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Foreword

With tens of billions of dollars invested in public passenger heavy and light rail transit in
Maryland, Transit-Oriented Development (TOD) offers the primary means to reduce a
significant portion of the high taxpayer costs of government support of these systems.
Well-designed and constructed TODs around rail stations improve property values and
deliver passengers during the off-peak hours, thereby increasing property taxes, sales
taxes and transit revenues. In addition, well-built TODs spur economic activity
increasing jobs and retail sales while reducing auto congestion.
Effective Transit Oriented Development that draws private sector investment cannot be
accomplished within an automobile-dominant framework of streets and parking facilities,
because the quantity of land assigned to automobile circulation networks and related
land occupancies - i.e.: parking facilities - interrupt and disrupt pedestrian circulation
efficiency, safety, and comfort. In doing so, they diminish the profitability of development
within the zone and reduce the investment value of construction around rail stations.
To make TOD work, it must be feasible, timely and profitable for developers to create
TOD buildings in response to market demand from citizens who would choose to locate
their offices, homes, or business and/or wish to shop or enjoy leisure activities and other
amenities where walking is a convenient option - or a substitute - for driving.
Currently, transit oriented development around rail stations is often stymied by complex,
opaque, multilayered, and often contentious public reviews that delay and add
significant political, social and financial public and private sector costs to the
development with no corresponding benefits on outcomes. This proposal sets forth a
framework, the Rail Station District ToolKit, for a "one-stop" regulatory process
necessary to achieve a timely and transparent approval process for TODs. The process
will be laid out in the Rail Station District ToolKit that is to be developed under this
proposal.
In order to achieve the goal of transit oriented development within the proposed SRSOD
framework, local governments must be "reinvented" to be more than observers of (and
reactors/obstacles to) real estate and other economic forces. Government must become
a proactive player and partner in the development process.
The Rail Station District ToolKit will provide local government with the ability to
transform existing automobile-based land plans surrounding rail stations to pedestrianfabric public-realms required to facilitate districts of synergistic Transit-Oriented
Development with maximum economic success and community value-enhancement.
Notably, SRSODs will substantially increase the quantity, quality and bi-directional
symmetry of rail transit ridership, thereby reducing transit system operating and
preventive maintenance deficits costing the State of Maryland more than $260 MILLION
ANNUALLY for WMATA alone. SRSODs will generate new revenues from TOD real
estate developments, enabling local governments to fund their public realm and
infrastructure responsibilities.
The environment and public health will be collateral beneficiaries of the SRSOD.
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Abstract
Land Use – State Rail Station Overlay Districts (“SRSOD”) was a bill introduced in the
Maryland legislature to transform an adversarial relationship to a construtive
collaborative one between government agencies and real estate developers, in order to
achieve higher quality, market-based, and sustainable developments surrounding Metro
transit stations (HB 1195 in 2012; HB 948 in 2011.) It was intended to be adopted as a
“spirit and intent” bill. It would provide the legal and financial foundation for local
governments to create pedestrian-dominant public realms surrounding rail stations
necessary to enable the private sector to develop mixed-use, transit-oriented buildings
(i.e., located along a grid of sidewalks rather than in the middle of parking lots) within
walking distance of rail stations.
The SRSOD legislation will bring the state government into a critically-needed
supporting role enabling local government to lead in bringing housing, working,
shopping, and entertainment options to many more of Maryland’s citizens and visitors in
attractive, pedestrian-functional rail-served places.
Prince Georges County has 13 Metro-rail stations, 7 Marc stations, and 11 planned
Purple-line stations. A 1 mile walking distance radius around each station constitutes
just 4.2% of the land area of the county (Metro stations, only) and 6.4% if the Marc and
Purple line stations are included (the numbers are similar for Montgomery County.)
This land within walking distance of stations is one of Maryland’s most precious
resources. Potentials for economic efficiency, social integration and identity, aesthetic
attractiveness, and environmental sustainability are stifled by the disjointed traffic
circulation patterns and underperforming land-uses in most of the Metro station districts.
These patterns evolved due to unjustifiable development controls and incremental
automobile-dominant public infrastructure improvements that were meant to improve
traffic flow at the expense of synergy and walkability among developments surrounding
the stations.
The SRSOD legislation can be made operational through the creation of a Rail Station
District ToolKit to be prepared by a team of local and national real estate, planning, and
regulatory experts supported by the land-use, housing, land economics, and
transportation database of the not-for-profit Center for Neighborhood Technology.The
Rail Station District ToolKit will consist of design standards and guidelines, templates
to assist in the process of public realm transformation design and construction,
processes and procedures to create and manage an Amenity Fund, a model SRSOD
Zoning ordinance, building design-review procedures, and procurement and application
of funds received from building developers in exchange for additional development
rights that are to be charged at 50% of their appraised value.
Although there were many letters of support for this legislation written by a broad range
of experienced professionals, organizations, and state and local government officials,
the bill did not complete the legislative process in 2012 and in 2013. Therefore, the
research team assembled to prepare the Rail Station District ToolKit is proposing to
commence creation of the ToolKit immediately, recognizing that this engagement of
stakeholders in productively solving such an important problem, will result in legislative
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success in 2014. It is the team’s intent to demonstrate the quantitative and qualitative
feasibility and benefits of the State Rail Station Overlay District concept to support its
reintroduction in the Maryland legislature and facilitate its adoption.
The team of experts assembled to create and test the Rail Station District ToolKit is
exceptional. Substantial work has been done for the past three years leading to this
proposal.
(please refer to pages 13 - 19).

