ATTACHMENT 1

Memorandum

To: Jacob Sesker

Montgomery County Planning Department
From: Anita Morrison

Abigail Ferretti

Partners for Economic Solutions

Leland Edgecombe

Wilfred Lewis

The Edgecombe Group
Subject: Financial Modeling Under Existing and CR Zoning
Date: August 17, 2009

This analysis assessed the economic consequences of development under a range of zoning,
Floor Area Ratios (FARs) and parking solutions. Each financial model is a static pro forma
that compares the total costs of development with the investment justified by the potential
returns from leasing or condo sales. The pro formas solve for “Residual Land Value”, which
represents the amount a developer could afford to pay for the project’s land and still make
an acceptable return on investment.

Development Under Existing Zoning

The first set of analyses deals with development under the existing zoning categories most
appropriate to White Flint:

CBD Standard and Optional Method;
TMZX-2 Standard and Optional Method;
C2 Standard Method and Mixed-Use; and
C2 TOMU.

They test the potential for development on a 2.5-acre site in the White Flint area for four
land use combinations:

office and retail space;

residential apartments and retail space;
residential condominiums and retail space; and
retail only.

. ®

1

O



Table 1 on the following page summarizes the provisions of the different zoning regiments.
Table 2 on page 3 describes the various scenarios and differences imposed by those zoning
requirements. Appendix A summarizes the basic model inputs for different land uses.
Appendix B provides the pro formas by land use.

Table 1. Reguirements Under Existing Zoning Categories

CBD 2 CBD 2 TMX - 2 TMX -2 | C2 Standard
Standard | Optional | Standard | Optional | Commercial
Commercial Development

Maximum FAR 2.0 4.0 0.6 2.0 1.5 1.0 0.8
Maximum Height &0 143 42 200 42 75 180
Maximum Coverage T5% 75% T5% 0% NA 6% T5%
Minimum Lot Area . 18,000 5 18,000 5 . 40,000
Frontage Improvements No Yes Yes Yes No Nao Moy
Building Lot Termination

(BLT No No No Yos Mo No No
Public Use Space (% of site) 1085 200 109 20% 10% 10% 10%
Off-Site Parkland' Public

ROW Dedication Mo Mo Mo Mo Mo No FEY
Residential Development

Maximum FAR 2.0 4.0 0.5 2.0 NA 20 1.8
Maximum Height 80 143 42 200 MNA ki3 180
Maximum Coverage T5% 80% B0% B0% NA TE% T6%
Minimum Lot Area 2 18,000 - 18,000 NA NA 40,000
Frontage Improvements No Yes Yes Yes MA Mo No
Building Lot Termination

(BLT} Mo No No Yes NA HNo Mo
Public Use Space (% of site) 10% 20% 10% 20% NA 10% 10%
Odff-Bite Parkland/ Public

ROW Dedication No Mo Mo Mo MA No 258,
Sources: Montgomery County Zoning Code: Partners for Economic Solutions, 2008,




TMX -2
1z 0 : Standard oML 0T = MU

Site Size (in acres) 2.5 25 2.5 2.5 2.5 25 25
Distance to Metro 1,200 fasat 1,200 foet 1,200 feat 1, 2000 fisart 1, 300 Fist 1,200 foat 1,200 feat
Office/Retail Development

FAR 0.5-2.0 40 0.5 1.0, 1.5, 2.0 1.5 MA HNA
First-Floor Retail & 0.4 FAR 0.4 FAR 0.4 FAR 0.2 FAR 0.4 FAR 0.4 FAR NA NA
Oifiee for Balancs of Space Balance Balanes Balance Balance Balance NA Na
Structure Type Stick-Built High-Rise  Stick-Built  Stick-Built Seick-Built Na NA
Parking Type (1} Abave Above, Balow Surface Above Above NA NA
Parking Ratio per 1,000 s.f. Retail (2) 5.78, 8.0 4.9 8.00 4.9 4.8 A MA
Parking Ratio per 1,000 s.f. Office 24 24 2.4 2.4 24 NA NA
Public Use Spaca lin a.0) 10% 20% 10% 0% 10% NA NA
ResidantislFetail Development

FAR 0820 4.0 0.5 1.4, 1.5, 2.0 NA 1.0, 1.6 2.0
First-Floor Retail & 0.4 FAR 0.4 FAR 0.4 FAR 0.4 FAR 04 FAR NA 0.4 FAR 0.4 FAR
Residential for Balance of Space Balance Balance Balance Balance NA Balance Balance
MPDUs (2} 12.5% 12.5% 12.5% 12.5% NA 12.5% 12.58%
Workforce Heg Units (% of market) (4) 10.0% 10.0% 10.0% 10,0% HA 10.0% 10.0%
Structure Type Stick-Built High-Hise Stick-Built Stick-Built NA Stick-Built Stick-Built
Parking Type (1} Surface, Above Above, Balow Surface Above NA Above Above
Parking Ratio per 1,000 &.f. Retail (2) a0 8.0 8.0 a.0 HA 8.0 8.0
Parking Ratio * Average per Unit (5} 1.20 1.20 L0 1.00 HA 1.20 L0
Publiz Use Space (in s.£) 10% 205 10% 20% HA 10% 10%
O Site Parkland, Rightof Way Dedication NA NA NA NA NA NA 5%
Besidential/Office Development

FAR 0.5-2.0 4.0 05 1.0, 1.5 2.0 NA 1.0, 1.5 20
Firet:Fleor Cifice @ 0.6 FAR 0.6 FAR 0.6 FAR 0.6 FAR 0.6 FAR HA 0.6 FAR 0.6 FAR
Residentin] for Balance of Space Balance Balance Balance Balance NA Ealance Balance
MPDUs 1L.6% 12.5% 12.6% 12.6% MA 12.5% 12.5%
Workforce Housing Units 10u0% 10.0% 10.0% 10.0% MNA 10.0%% 10.0%%
Boructure Type Stick-Built High-Rise Stick-Built Stick-Built HA Btick-Buily Stick-Built
Parking Type (1) Burface, Above Abave, Below Burface Above NA Above Above
Parking Ratio per 1,000 s.f, Office 24 24 2.4 24 NA 14 4
Parking Ratio - Average per Unit (5} 1.20 1.20 1.0 1.00 NA 1.20 1.50
Public Uss Spacs (in .03 10 0% 10% 20% HA 10% 10%
Off-Site Parkland, Right-ofWay Dedication NA NA NA NA NA NA 5%
Botail Developmant

FAR 0,85 035 [1E:1]

Rotail Square Feet All All All

Structure Type Stick-Built Stick-Built Stick-Built

Parking Type (1) Surface Surface Surface

Parking Fatio per 1,000 s.f Retail (2) an 9.0 a0

Public Use Space (in s.£) 10% 10% 10%

Notest (L) Surface parking up to 0.5 FAR: tuck-under parking 0.5 to 1.0 PAR! above-ground stracture 1.0 FAR and above,

(2} General retail at 5.0 spaces por 1,000 square fest and restaarants at 25,0 spaces per 1,000 square feet. Assumes 20 percent restaurant and 80 percent gensral
retail. Adjusted for shared use.

