for the 2024-2025 school year is 869 students,  which is 110% of 
capacity. The enrollment projection for the 2028-2029 school year is 956 students, representing 121% of school capacity.  We note that this 
is the current enrollment projection, without taking into consideration any increases in population density in our single-family 
neighborhoods that will occur if the AHSI were to be implemented.  
 
North Bethesda Middle School has a capacity of 1,233 students , and is just shy of 100% capacity with a current enrollment of 1,228.  This is 
102 students higher than the projected enrollment of 1,126 for the 2024-2025 school year.  If MCPS can’t get projected enrollment right 
now, how is it going to be able to make accurate projections when single-family homes can turn into duplexes, multiplexes, and small 
apartment buildings?    
  
Similarly, Walter Johnson High School has a capacity of 2,290 students.  However, current enrollment for the 2024-2025 school year is 3,056 
students,  which is 133% of capacity. There are 19 portables, with barely any space to add more.  The enrollment projection for the 2028-
2029 school year is 3,143 students, representing 137% of school capacity.  Again, these are current enrollment projections, without any 
increases in population density due to implementation of the AHSI. There simply is not enough space in the Walter Johnson cluster schools 
to accommodate significantly more students. 
  



To make matters worse, Montgomery County has proven its inability to build adequate schools, as evidenced by the fact that Woodward 
High School opened for the 2024-2025 school year without a stadium, track, and athletic fields or an auditorium.  In fact, the NORTHWOOD 
@ WOODWARD FAQ Hub notes that the “[d]ate of completion [of the auditorium] is pending funding and planning.”          
 
While the Planning Board states that “attainable housing options are subject to existing transportation and school impact tax payments and 
any applicable Utilization Premium Payments to mitigate impacts on crowded schools,”  it has proposed replacing the current development 
impact tax exemptions and discounts for multi-family units with three or more bedrooms with “full countywide exemption for schools and 
transportation.”  Rather than addressing school capacity concerns, the Planning Board’s AHSI and Growth & Infrastructure Policy proposals 
will only exacerbate overcrowding in the WJ cluster.      
       
The AHSI Will Overtax the Sewer and Water Supply System  
 
WMCA has significant concerns about the negative impact of increased population density on Wildwood Manor’s sewer and water supply 
systems. Our aging infrastructure was designed to handle the density of our single-family neighborhood, not a significantly increased 
population.  
 
Ramapo, New York is a case in point of the inability of sewage infrastructure to accommodate new multi-family residential development. As 
reported in Cityscape, “New Jersey residents living downstream of Ramapo filed a multimillion-dollar lawsuit against the sewer district that 
serves the town, successfully proving in court that the local sewer plant had overflowed into the Upper Saddle River multiple times 
between 2006 and 2010. . . Despite subsequent investments in capacity, emergency sewage discharge occurred again in 2022, which 
environmental activists also connected with ‘extensive development in the area.’”  Ramapo also experienced inadequate water pressure to 
fight a nursing home fire, resulting in two deaths.   
 
These are the kinds of adverse consequences of overdevelopment that WMCA is concerned about and for which the Planning Board has 
given short shrift.     
 
The AHSI Will Exacerbate the Inadequacy of the County’s Stormwater Management System 
 
As with the sewer and water supply system, WMCA has significant concerns about the negative impact of increased density and loss of 
pervious surfaces under the AHSI on Wildwood Manor’s stormwater management system. WMCA’s concerns are heightened by the fact 
that the County’s current stormwater management code does not even address lot-to-lot drainage for three- and four-unit multiplex 
buildings. 
   
Ineffective stormwater management can have many negative consequences, including flooding of homes and businesses. As County 
Executive Elrich noted, “the County stormwater system will have to be upgraded because the outdated system is not equipped for the 
impacts of climate change. . . Our sewers are often not large enough for the volume of water and ultimately fail to move the water fast 



enough which causes flooding.”  The inadequacy of the County’s stormwater management system will only be exacerbated by increases in 
population density that will be generated by the AHSI.     
        
The AHSI Will Harm the Environment by Leading to a Loss of Tree Canopy  
Wildwood Manor benefits from mature trees throughout our neighborhood that not only provide beauty, shade, and animal habitat, but 
also improve air quality and decrease stormwater runoff. As the County’s Climate Change Officer Sarah Kogel-Smucker noted: “Tree canopy 
is incredibly important to Montgomery County. Trees are climate superheroes that remove carbon pollution from our atmosphere while 
providing the shade needed to withstand hotter temperatures.”   
 
