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ATTACHMENT H

Edwards, Sue

I
From: Pamela Lindstrom [pamela.lindstrom@gmail.com]
Sent: Monday, October 20, 2008 2:08 PM
To: MCP-Chairman
Cc: Edwards, Sue; Kumm, Karen
Subject: Germantown plan issues.
Attachments: Germantown memo 2.doc

Please distribute this memo to Planning Board members before further discussion of building height,
transportation, and TDRs. '

Thank you
Pamela Lindstrom



Pamela Lindstrom
20 October 2008

Germantown Master Plan Memo 2

After reading staff reports from the October 6 Planning Board worksession, I raise the following
issues:

1. The Board considered the height of buildings in the Town Center and along I-270. I generally
agree with the staff recommendation that the tallest buildings be located at transit stations. I
thought the vision for Germantown was to organize the central area around the transit line on the
west side of I-270. That vision would be manifested by visible clusters of the tallest buildings at
transit stations. Drivers along I-270 would be able to look to the west and see separate clusters at
the transit stations, with distinct valleys between.

The staff recommended building heights are still too uniform along the attenuated central
corridor, and too high along I-270. A line of 8 story or higher buildings along I-270, and only 15
stories at the Town Center would leave the Town Center invisible from I-270 (and many other
vantage points as well).

The view from [-270 is how the greatest number of people will gain their overall impression of
Germantown. That impression should NOT be a sprawling strip of tall office buildings hugging
the freeway. The Board should consider exaggerating the differences in height in the staff
recommendations, allowing greater heights at the transit stations, especially the Town Center,
and lower heights between stations and along 1-270.

2. Iand others noted that the staging plan lacks any requirement for transit before development
can proceed. That testimony was not included in the staff’s list of transportation testimony. The
draft plan staging section contains many roads but no transit. Yet I learned that the traffic
modeling for the plan assumed a 25% non-driver mode share. That assumes a considerable
increase in transit use compared to the present. The 25% mode share should be converted from
an assumption to a staging goal, and be used to allow dense development in the northern part of
the corridor and east of I-270. Presumably, achieving this mode share would only be possible
with major transit improvements.

There was no staff note or response to my testimony that the plan should contain transportation
analysis. Ilearned from staff that current non-driver mode share is about 16%, but what does
that mean? How much of that is transit use vs. auto passenger or walk/bicycle? Is the 16% an
average of peak hour (or work) trips originating in Germantown and trips destined for a job in
Germantown? What will happen to traffic if development proceeds as implied in the staging
plan, with significant road improvements but without significant increase in transit service? That
scenario should be modeled, and the result included in the plan. This may increase the urgency
for staging development when transit is provided.

The plan’s transportation chapter should include the above information. It should also include:



» modeled level of service overall and at main intersections,

* whether the road system passes the PAMR test with full development under the mode share
.assumptions, :

* transit and non-driver mode share resulting from traffic modeling.

3. The staff report for 6 Oct recommends dropping the TDR requirement from a large property,
Rolling Hills Apartments. This reminds us that this plan contains no analysis of TDRs. The plan
should include an accounting of TDRs and BLTs likely to be placed in central Germantown.

I assume that the land labeled TOMX in the staff draft would be relabeled TMX. Thus it would
require BLTs purchased by properties using the optional method.

It appears that staff has accepted an offer by the attorney for Rolling Hills to substitute a
workforce housing component for TDR purchase. That is NOT a good bargain! Workforce
housing rents are not of great help to lower income households. For some time, the market rent
for apartments, especially those without full transit access, has been below the workforce limit.

Staff analysis shows that redevelopment of the property even with the workforce units would not
replace the naturally affordable units currently in the project. There is no reason for the plan to
encourage early redevelopment. In the long run when the market recovers, this redevelopment
can provide affordable housing AND accommodate TDRs.