{3) MPDUs are included at 12.5 percent of the base mumber of housing units before consideration of workforce housing units. MPDUs are 10 percent smaller than
market-Tate units.

{4} Workforee Housing Units are included nt 10,0 percent of the number of market-rate housing units. Zoning allows additicnal FAR and height to accommodnte
WFHUs. WFHUs are 10 percent smaller than market-rate units.

{8} Assumes 35 percent cne-bedroom units and 65 percent two-bedroom units,

Source’ Partners for Economic Solutions, 2004,




Resulting Land Values

Table 3 summarizes the residual land values resulting from each scenario and zoning
category. The values are expressed both in terms of value per square foot of land and value
per FAR square foot. They are impacted by several key factors:

Construction Type — Low-rise development of five stories or less can be “stick-built”
construction at a significantly lower cost than high-rise construction, which requires
different techniques and materials as well as higher labor costs.

Parking — The type of parking has substantial cost implications. Surface parking
can be developed for as little as $2,700 per space while construction costs for parking
in above-ground structures range from $20,000 to $33,750 per space depending on
the design and need for mechanical ventilation. The lowest cost is for “tuck-under”
parking with a single level of parking on the building’s first floor, but its use is
limited to lower density products with lower parking requirements. At the high end,
parking built as the podium base for a building with other uses lining its perimeter
will require expensive ventilation. Below-ground parking is most expensive at
roughly $41,200 per space. These per-space costs can be much higher when the site
is irregularly shaped or has dimension less than optimal for parking garage layouts.
Parking Ratios — Montgomery County sets minimum parking requirements for
development under existing zoning categories with some allowances for reduced
parking near transit stations. It also allows for reduced parking where spaces are
shared among different land uses that generate peak parking demand at different
hours of the day. For example, retail-only development requires 5.0 spaces per 1,000
square feet of general retail development and 25 spaces per 1,000 square feet of
restaurants. That requirement can be cut almost in half by sharing with office uses.

Typically, an increase in density will be reflected in a higher land value per square foot of
land but a lower value per FAR square foot due to higher costs to accommodate the density.
Parking becomes much more expensive, and construction costs increase at higher buildings
heights.

Appendix C compares returns for each existing zoning category across the different use
potentials.
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Development Under CR Zoning

The second set of analyses focuses on the financial implications of developing under CR
zoning with different land use mixes and selection of incentive density provisions. Three
development sites within White Flint were selected for analysis. They include Site #1 at
the corner of Rockville Pike and Nicholson Lane (now occupied by Anthropologie), Site #2
northwest from the intersection of Nicholson Lane and Nebel Court (including a portion of
the Metro bus lot), and Site #3 southeast of the Nicholson Lane/Nebel Court intersection
(currently occupied by the La-Z-Boy showroom and other businesses). The sites vary in
size and zoning as follows:

s Site #1 has 0.93 acres zoned CR 4.0, C 3.5, R 3.5, H 300, which allows a maximum
FAR of 4.0, of which no more than 3.5 FAR can be commercial or residential
exclusively, and a maximum height of 300 feet;

o Site#2 has 3.1 acres zoned CR 3.0, C 1.5, R 2.5, H 200; and

s Site #3 has 7.7 acres zoned CR 2.5, C 1.5, R 2.0, H 70.

The models detailed in Table 4 included:

e Site#l
o Mixed residential/office/retail
o Condominium residential/retail
o Office/retail

s Site #2
o Condominium residential/retail
o All condominium residential

o Site#3
o Condominium residential/retail
o All condominium residential

Each development has a density sufficient to require structured parking, assumed to be
developed in an above-ground structure to avoid the significant cost premium associated
with below-ground parking.
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Summarized in Table 5, the pro forma analyses of development under CR zoning show
returns relatively comparable to or better than those achieved under existing zoning
provisions.

Condominium/retail development under existing zoning categories supported land values of
$64 to $183 per land square foot under CBD Standard zoning and $294 under CBD
Optional Method zoning with above-ground structured parking. Values were lower with
TMX-2 zoning, ranging from $65 to $176 per land square foot, and with C2 zoning, which
range from $123 to $223. With CR zoning and an FAR of 2.5 to 4.0, condominium/retail
development would support land values of $233 to $286 per land square foot.

The models took advantage of the incentive density provisions to qualify for the maximum
FAR using proximity to transit, workforce housing and community connectivity incentives
to qualify for a large share of the total required incentive density. Various alternatives took
advantage of care center, floor plate size, public plaza, LEED certification and green roof
incentive density.

The Edgecombe Group prepared massing analyses to test the potential for developing the
sites under CR zoning using a hypothetical mix of incentive density provisions. These
massing studies appear in Appendix D.

In this massing and financial modeling exercise, we observed the following:

o The floor plate size restrictions did not work well with the 70-foot height limit
closest to adjoining residential areas. The need to build above-ground parking along
with buildings with an FAR of 2.5 left a limited building envelope, one that was
incompatible with restricted floor plates.

¢ Mixed-use development with residential and retail did not typically reach the
maximum FAR. Developing a single floor of retail space imposed an effective limit
of 0.4 FAR on the commercial space.

e Underground parking is prohibitively expensive.

e The development’s feasibility is closely linked to the amount of parking provided.
There is a struggle between the financial imperative to reduce the amount of
structured parking and the need to meet the demands of future tenants and
residents. This is particularly true for retail development where shoppers are
unlikely to pay enough to support the cost of building structured parking.

¢ Some of the incentives, such as public plazas, may be difficult to use on small sites.

¢ On parcels with irregular shapes, the requirement to build to the sidewalk imposes
extra cost premiums and building inefficiencies by deviating from more efficient
rectangular layouts.

¢ The value of incentive density varies with the FAR. A 20-percent incentive density
in a 4.0 FAR zone is worth 0.7 FAR as opposed to 0.4 FAR in a 2.5 FAR zone.
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Incremental Impacts of Incentive Density

To illustrate the incremental impacts of using each incentive, Table 6 adds each incentive
density step-wise for Site #2, Alternative #1. This allows comparison of the incremental
costs and benefits associated with each incentive. (Appendix Table E-1 provides the full pro
formas.) To reach a maximum density of 2.92 FAR for condominium/retail development,
the developer is assumed to take advantage of five incentive density provisions:

e Transit access between % and % mile;
¢« Community connectivity;

¢  Workforce housing;

» (Care center; and

+ LEED Gold.