Unfortunately, between 2014 and 2018 (the latest years for which data is available), Montgomery County lost 5,784 acres of tree canopy, 
reducing the percentage of tree canopy cover from 48.6% to 46.7%.  The AHSI will only exacerbate this troubling trend.     
 
Michael Knapp, Chair of the Metropolitan Washington Council of Governments’ Regional Tree Canopy Subcommittee, explains why infill 
development  threatens tree canopy: “Once a tree has grown and matured in these older neighborhoods, its root system [doesn’t] pay 
attention to property lines. . . One large tree can have a root system that extends into, maybe four different lots. So, if you go in and build 
on a lot, it is very easy to not only remove the trees that are on the lot but also impact the health of trees on adjacent lots.”  
 
The development envisioned under the AHSI will necessitate the removal of trees and directly conflict with the goals of the County’s 
Climate Action Plan to reduce greenhouse gas emissions by 80% by 2027, and by 100% by 2035 compared to 2005 levels.  While the 
Planning Department recommends exploring ways to lessen the canopy loss resulting from new development,  younger trees cannot 
replace the benefits of older mature trees in our neighborhoods.         
   
The AHSI Will Inundate our Neighborhoods with Cars and Worsen Traffic Congestion     
 
Parking Concerns  
 
WMCA has significant concerns about the number of cars that will be generated under the AHSI and available on-street parking in our 
neighborhood. Under the AHSI as currently proposed, there will be a 50% reduction in the parking requirement for duplexes and 
multiplexes in a portion of our community, and a 75% reduction in the parking requirement for duplexes and multiplexes in the majority of 
our community that falls within the Priority Housing District.  Many more cars will be associated with any 10-unit buildings that would be 
allowed to be constructed in the Northwest corner of our neighborhood under the AHSI’s Medium Scale development. While the Planning 
Board likes to believe that people moving into duplexes, multiplexes, and small apartment buildings will not have cars, that is not reality. 
Even if people are frequent users of public transit, they will have cars in order to get to other areas in Maryland, Virginia, and DC.  
   
Wildwood’s single-family homes typically have between 2-3 cars each.  A quadplex housing 4 families could easily have 8 cars, depending 
upon the number of residents. Without onsite parking, those cars will be utilizing limited street parking spaces. Wildwood Manor has 



narrow streets, most without sidewalks. If cars are parked up and down both sides of the street, pedestrians and children riding their 
bicycles will need to walk and ride in the middle of the street, with the attendant risks to their safety posed by more cars driving through 
our neighborhood.     
 
Concerns about Ingress and Egress to Our Neighborhood   
 
As noted above, WMCA is concerned about the number of cars that will be generated under the AHSI and the resulting traffic congestion 
that will make it even more difficult to get into and out of our neighborhood. Wildwood Manor is uniquely situated between MD 187 (Old 
Georgetown Road) and MD 355 (Rockville Pike), with the only means of ingress and egress via Cheshire Drive and Grosvenor Lane, which 
intersect. The traffic pattern is further complicated by the fact that there is what we call the “loading zone” between Old Georgetown Road 
and the 4-way stop sign that marks the intersection of Cheshire Drive with Grosvenor Lane and the entrance to the Wildwood Shopping 
Center (see map). This “loading zone” is only long enough to accommodate 5 cars in each of the lanes.  
 
In 2015, the Montgomery County Department of Transportation (MCDOT) commissioned an improvement study of the Old Georgetown 
Road at Cheshire Drive intersection.  The report found the following:  
 
AM Peak Hour 
 
• The queuing on the westbound approach of the intersection of Old Georgetown Road at Cheshire Drive continuously exceeded the 
storage capacity. Maximum queues extended onto northbound Grosvenor Lane to Hatherleigh Drive/Hurst Street, a distance of 
approximately ¼ mile.  
 
• An average of two to three signal cycles were required for westbound vehicles in the queue to clear the intersection of Old 
Georgetown Road at Cheshire Drive.  
 
PM Peak Hour 
 
• The queuing on the westbound approach of the intersection of Old Georgetown Road at Cheshire Drive continuously exceeded the 
storage capacity. Maximum queues extended onto northbound Grosvenor Lane to Southport Drive, a distance of approximately 300 feet.  
 
• An average of two signal cycles were required for queued westbound vehicles to clear the intersection of Old Georgetown Road at 
Cheshire Drive.  
 
• The queuing on the southbound approach of the intersection of Old Georgetown Road at Cheshire Drive occasionally exceeded the 
storage capacity.   
 