Core	
  Team
·

Terry Steven Wendt is a real estate development planner and urban designer
who specializes in high-density mixed use centers and multifamily residential
projects. He has an MCP and an MArch from the Penn Urban Design Program.
Terry served as the first elected chair of the New Urbanism Division of the
American Planning Association. Terry is the lead author of this proposal and will
head the Rail Station District ToolKit team.

·

Eileen Fogarty has served as Director of Planning and Transportation for four
large municipalities, each experiencing strong market forces for office, multifamily
residential, and retail development, and each involving active citizen involvement
in project approvals. Her roles included identifying market-based incentives to
trigger investment, negotiations with developers regarding design quality and real
estate value capture to finance infrastructure improvements.

·

Sarah Campbell is National Policy Director for the Center for Neighborhood
Technology. CNT is serving as the not-for-profit sponsor of the Rail Station
District ToolKit research project. Under Sarah’s direction, CNT will bring its vast
demographic and transportation-focused database to quantify existing conditions
and projected economic benefits of the provisions to be incorporated into the
ToolKit.

·

John Francis Torti heads one of America’s leading firms integrating architecture
and urban design, focusing upon complex mixed-use districts and the public
realm surrounding passenger rail stations. Torti Gallas’s headquarters is in Silver
Spring. Mr. Torti is a founding member of the Congress for the New Urbanism.

·

Rick Chellman is a nationally prominent transportation engineer who integrates
traffic planning and management within high-density mixed use districts with
rights-of-way dominated by pedestrian circulation demands integrating rail transit
stations. He is a Principal with Nelson\Nygaard Consulting Associates, Inc. He
has a BS in Engineering from the University of New Hampshire.

·

Jay Hellman is a real estate developer who combines a visionary outlook with
practical economics in creating TOD projects of high quality and efficiency. Jay
has five degrees from MIT including a PhD in Quantitative Policy/Systems
Analysis and Planning, an MS in Management, a BSEE, MSEE and EE degree.
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Jay created the SRSOD concept, refined it with the assistance of a diverse team
of experts comprising the Rail Station District ToolKit development team and
created an educational website (http://www.virtualadjacency.com/?page_id+6) to
engage others in thinking smarter. He has spent years working to educate and
engage business leaders, citizens and Local and State government officials.
·

Development Guidance Advisor Group
o John R. Tabori is Mayor of University Park and Co-Chair of Envision
Prince George’s Executive Committee. John is a political economist
and statistical analyst. He has conducted research for public agencies
with national to local responsibilities. John will advise the project on
politics affecting planning policies and operational methodologies.
o Roger K. Lewis is a Washington Post columnist (Shaping the City), an
architect and planner and professor emeritus of architecture at U.
Maryland. He is a Trustee, National Children's Museum and Trustee,
Peace Corps Foundation. He received his BArch and MArch from MIT.
o Christopher B. Leinberger	
  is a land use strategist, teacher,
developer, researcher, and author, whose work balances business
realities with social and environmental issues. He pursues a diverse
career oriented to improving the built environment. His most recent
book is The Option of Urbanism, Investing in a New American
Dream.
o N.J. Slabbert is an honored writer and scholar whose work ranges
across science, technology, innovation, public policy, and global affairs.
He will serve as an advisor on the writing of the ToolKit documents.
o Alan Feinberg is Executive Director of On Our Own of Frederick
County. He worked for HUD on the HOPE VI program and recently
planned the reuse of 2,000 acres adjacent to Downtown Frederick.
Alan will serve as an accomplished community activist in the public
involvement process.