The step-wise calculation obscures some of the benefits of the incentive density as greater
density triggers higher construction costs, as discussed below.

This example illustrates the large benefit associated with the 30-percent incentive density
for proximity to the Metro station — over $8 million or $61 per land square foot. A portion
of that benefit is attributable to the higher prices and rents achievable in a multi-story
building rather than the one- or two-story building likely to be developed under standard
method zoning with 0.5 FAR. Those benefits are reduced by the triggering of the workforce
housing requirement (due to construction of more than 35 housing units) and the need to
develop parking in an above-ground structure. The community connectivity incentive,
which rewards proximity to an existing retail concentration, generates an incremental
residual land value of $56 per land square foot. No new project costs were associated with
that benefit, though the original land price would reflect a premium.

Suandard Method % . 3 0.50 $11,800, 700

Transit Access Between L4 and L2 Mile (1) 0% 075 281 1.25 519,932,500 2150
Community Connectivity 0% 050 356 1.76 £27, 800,700 §206)
Workforoe Housing Unita 20% 0,50 §56 2.25 £34,8687,900 B260
Care Center (2 10% 0.25 £7 280 $36,630,900 5288
LEED Gald (3} (4) 2% 0.42 -$18 a2 243,192,500 §245
Total Buaild-Crat 292 §33.192.600 F241

Notes: (1) Value impacted positively by increase in amount of retail space from 0.2 to 0.4 FAR and higher renta/pricss associated with multi-story buildings and
impacted negatively by the requirement for workforoe housing units and the incrensed cost of structured parking,

{2) Value impacted nogatively by increase in construction cats caused by moving from stick-built to stick-built above & stee] base,

(30 Value impacted negatively by increase in construction costs caused by moving to kigh-rise construction and an FAR incrense of 0,42 rather than the
maximum 0.5 dus to restricting commercial space to the first floor,

{4) Negative impact would be much smaller if the potentin] for higher rents resulting from the marketing advantages of o LEED Gald rating were included,
Sources’ Partners for Economic Solutions, 2009,
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The incentive density for workforce housing units creates an incremental land value of $55
per land square foot. No additional costs were included because workforce housing is
required in the White Flint area. The addition of a care center provides an additional 0.25
FAR, but at a relatively high price of renting space at less than market rate and building
structured parking spaces with no offsetting revenue. It is also impacted by the move from
2.25 to 2.50 FAR, which requires a change in construction techniques from stick-built to a
combination of stick-built construction over a base of steel. The incentive density
generates an increase in residual land value equal to $7 per land square foot. If the impact
of higher construction costs were excluded, the care center incentive density would have
created an additional $21 per land square foot in residual land value.

Upgrading the building to achieve LEED Gold certification imposes a cost burden estimated
at 4.0 percent of construction costs. In this example, the move from 2.5 to 2.92 FAR also
imposes a high construction cost premium as high-rise construction becomes necessary.
Including the impact of higher construction costs, the LEED Gold investment reduces the
land value by $2.4 million or $18 per land square foot. Without the construction cost
impact, the LEED Gold incentive density would have increased residual land value by $5.6
million or $42 per land square foot.

13
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Table A-1. Input Assumptions for Office Construction

Developer Return

Vacancy and Collection Loss

Building Efficiency (Leaseable/Gross S.F. )
Development Cost Assumptions
Acquistion and Demolition

Hard Costs (less than five stories)
'Hard Costs (five or more stories)

Site Improvements

Developer Fee

Soft Costs as Share of Hard Costs
 Tenant Improvements
Parking Requirements and Fees
Parking Spaces (ratio per unit)
Monthly Parking Fees

Daily Parking Fees

 Percent of Spaces Rented (not included)
Daily Parking Turnover (not included)
Construction Financing Costs
Interest Rate -

Perlod of Initial Loan

Initial Construction Loan Fee (points)
Average Balance

Loan To Cost Ratio

Interest Cost and Points
Return on Investment
Requlred Return on Investment
Capltahzatlon Rate
Permanent Financing

Interest Rate
| Term
Mortgage Constant
Debt Coverage Ratio

9%j% of total costs
5% % of total sales
90% % of total building

$0 per linear foot
$100 per squax_'e foot
$110 ﬁer stjuere foot
$4.5 per square foot of land
5% % of non-land costs
25% % of hard costs
$50}f}per»sﬂquare foot

2.4 per 1,000 s.f.
$150 per space
$15 per space
90% per month
1.2 turns per week day

7.02% of total loan
24 months
1.50% of total loan
55% of total loan
70% of non-land costs
6.00% ‘of total costs

10.0% of non-land costs
8.0%

5.77% of total loan
30 years
7.049%,
115% of debt service

Note: Data in constant 2009 dollars.

2009,

Source: A. Morton Thomas & Associates; The Edgecombe Group; Partners for Economic Solutions,




Table A-1. Input Assumptions for Office Construction

9% % of total costs
5% % of total sales
90% % of total building

Developer Return
Vacancy and Collection Loss

Acquistion and Demolition

Site Improvements
Developer Fee

Tenant Improvements

Parking Spaces (ratio per unit)
Monthly Parking Fees
Daily Parking Fees

Interest Rate
Period of Initial Loan

Average Balance
Loan To Cost Ratio

Interest Cost and Points
Return on Investment
Reguired Return on Investment
Capitalization Rate
Permanent Financing
Interest Rate

Term

Mortgage Constant

Debt Coverage Ratio

2009,

Building Efficiency (Leaseable/Gross S.F.)
Development Cost Assumptions

Hard Costs (less than five stories)
Hard Costs (five or more stories)

Soft Costs as Share of Hard Costs

Parking Requirements and Fees

Percent of Spaces Rented (not included)
Daily Parking Turnover (not included)
Construction Financing Costs

Initial Construction Loan Fes (points)

Note: Data in constant 2009 dollars.
Source: A. Morton Thomas & Associates: The Edgecombe Group: Partners for Economic Solutions,

£0 per linear foot
$100 per square foot
$110 per square foot
$4.5 per square foot of land
5% % of nonland costs
25% % of hard costs
$50 per square foot

2.4 per 1,000 s.f,
$150 per space
$15 per space
90% per month
1.2 turns per week day

7.02% of total loan
24 months

1.50% of total loan
65% of total loan
70% of non-land costs

6.00% of total costs

10.0% of non-land costs
B.0%

5.77% of total loan
30 years
7.048%
115% of debt service




Table A-2. Input Assumptions for Retail Construction

Developer Return

Vacaney and Collection Loss
Building Efficiency (Leaseable/Gross 8.F.)
Development Cost Assumptions
Acquistion and Demolition

Hard Costs (less than five stories)
Hard Costs {five or more stories)

Site Improvements

Developer Fee

Soft Costs as Share of Hard Costs
Tenant Improvements
Parking Requirements and Fees
Parking Spaces (ratio per unit)
Monthly Parking Fees
Daily Parking Fees
Percent of Spaces Hented
Daily Parking Turnover
Construction Financing Costs
Interest Rate

Period of Initial Loan

Initial Construction Loan Fee (points)
Average Balance

Loan To Cost Ratio

Interest Cost and Points
Return on Investment
Required Return on Investment
Capitalization Rate
Permanent Financing
Interest Rate
Term
Mortgage Constant
Debt Coverage Ratio

=== =
Note: Data in constant 2009 dollars.