To address excessive queuing at this problematic intersection, WMCA worked with MCDOT to advocate for the construction of a dedicated 
right-turn lane to accommodate westbound cars turning right from Cheshire Drive onto northbound Old Georgetown Road. This right lane 
was ultimately built and, along with signal timing changes, has helped to alleviate traffic congestion at this intersection.  However, WMCA 
fears that increased population density in our neighborhood will result in excessive queuing again at the Cheshire Drive-Old Georgetown 
Road intersection, as well as at the Grosvenor Lane-Rockville Pike intersection. 
 
Concerns about Traffic Congestion on Old Georgetown Road 
 
In addition to traffic congestion on Cheshire Drive and Grosvenor Lane, WMCA is very concerned that the AHSI will worsen traffic 
congestion on Old Georgetown Road, as well as on Rockville Pike and other State and County roads. The AHSI will significantly increase 
population density and associated cars in the neighborhoods all along Old Georgetown Road, as well as elsewhere in the County, at a time 
when the State and County have reduced the capacity of Old Georgetown Road between Ryland Drive and Nicholson Lane by one-third 
with installation of the barely used bike lanes.  
  
The Maryland Department of Transportation State Highway Administration’s (MDOT SHA) MD 187 Final Corridor Assessment found that 
travel impacts are most severe in the northbound PM peak direction. Specifically, the Final Assessment found “on average, [a] 2.1 minute” 
increase in travel time,  which translates to about a 34% increase in travel time in the northbound PM peak direction post-bike lane 
installation. In addition, northbound travel times increased starting at 2:00 PM through about 6:30 PM   – impacting traffic far more than 
just at peak hour. While not as high as during the afternoon hours, northbound travel times also increased between 7:00 AM and about 
9:30 AM compared to pre-installation travel times.   
 
Similarly, the Final Assessment found an increase in post-installation travel times in the southbound direction beginning at 7:00 AM through 
about 9:30 AM, and then again from 1:00 PM to about 5:00 PM  -- impacts far beyond just peak hour. As daily users of Old Georgetown 
Road, we continue to experience significant vehicular travel delays and back-ups that will only be exacerbated by the AHSI.   
 
Concerns about Delays in Emergency Medical, Fire, and Police Services 
 
Increased traffic congestion on Old Georgetown Road, Rockville Pike, Cheshire Drive, Grosvenor Lane, and neighborhood streets will also 
negatively impact the ability of emergency medical, fire, and police vehicles to serve Wildwood Manor and other neighborhoods in a timely 
manner, threatening public health and safety.   
 
In addition to delays in emergency response times, WMCA is concerned about whether the County’s emergency medical, fire, and police 
departments have the necessary resources to serve the population increases envisioned under the AHSI. This is already a concern, as the 
Montgomery County Police Department is “fac[ing] unprecedented staffing shortfalls.”   
 
The AHSI Will Increase Property Taxes 



 
WMCA also opposes the AHSI because it will likely result in increased property taxes due to higher assessed property values. Research 
examining the 2013 and 2015 upzonings in Chicago found “statistically significant, robust evidence that a byproduct of upzoning is growth 
in property values on affected parcels … within two years of the zoning changes….“  County Executive Elrich also notes that upzoning 
increases land values and raises property taxes.  
 
Despite its Intentions, the AHSI Will Not Reduce Housing Costs   
 
Despite its intent to increase attainable housing, evidence does not support the contention that the AHSI will reduce housing costs. Urban 
Institute researchers who studied upzoning reforms throughout the country between 2000 and 2019 found “no statistically significant 
evidence that additional lower-cost units became available or moderated in cost in the years following reforms.”  In New York, “up-zoning 
did increase supply, but it did not drive down prices.”  Similarly, a study of upzoning in Chicago over a 5 year period found “that the short-
term, local-level impacts of upzoning are higher property prices but no additional new housing construction.”   
 
Instead of the AHSI, the County Council Should Consider and Pursue More Effective Ways to Increase Affordable Housing 
 
Instead of inappropriately bypassing the Master and Sector Planning processes by implementing this AHSI proposal, WMCA urges the 
County Council to consider implementing more effective ways to address the need for Missing Middle and affordable housing units, such as 
the following:  
 
• converting unused and underutilized office and commercial space into affordable housing; 
 
• co-locating affordable housing on county-owned properties;  
 
• increasing financial support for the Affordable Housing Opportunity Fund (AHOF), which provides short-term loans (matched at least 
3:1 with private lending) to developers to acquire and preserve affordable housing.  
 
• consider increasing the percentage of required Moderately Priced Dwelling Unit (MPDU) units, adjusting the MPDU income 
requirements, requiring that MPDU units reflect the mixture of unit sizes available in the project, and ensuring that projects replacing 
projects meeting MPDU requirements at least maintain the percentage of affordable units.  
 
• establishing a No Net Loss of Naturally Occurring Affordable Housing (NOAH) policy. Where NOAH exists in older multifamily 
developments slated for redevelopment, policymakers should seek to ensure that replacement projects will include affordable units at least 
equivalent in number, size, and rental cost to those currently available. The county should pursue anti-displacement initiatives in vulnerable 
communities.  
 



• adopting policies to promote more home ownership opportunities in new developments; 
 
• identifying projects on county-owned or faith-based properties that might designate a specific number of units for the county 
workforce (i.e., teachers, police, first responders, and public servants) housing program lottery.   
 
• establishing down payment assistance programs for first-time home buyers, similar to The Home Stretch program Councilmember 
Kate Stewart created when she was Mayor of Takoma Park;  and  
 
• other innovative affordable housing strategies.   
  
Conclusion 
 
We, your constituents, did not elect you to eliminate single family zoning throughout the County. Do not risk harming the environment, 
overwhelming the County’s infrastructure, overcrowding schools, and flooding our roads with additional cars by implementing the 
Attainable Housing Strategies Initiative, especially since it won’t accomplish the County’s goal of increasing affordable housing.  
 
If you have any questions or would like to follow-up with us about our comments, please contact Karin Bolte, WMCA Development 
Committee Chair, at   
 
Thank you for your consideration of our concerns and recommendations.   
 
Sincerely,  
 
 
Leana Derbarghamian, President 
Wildwood Manor Citizens Association 
 
 
Karin Bolte, Chair, Development Committee 
Wildwood Manor Citizens Association 
 
Cc: Arlet Koseian-Beckham, Acting Vice President, WMCA 
Marie Wierzbic, Secretary, WMCA 
County Executive Marc Elrich 
Jason Sartori, Planning Director, Montgomery Planning 
Lisa Govoni, Housing Planner, Montgomery Planning  















Thank you for the opportunity to provide feedback on the Planning Department’s 2024 Attainable Housing Strategies (AHS) initiative. While 
I understand the intention behind increasing small-scale housing options such as duplexes, triplexes, and townhomes, I would like to 
express my concern that these strategies may actually exacerbate affordability challenges and other critical issues for many town of Chevy 
Chase  residents. I would like to use a concrete example to illustrate this, along with several broader concerns. 
 
### 1. **Case Study: Walsh Street, Chevy Chase, MD** 
In the case of 4500 Walsh Street in Chevy Chase, MD, a single-family home was demolished and replaced with three townhomes. The 
original home had a list price around $1.4 million, which, while still high, reflects the general market for the area. The three newly 
constructed townhomes, however, were listed at approximately **$3.65 million each**, more than **2.5 times the price** of the original 
home. 
 
This example demonstrates a trend where developers take advantage of zoning changes to replace relatively more affordable housing with 
expensive, luxury units, rather than the attainable housing that these strategies are meant to encourage. 
 
### 2. **Market-Driven Development: Pushing Affordability Out of Reach** 
Rather than creating more affordable housing, this type of development leads to speculative, market-driven outcomes. Developers are 
incentivized to build high-end units because there is a greater profit margin, particularly in desirable areas such as Chevy Chase. This trend 
raises housing prices across the board, pushing the concept of "attainable" housing further out of reach for middle- and lower-income 
families. 
 
### 3. **Increased Density and Infrastructure Strain** 
While small-scale housing may seem like a solution for increasing housing stock, the reality is that adding more units in already dense areas 
risks overwhelming critical infrastructure. Schools in many neighborhoods, including Chevy Chase, are already **bursting at the seams**, 
with overcrowded classrooms and inadequate staffing levels. Increasing density without proper planning and investment in education 
infrastructure will strain local schools even further, potentially reducing the quality of education for all students. 
 
Additionally, neighborhoods are often not equipped to handle the **pedestrian safety concerns** that come with increased density. More 
housing means more cars on residential streets, posing risks for pedestrians, cyclists, and children walking to school. Without 
improvements to sidewalks, crosswalks, and traffic management, we risk making these neighborhoods less safe, especially for vulnerable 
populations like children and seniors. 
 
### 4. **The Need to Preserve Neighborhood Character** 
Many areas targeted for small-scale housing reforms, such as Chevy Chase, serve as important buffers between the bustling downtown 
areas and quieter, family-oriented neighborhoods. These residential enclaves provide a unique quality of life that should be preserved, not 
sacrificed for development at all costs. Allowing the construction of townhomes, triplexes, and other multi-family units in these areas will 
fundamentally alter the character of these neighborhoods, leading to **increased noise, traffic, and congestion**. 




























































