2009,

9% % of total costs
5% % of total sales
90% % of total building

$#0 per linear foot
$100 per square foot
nfa per square foot
$4 per square foot of land
5% % of non-land costs
26% % of hard costs
$75 per square foot

1.4 per unit
$150 per space
§15 per space
90% per month
1.2 turns per week day

7.02% of total loan
24 months
1.50% of total loan
55% of total loan
70% of non-land costs
6.00% of total costs

10.0% of non-land costs
T7.50%

5.77% of total loan
30 years

7.049%

115% of debt service

Source! A, Morton Thomas & Associates; The Edgecombe Group: Partners for Economic Solutions,




Table A-3. Input Assumptions for Residential Apartment Construction

Developer Return

Vacancy and Collection Loss

Building Efficiency (Leaseable/Gross 5.F.)
Development Cost Assumptions
Aequistion and Demolition

Hard Coszts (less than five stories)
Hard Costs (five or more stories)

Site Improvements

Developer Fee

Soft Costs as Share of Hard Costs

Cost of Bales

Developer Fee for Condominium Sales
Parking Requirements and Fees
Parking Spaces (ratios per unit)
Monthly Parking Fees

Sales Price per parking space

Percent of Spaces Rented

Diaily Parking Turnover
Construction Financing Costs
Interest Rate

Period of Initial Loan

Initial Construction Loan Fee (points)
Average Balance

Loan To Cost Ratio

Interest Cost and Points
Return on Investment
Required Return on Investment

Capitalization Rate

Permanent Financing

Interest Rate
Term
Mortgage Constant

Debt Coverage Ratio

MNote: Data in constant 2009 dollars.

2008,

9% % of total costs
5% % of total sales
85% % of total building

$0 per linear foot
$115 per square foot
$130 per square foot
%4 per square foot of land
6% % of non-land costs
256% % of hard costs
6% % of sales price
15% % of sales price

1.0 per s.f.
$150 per space
NA per space
80% per month
1.2 turns per week day

7.02% of total loan
24 months
1.50% of total loan
56% of total loan
T0% of non-land costs
6.00% of total costs

8,0% of non-land costs
7.00%

5.77% of total loan
30 vears

T.049%

115% of debt service

Source: A. Morton Thomas & Associates: The Edgecombe Group: Partners for Economic Solutions,




Table A-4. Input Assumptions for Residential Condominium Construction

Developer Return
Vacancy and Collection Loss

Development Cost Assumptions
Acquistion and Demolition

Hard Costs (less than five stories)
Hard Costs {five or more stories)

Site Improvements

Developer Fea
Soft Costs as Share of Hard Costs
Cost of Sales
Parking Requirements and Fees
Parking Spaces (ratios per unit)
Monthly Parking Fees

Sales Price per parking space

Percent of Spaces Hented

Daily Parking Turnover
Construction Financing Costs
Interest Rate

Period of Initial Loan

Initial Construction Loan Fee (points)
Average Balanee

Loan To Cost Ratio

Interest Cost and Points
Return on Investment

Developer Fee for Condominium Sales
Capitalization Rate

Mote: Data in constant 2009 dollars.

Building Efficiency (Leaseable/Gross 8.F.)

15% % of net sales revenues
5% % of total sales
85% % of total building

30 per linear foot
$130 per square foot
$146 per square foot
$4 per square foot of land
NA % of non-land costs
25% % of hard costs
7% % of sales price

1.0 per s.f.
$150 per space
£40,000 per space
90% per month
1.2 turns per week day

7.02% of total loan
24 months
1.50% of total loan
55% of total loan
T0% of non-land costs
6.00% of total costs

15% % of net sales revenues
T.00%

Source’ A, Morton Thomas & Associates: The Edgecombe Group: Partners for Economic Solutions, 2008,




Appendix B. Existing Zoning Pro Formas by Use




Vi VN 000'R09'9% 000°'TLE LS 000'ETL'TS D00'SEG'ETS 000'BTL'TS amoouy Sureisdy) jon
VN VN 00°Es ES 00°0% MEs 000E (£) S804 Bunjieg Apre(] adeieny ey
Vi VN [ili] 83 [I1H nog ootE 0eg sy Surpaeg A[iucpy SN0
VM VN 65 6% 6% 6% 6% A5 2ad ssuadxy Aumrasin w0
W VN 406 2,96 56 .06 %6 ayey Louvdniog
VN VN b arg ar§ ors org (o apduyy 45 sad Juoy ey
¥ YN it Tre B2ES v 55 (9aaes ny) 45 a0d Jury sougn
suoreIadp
VN VM et E1E 961 £z 961 () saredg Bunjaeg [eey
Vi VN LRT 81F 8L 1 8L (1) saoudg Furqae] som)
VN VM 095" EY 095°eF 0BL'1E 095°eF 084 1T (HVA ¥ 0-5°0) BaIy apquasmar] ss0a5) [Te3ay
VN VN SGPEDT 09251 9ZE'LE OBV BVE BE0'LT BALY S|qEIST] §50ap) a0
VN ¥N SI0°LYT 020961 S00°6F 0r0OE6E LO0'GE a0 axenbg Swrprmg jap
VN VM 09E"E91 008°L1E 09K Fg N0 agk 05F'Pe Jaay] amnbg sH0a5) (B30,
VN Y™ 01086 05188 01086 14 A 010°86 B3I 30T 1N
VN Wi G801 RL 1S B80T 0BL'TE 068°01 (45) sovdg os) Hjgn g
YN Vi 006801 006801 O06'R01 D0G'E01 006G 801 (A5) g ang|
| Vi L | 0E o0 o'r o0 oLy vy Jo0q
BOT)ELIE0BIBL) Jusmdolasa(

pPIEPUE)S
& (14D




(PaNUIIUOD) SEULIO 04 juswdo[aaa(] [18194/92110 "1-4 a[qe],

GO0 “FUONN{0S MNIONG 10) SISHN] an0g
‘Burjied paingonags i syusmdojasap 1o sowds tad g1 jo souednooso Aep  pue BaMOY 0a J0 L8 sdNTAE UR 3L oy Iod (f° 14§ 18 parenoEs sanuaasa Auryred egey )
BET padeys
a0) paqenipy [rmaa sl yueossd gy puE Jremese Jueased gg sammssy “jaa) axenbs pg°1 1ad saamds (°gg 1e sURmMEEa pue ea) arenbs o' 1ed saowds 0°g 18 [reyal 15:ﬂ¢ _"M
GQR PUE HYA ('] SIMINLS PUnCAS.SA0qe 2V 0'1 01 ¢'0 Sunred Japun.yony sy 50 03 dn Sunjied aIEENG "UONEIS JISURI] ¥ JO 193] 09'T UNILM UDHEIG] 918 SHWINEEY ([} 530N
VN Lk LL% (13 £e1g Vs BETE A8 HV4 1ed maptey paey
VN VN arng oFig Lo% GO1% A H 48 m1g 1ed EnpEyy pue]
VN Vi 000'Z99'31S 009'E6E 914 004892 LS O0E"ERE'HIE 00L'B9%' LS Bn[EA [ETpEY pae
V™ VN 0OL08E 9% 00 ELR"9S O0E"98E 1% 00L2ST'vY1E 00E 988 15 (*e01) IaMISaAU] WO WINGFY S5
VM VM g LOE"ToE 00814998 005 B E1E 002'98S 1F1E 002°Z08'51% 807 udtdoasag] punr.unn se]
VM Wi 000 00T 0LE 0049 LER06E 005 ZIF 138 005 90" PLLE 002 ZIH1ES an[ep pazipeyidey
YN Vi 00030998 000 TLE LS O00'ETL TS O00'SEEETS 000°BLLTE amoau] Surymzady yop]
SIBA[EUY anfe) pue] [enpieay
VN Wi D0%'LOE"E9% 008'TEL 808 009'598°51S 009'989'TF18 009'208'5 1S 81807) yuRmdo[eas(] pUR-Uop [#I0],
VN YN 006" 1963 D09 TES 18 DOE'EETS DO9G0E 5% DOEEEFS FUOTRIN
VN VN 0% 00 FrGS o 0 0% SUOTYEUILL ], P ] Furpimg
Vi VN 00 GEY'SE M0'0EE01E 0 PG 'ES 000'T69'08% (0E 16E TS spusmasoadi] queuag,
VM WH 00roRE'LE 009'E1ronE G'TLL' TS DOL'OF0'ETE D0G'ELL 1S (SuonIERs FUTPN{IND) $3807) 105 T
Vi VM 009°BLE'DE 0L LRG'ES 001 0LYSE L Tt 001 0L0% (IS0uRL 3 599)) BUIIURUL] OIS
¥ VN ¥Z ¥e 81 ¥e 81 (SYIWOW) POLIS] TONINIEENT
Vi VN a a1 ] A ] (o) ssaoa] (eacaddy juemdojasagg
¥ VN 000°00L 1§ o0 1oe'g1E 00R°BELS 00 LF6'SES 008'6ELE #3807 pIey Jurjaeg
YN ¥ 000'GEE"0TE 000 08L' TES 000" 0Fk 0k 000'916'LEE 000 SEF'55 S1807) paTH duiping
VN VM 005 aIrs OO0 EERS 009 a1FE 000°eEEE [T F1200) aaudg asr) anpqn,g
¥N VM DOT'06YE 001 06rS 0010688 001" 06rE 001068 §180) Jusmascadm] apng
§j807)




NNOL
PARPUELS FOY

| par
|

.“.:1”:&_”_..._” _”__L._._ U

001'FEE'TE 000°6ER"'98 VN DOTERE'DE 00T'B0E"¥vE 006102 S 00096 TS 005'98r 6% D0G'T0¥ 18 euromr] Suriusads) 19
g 00EE VI 00°ES DY ES OFES 003 00'EE g () wag Buryrey Are] adusay [y
0015 001 VM 00l o01E 0018 9% 001E ] aywy Furyre Aqywopy ywsun
D00°SE 000"k N 000°58 000'eE 000'E 000" 0005 D00g ) 1ad sy Bareesdg ywanr
b L ¥H “wah W06 %06 406 o6 L sy douwdnoog
EiG ] o VN avg ] oK o avE v (e aqdiay) 4o sad yuay [rejey
‘1% 659' 1% ¥H 65915 65915 BUN'1E BU0'TE 6501 620§ atu) aid gy Bupmog] asanpo gy,
LLT1% LLL'TE YN LLU'TE LLT'TS LLT'IE LLT'1E 96818 LLT'ES ey and quoy Agreep g
158 06128 Vi 96128 oR1TE 61T it ] L e ] 06158 W) dad yuay Sqamogy JuaEnmdy ey
auotyeadp
hE 68 M o6 TBE 68 961 EEE 61 (7) meowdg Fugou g [reey
TR LEE Vil B4 96 [ £z gl o (1) saouds Surgneg penaspEey
o09'er a9 EF Vi 98°Er o9s'er 095'EF [T H 09'Er OAL'TE (VA ¥0-E0) By ajquases] smoar) [y
z1 8l i £ ] ¥ . [ - LB LT PO
8L 9% YN 1 44 L ] t4 ¥ S0AN
06 ] v 206 [ 06 088 &R =6 ) and yoag arenbg o slvsaay
grl BBl VR oHl Bh [ £ 95k =4 S[) (VAI R PR o sy
141 [ ¥ L8t 201 ¥ g8 SOE 4 #H[) [P Jo SRmnp]
0L5'TH BSR'LHT ¥H OLeTET BAT'GE 006 B0S'YE 0L SEE EO9'HE BRIy MR SR [Fuapea
I 214182 ¥ TR SHEIEL SO9'EE ERT'0Y OS5 0LE ERear yeag aambg Rupping e 1]
OIS T 000D ¥ 00091 OO0 T 000y - 00" LE . FINIR[] SRR Y 0] SIS AR
008'LTE O05T'TLE ¥H O0R'L1E O9E'EST O0E'R0T 09F'#He (L oarrs jeag arunhe swalg sEwg [E],
D06 EED 05T 26T WM 0OR'TEE COERLT O0E'RT1 00F'rg 0OTELY L ] snisog Surpniowy 1394 arwnbs e g,
n10'eE 01086 ¥M 0E1'LH ORT'LE AN OL0'RE 0z1'L8 OIEE et e R L
D601 06801 ¥H 064" 1% AL TE (RL'1E 068D 08L" 1% DER0T (d45) aewdg asy) aMpgag
(06801 O06"R0T M OO6'R0T 006801 00601 00601 [ 06901 (A5 g g
e TE Vi [ g1 o't 90 o L1 LY WA Jooq
EIELIRIEYD) Juamdolaaa]




‘Burgred pamypneys gyt syumdoasap 1of souds sad o T o Lamednaco STep e pUR amot cug o AerE alEseAE U [ anoy sad GO 3 PR RapED nussar Bunpmed peey ()
08N padvigE ang paiendpy Eesal persand yuacsed gf pue juesmness juacasd gF semneey -yeaj amenbs (0007 2ed seoeds gogr 1 e PR P ) Bei )1 -+ wwawds g 10 Rl RIG0GE) (E)

P I S00MPaq.4un Juaaiad GF SAETERY aASqE PO Y] (] MRnags prmoddasoqu sy 01 03 90 Sunped sepun.apeg V.4 0 09 do Surped soupmg Togs JEIRE B 0 Fa) 09°T SIS U0KEI0] agis RIS ([} Spop]

'BOOE 'EROLM|0E JIMIOXY 0§ SR (0aang

EFINN EOOIpag-0 M) Jusasd o

s

e

VN s oLg 6118 ¥ (4 48 gV 20d (enpieny pow]
g it Ll b4 ] (2 GLE 09 o 05d A5 o 2ed enpreay puwy
000 FELETE 005'FOE"'LE ¥H 00R°TR0'0E 006" LIE'FE 000'8R9"eS 000'E05 0 009" LEg- 0B TE99% enpuy, [unpey
O00'6LE TS 001°608'08 ¥H 008" 2908 DOL"TEL'FE 005" 181 % 006 TTT'TE OOT'FHET1E o0rgITNE (%) wmyay panmbay ese]
009'950°80E OO9'ERE'BLE M OO ST0 1o OOR"E9F 298 DOS6YE'SES 001'S9E E1§ 05 YRGS 008'62E°E 1§ e Jusmdogasi] P e s
000890 LS 001" L99'06% ¥ 006 ELHOLE D06 TLY 198 OOOLT LI OO0 TRGG 1S DOT LO0G'SETE 00T LE00nE onfuy, peerjeindey
001 FER TS 000'GEE 98 ¥H 001'ERE 0% 001206 FE OO 10 % 008'B6E T8 003 S i 009500 1% sanooa] Surperadey @]
SEAUTY GN[RA PUR [UNpEG
|o0e'aga‘R 00 ETR'MLE YH 009 RE0FIE [T T T D09'EE'TES 00T 99E°ETE D05 HEG'FETE D086 807} Juamdogoan paw].con (Ha])
00T FEL'ES 008" A0 TE VM oOT'FETEE 000599 1§ 05 ThES 00 Lok O0FVEE'BE DO 'BLTE sy |
008 198 1% WM VM ¥H VN VN ¥H YH VN T Rpa] LR -JO-WANY PUNDER 038550
li3 [ YH 00T'9LES 00 TEES o09'9e1§ (3 o (i FuctERImLLa |, o] Susppmgg
000" LT ES 000'LOT'eE YN 000" LT S 000" LOT e OO0°L9E BF 005'ET0°TE 000 LOT'EE D0S'EED" 18 EyUAmAACI ] U],
00099 L 68 00T EEEELS WM 001'9E601E 008" L8R5 OOR96L'TE 02 886 1§ 0L ALY ETE OO0 TE6' TS (FronaNTa SURpRpC) 180 o5 S
T'EEl e 00 L9V VM 000" LEP'ES 006 0LE 5 Q060G 15 O0L'ET9E O0R" 6 9 D08 FESE (WERamun o3 seap BTNy wananEEo
¥E ¥E VM ¥E Lo ¥E #1 L #1 (SYIEIOUD) POLIA,] Loty
9 2 VN 1 [ 1] A o A a (Fypucur) sEacar ] [eaneddy juisdajsasg
(400 008 TEFATE VM OD°BED 91 E O0E' LFE"PIS OO0DES TR (U (1 000GET LTS 0OZ'019% o) pang Bunpoeg |
00 09L'BOS°RES VN DO0ELL SR 05T'TE66 1S 09 B60'ETE UL 1959s OO0'B05 198 TR st ) prel Bumppng
0 Or'eIrE VH O00'EERS 000'ETEE DO EERE 005 01rE 000 EEES 00991 #s0;) aoudg asq) Hqn.y
LR VN D09 gErS 000'SErE 00 SEvE O09°gErE 000 TEvE OO gEYE o) ywamasnsduy aeg|

meocy




NWOL
PARpUBIS D)

000°0LE'ES 000°0LE 28 VN 000°0LE"CS 001°186% D00°0LE 54 001°186% omoon] Suryesadg e jon
00°'6% e ¥ 00'E% 0008 00°Es 000% (£) 8994 Burqing Lpueq sdemay peay
06 HCH WM 906 06 %06 £ ayey Amrmdnoog peey
ord ors ¥ 9Fg orE ars oFs (vou aqduay) g5 Jad yuay) ey
00098 Go% 000°0LE" LV VN 00F'0FY'EOE 009'PEF'6S D0FET0'E9TE 009'FEF'6E ipaasead safeg 39N
000'0FE DO0'0FE VN 0000 (i 0000 i3 B ARG AUnpE] opuo)
)L 'L LS a0°L %L 0L %l L a[eE Jo o)
00T B6EE ¥ E65E VN O0F BAES DOV I6EE O0F REES 00V RGES ) Aad SoU a]Rg souogao
008'205E OE'E05E YN O0E'R0TE B0E'E0EE O0E'E0EE 08 E0EE ) aad g aleg AN
GLVE oL VN aLkd A0GrE aLkd 0srd 100, aaenbg tad soug a[eg ooy
suonerad() % saqeg

T6E 6T VN TEE 961 FEE 961 (%) saoudg Auryaey (oY
Lat LET VN GFT ¥ EEF [§5 (1) seawdg Burgae] [euapsay
095°'EF 09g'cr VN 099°EY (RL'1E 099°Er 08L'1Z (AVA F0-E0) Wy S|quaseer] ssoan [repay
£l & VN 1 . 1% . i) AuTEnop aos0 o
[ Bl YN 11 ¥ i ¥ EMNIAN
LEG 9%6 VM 186 oG BTG AL Juy) 2ad jeag axenbs jap] aduiaay
L] | 201 YN el 9% 9% oz M QA R 9T Jo daquimn]
01 ZIT YN a1 9% £RE a9z SN[ [ELUNpSNY O S
OLE'TFL HHE 96 YN 0LD' TP £05'YE 00L9EE E05'PE HAIY S{EaFE] E301f) [RHUIPISRY
(17 W1 SFE'EET YN 0E1'eRI EHEOF 09E'0LE BTG 193] aaenbg Jurplmg aseg jan
p0g'a1 g LT L 00s'91 - 00888 . L) S2IAP{A0N 20p L)Euag] Snoog
DOE'LIE OSE'EaL VN 009°LIE ek P 009" gEl 02F'¥Fg 18] arenbs ss045) ageg] [e0],
MOL'PES 009 FLL VN OOL'FEE 0ok e O0F LY 09F'Fe muog Aupnau] a4 ssenbg ssoan (Eo],
O10'e6 010'e6 Y 03L'LR 0T0'e6 0aL'LR OT0'E6 WY ] FRN]
G801 06801 YN 08L'1% 06801 (RL'TE 06801 (A8 sowdg asp) spqng
DOG BT (06 BT VM 006301 Q06" R0T 006301 O06"B0T (A5) g g
(¥ a1 ¥ e a0 or o CUYEY BRIy S00L]
BONELIGRIR) Jusmdoasa]




.m_..u_..ﬁ .Igﬂ.._._._..dm u_”EE_Huﬂ .._H-u E_w.._u._s.m _ba._:n.mw
‘Aurgird paangonas (i suswdojasep tog eoeds gad ¢op Jo Surdnoon S[rep ¥ pue SIN0L o Jo SEE a@RI0AR W e anoy Jad g e PayEnaED sanussal Surgaed [reey (g)
"BETL

a0y paEnipy rejed (exeuad jusated (g pue jummmeal quacad g sawnssy jaay oxmmbs o' 1od saouds [rog 1R spRanEEeg pue g arenbs (oq 1 1ad seowds grg e el mEn:_.“HMm
EIUN WOGIPa.0m) Juadted gf pUm S woaipag.aun jusated op sownsey

A PUE Y (T SNLE punosi-aacge 14 01 o 50 Surgred tapun.jony v o0 o dn Sunped SOujmg uomes NEIEL B Jo 3905 (09°T UTYILM U0LEI0] H118 saunesy (1) Ha0p]

0TS 08g VM oe% GE1% /0% BELE 48 gV ed unplery pueg
BETE BELS Vil QLTS 904 reEs ¥og A8 eug 1ad [Enpienyy puw

DOZ LEE'VES DOL POD'FTE YN 00°"Z61'61% 008'950°LE 000 FH0'EES 00T'T00°LE SN[EA [ENpIENY pue]
0S'EsH"GLE 000589 Eod VM DOE'FIS 6LE 00K ELEFIE DOT'98S 0015 001889 FIE WIngay] 3 $3800) (A PUB.U0 s8]
MOLOET001E 00L"9E9°LLE VN 001" L0896 OO GR3 178 DOT'DRE'Z61S 00Z'6RE'12E anpey, pazieside)) (e + onusiy sapeg
00°0LE 5% O00°0LE EE YN 000'0LE TE 00T 1868 MO0'0LE EE 001 TEGS SIoIU] Furynsad(y 1]
BIBA[BUY an[eA puer] renpeay]

00¥F'90%'995 009'9%9'90% ¥ DOZ'B¥E'60% 00L'09F 6T 00T'¥E6'9ETE 00F 9L¥'ETE #190]) Juemdo[ais(] POFT-GoN [FI0],
O05'GLE 88 001°EE9' 18 ¥ MT'GIEEE 001'065% 00 0ELES pOT'069% FUBLIUXT]
008956 ES ¥N YN YN WM VN VN UL TP A8 AL JOIEN] PUNTR] S3S-10)
[iF3 0% ¥N 0T GLKS 0% 4 0 SUOHEUILA ], 30T SuTpping
kae] wal VN %L %4l %aT %81 (BanUBAEY BN JO o) Wingay jusdof@ang
000" LI5S 000 LOT'ES ¥ 000° L9EEE 005'EE0°TS 000" LOT'ES [Tkt sjudmasoadw] Jueuay,
005" 91L01E 008E0L 68 VN O0E 106 11 00E' TEL'ES 00T 9LFFES DOG'IET 5% {FUonDRND SUTPR[IXG) 83907 Jog 0
002 TIFES 00F LOL'ES ¥ O0F°LLLES 008'TLSE 00 1945°LE MOy gL (1T 3 soag) SURUEELY U0INNSU
¥e ¥ ¥ ¥E 81 ¥ 81 (SO POLIA] MOS0
9 9 VN 2l ] zl ] (o) ssacal (massddy juadoasag
000 RS 11 | 009398018 VN 00F 006" 01 000 PEGE OUL'EFE'LES 006'E 198 #1807) paey Juryieg
D00'EEY 0ES S rOL'EES VM 000 EET'0ES 005 8L0°LE O00'8HL '59% 009'BLOLE EJE0]) PANE] Suipprng
005'9TrE 00%'91FE WHN OO EERS 009'aTrE O00'EESE 005 aTEs #3800} acedg oep) stgng
009'SErS M0 IErE VN 009'0EYE Ma'sgrs 009'SEFS 009" CErE #1807 JuatBaordu] eg|
1807}

'g- °[qBL



"BO0E _w_._..i.._...—.um u_"ﬂun_..__u....-m. hn._ ST _§

“Auppred axepms saa) aq o) pamnsse Surod ey (g)

TN PRJEE

10f paanlpy oo (reusd jusaded gg pue jurinmsad yusoaad oF sewmssy “18a) axenbs g0 [ 1ed saoeds (g7 18 SPRINESA pun 480 arenbs o] 10d saoeds 07 10 [T¥1ad [edauss) (7)
SA0GE PU HVA ([ MMANE PUROLLAA0GE iy 01 01 00 Burjied Japun-3om Hy4 £0 9 dn Suppred s0efng uonns 1RE ¥ §o 10a) G09°T TIIM UOYEN0] 915 SaEnsey (1) :BMoN

YN VN AL ¥N TLes YN ZI2% A8 HVA 40d [enpreay poe

WM VM ¥LE VN ¥LE VN FLE A8 91g 1ed Enpeoy pow
VM YN 008'990'8% VM 009'990'9% ¥ 008'990'eE WNRA [EnpEay] prw]
YN ¥ 00L'EFD' TS ¥N O0L'EF0 TS VM DOL'ERD TS {%0T) wangany paamnbey ssa
VN Y 00 LEFOLE VN 00F LEFO1E WH O0F' LEFOTE #3807 uandoaas(] pueT.gon] s
VM ¥ DOL'OFIE1S VM O0L'9rETS VN BOL'IFE'G1% anpey, pazedi
VN VN 0O0'09F 1% VN DO0'99F 15 VN 00099 18 amoou] Buryessd(y ye
SI8A[BUY On[BA puer (enpreey
VM YN DOV LEFOLS VM DOV LE¥'OTS VM OOF'LEF'OTS S07) JURTAN[BAR] PURT.MON [E0],
¥M VM 009 ored YN o0Sares VN 009'9FES SUOTXEXE]
¥ VN D08 ZLT'TE Vi 00RELE'TE Vi 0B ZLY'TE sUAmaA0ad W]y,
¥ L 00T TV 1S VM 00U TIH 1 ¥H 00T TIF 1% (FuoToExs BUTpR[D) 1807 o5 II0
VN VM 005 TOvE VM 00 TarE VN 005" Z0rS (Ihranu 3 2ady) SULURUL] UORINdEue)
WM ¥ Bl YK 81 VM 21 (SURIONT) POLIA] LOTIN0S00)
_J.__.Z YN m __q._..?_. E ] YN w Aa_ﬁ:nz..a”- mng._..h H..___Enr—.f__ .ﬂdmﬂﬂ_n_ﬁ.—n:
VN VN 0019568 YN 001'0868 WM 0019568 HYEG) PIEE] HUTyae g
VN ¥N 00 TIRES VN 00T TTR'ES L 00 TIRES #1807) paey Surpiing
VN VN D0T'0TFE VM 009'01rE Vi BO9'9TFS w0 aowdg asr) wpqng
VM ¥N 0T 06FS ¥M DOT06FS VN 0T 06FS #wor) Juemaacsdmy g
@800
VN YN 000'99F 18 VN 000'99F' 1§ VN 000'9ar'1§ ooy uryesedg yop
YN VN %96 VM %46 VM %06 apmy Asumdnaog
¥N VM grE Uil ar$ YN GrE (vau agdieg g& tad yuay) oy
suoneIadQ
VM ¥ EFE ¥N EFE VM Ere (%) Seondg Sunpeg ey
VN VM FOR'VE VM FOE'VE ¥N FOE'FE (HVA ¥0-2'0) wary o[quasud] ssaary [reysy
VN VN FOE'FE VN FOE'VE ¥N FOE'FE wag arenbg Surpimg jap
VN ¥ SIT'SE VN oIn'sg ¥N orr'ss 18 amnbg ssoar) (e,
VM VYN OL0'S6 VN [y YN 010'86 WY ] 1]
Wi ¥ DGE'0T ¥ 0GE'DT VN 0EI01 (d&) sowdg as) Moy
VN WM 006 AT YN 006'301 VM 06 H0 T (A5 @G ang
VM VM oD ¥H B0 VN LD CLYEY VR 100
BOTIALISYEIBY) Juamdoraas(

sBWI0] 01 juswdoasacy (1819 “F-§ 2[qE]



Appendix C. Pro Forma Models by Existing Zoning Category




CBD-2 Zoning

CBD-2 zoning is generally intended for the business districts of Friendship Heights, Bethesda,
Silver Spring and Wheaton to provide density and intensity and to provide an incentive for
development to meet the housing needs of local employees and those commuting on transit. The
standard method allows development up to 2.0 FAR with a maximum height of 60 feet and 10
percent of the site for public use space. Optional method development, available to sites of at
least 18,000 square feet, increases the maximum FAR to 4.0 with a maximum height of 143 feet.
The optional method requires 20 percent of the site be devoted to public use space. Lot coverage
is limited to not more than 75 percent except for residential development under the optional
method, which can cover 80 percent of the site. Parking requirements reflect the standards of
Article 59-E with reductions for shared parking and an adjustment for proximity to a Metro
station.

When residential units are developed, MPDUs must be provided in accordance with Chapter 25A
at a minimum of 12.5 percent of the base units allowed by zoning. Workforce housing units are
required at a level of at least 10 percent of market-rate units. Development with workforce
housing qualifies for a corresponding increase in density and height to accommodate the
incremental development. However, this additional density and height has proven difficult for
some projects to secure due to opposition from residents, and some developers have chosen not to
pursue the additional square footage rather than subject their projects to additional delays in the
development approval process.

Table C-1 shows the development pro formas for different land use mixes under CBD 2 zoning.
Looking to the bottom line, development of single-story retail space with surface parking yields
the highest land value per FAR square foot, but condominium/retail development with an FAR of
4.0 under the optional method yields an overall land value that is four times that of retail-only
development. High-density office development also supports significantly higher land values
than retail-only development. Apartment economics do not currently support high-denasity
development due to the high cost of high-rise construction and structured parking.
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TMX-2 Zoning

TMX - 2 zoning is designed to implement sector plans for Transit Station Development Areas by
facilitating mixed use, encouraging land assembly, providing a variety of housing opportunities,
promoting the effective use of transit facilities and providing for Building Lot Terminations
(BLTs). Standard method allows development at a 0.5 FAR to a maximum height of 42 feet with
10 percent public use space. Frontage improvements are required, and lot coverage is limited to
75 percent for commercial development and 80 percent for residential development. The optional
method allows a 2.0 FAR on a minimum lot of 18,000 square feet with height determined at
project plan. Public use space increases from 10 to 20 percent, and maximum lot coverage for
commercial development increases to 90 percent under the optional method. Accessing the
additional density requires BLTs for 12.5 percent of the additional density. One BLT is required
for each 9,000 square feet of residential space or each 7,500 square feet of non-residential space.
Parking must comply with Article 59-E with the exceptions of one space per market-rate
residential unit and 0.5 space per MPDU or WFHU, reduced parking for office buildings with
long-term government leases; and reduced general retail and restaurant parking where less than
20 percent of the retail space is in restaurants. MPDUs must constitute at least 12.5 percent of
the number of units allowed under the base zoning. In White Flint, WFHUs are required to
equal at least 10 percent of the number of market-rate units. Additional density and height is
allowed to accommodate the workforce housing units; however, it is not always used due to the
potential for residents’ opposition and development approval delays.

As with CBD 2 zoning, residential condominium/retail development under TMX — 2 zoning
provided the highest land value. The absolute value of land under the TMX — 2 zoning was 60
percent of the value under the higher maximum FAR of CBD 2 zoning. Land values ranged from
$44 to $174 per land square foot depending upon use and the choice of standard versus optional
method development.
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The C2 General Commercial zoning is typically applied to urban commercial areas, regional
shopping centers and clusters of commercial development. C2 zoning allows new commercial
development up to 1.5 FAR to a height of 42 feet; however, it is hard to achieve 1.5 FAR under
that height limit without going to underground parking. Lot coverage is limited to no more than
75 percent, and the project must provide 10 percent green space. With mixed-use development,
the maximum height increases to 75 feet and FAR increases up to 2.5 provided that no more than
1.0 FAR is commercial space and that the ground floor is all commercial except for ancillary
lobbies and loading docks serving the residential space. Parking is required under the provisions
of Article 59-E with adjustments for shared use.

With the further purpose of promoting effective use of transit facilities by encouraging housing
with commercial uses in close proximity to Metro stations in central business districts, special
provisions are made for sites of at least 40,000 square feet in Transit-Oriented Mixed Use
(TOMU) development within Metro Station Policy Areas. TOMU projects are required to provide
a significant public benefit through dedication of off-site parkland or right-of-way equivalent to
25 percent of the site area.

Shown in Table C-3, returns are highest under residential condominium/retail development
followed by office/retail and residential apartment/retail development.
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Appendix D. Massing Studies for Development Under CR

Zoning
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Appendix E. Incremental Costs and Benefits of Incentive

Density Factors
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