The $255,000 Budget to create and test the Rail Station District ToolKit (see pages
34-35) is modest, as some team members are contributing pro bono while others are
offering to participate at a fraction of the normal cost of their technical services. A
notable resource is Roger Lewis, one of the nation’s most forward-thinking planners,
educators, and authors on urban issues, who will be providing limited, strategicallytimed pro bono inputs to the ToolKit project. Roger has created the cartoons in this
proposal that illustrate and elucidate America’s 21st Century planning, land use, and
real estate development challenges as experienced so intensively in Maryland.
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Introduc)on
Rail transit systems in America are operating with increasingly unsustainable deficits,
often requiring enormous subsidies from state governments via sales, income, property
and gasoline taxes imposed upon the entire population. A primary reason for this
severe imbalance between costs and revenues are the municipal zoning restrictions
and review processes that suppress development around stations – development that
would meet market demand from people and businesses that want to locate close to
stations and ride the trains.
Maintaining this imbalance is an inadvertent collusion between rail transit agencies and
local jurisdictions. The principles under which the rail transit agencies operate are:
“THE RAIL SYSTEM ENDS AT THE STATION. IT’S SOMEONE ELSE‘S BUSINESS
TO BRING PASSENGERS TO THE TRAIN”, and, concurrently, “WE WILL RELY ON
STATE-WIDE TAXES TO COVER GAPS IN OUR COSTS.” The principles under which
local jurisdictions surrounding the stations operate are: “THE RAIL SYSTEM ENDS AT
THE STATION. IT’S THE TRANSIT AGENCY’S RESPONSIBILITY TO COVER ITS
OWN COSTS” and, concurrently, “WE ARE NOT OBLIGATED TO BRING
PASSENGERS TO THE TRAIN.”
As a result of rail transit agencies and local jurisdictions perpetuating a separation of the
economics between transportation and land use, rail transit deficits will continue to
increase until ridership increases. Ridership will only increase when a 180° change is
made to unify transportation and land use economics. The new principles needed to
achieve both transit and land-use sustainability are: “THE RAIL SYSTEM EXTENDS
TO THE ORIGINS AND DESTINATIONS OF ITS PASSENGERS” and, concurrently,
“IT’S THE LOCAL JURISDICTION’S RESPONSIBILITY TO BRING PASSENGERS TO
THE TRAIN”.

The	
  State	
  Rail	
  Sta@on	
  Overlay	
  District	
  (SRSOD):	
  	
  Unifying	
  Transporta@on	
  and	
  Land-‐Use	
  
Economics
Redevelopment within State Rail Station Overlay Districts will unify transportation and
land-use economics, drastically reducing public subsidies for rail transit by incentivizing
private developers to develop high value projects in a pedestrian-fabric public realm
surrounding rail stations. This will increase transit usage and revenue, thereby reducing
the public-sector costs of subsidizing transit. In effect, SRSOD provisions will enable the
rail system to be extended to include the residential, office, and commercial buildings
where the passengers are located.
Given greater resources, local jurisdictions will be enabled to serve as the developer of
the public realm, creating the district infrastructure that attracts market-responsive
pedestrian-functional private development. By designing and building the public realm,
municipalities would no longer suffer managing development one-building-at-a-time,
with the mistaken attitude that suppression of density is a desirable outcome. Rather,
replacing erroneous restrictions with the SRSOD program would bring substantial
investments by the private sector to pay for the public infrastructure and pedestrian
amenities needed to bring passengers functionally closer to the station and increase rail
ridership at all times of the day and night. The local jurisdiction will maintain a reputation
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of community quality and real estate value by imposing design controls on the individual
buildings, based upon the overall plan, MAKING THE BUILDINGS COMPATIBLE WITH
SURROUNDING DEVELOPMENT AND ENHANCING PEDESTRIAN ACCESS TO
AND FROM THE STATION WITH CONVENIENCE AND BEAUTY.
Making SRSOD operational requires creation of a “Rail Station District ToolKit” to
enable municipalities to managing the creation of pedestrian-functional public realms
and the harmonious development of properties within the districts, in concert with all
stakeholders. Creating the “Rail Station District ToolKit” will support a nationwide effort
to overcome growing transit deficits, and, indirectly, the related highway funding deficits
that are the result of the decreasing adequacy of gasoline tax revenues. The work will
be conducted for one of America’s best-built – and underfunded – rail transit systems.
The Washington Metro is a modern, efficient rail network that carries a weekday
average of over 700,000 passengers to work, on leisure trips, and on visits. Its success
has already resulted in an estimated reduction of 5 million vehicle miles per day and has
spawned over 200 million square feet of development surrounding the stations.
In spite of these successes, the initial construction costs of approximately $40 billion,
and the annual operating and capital improvement costs of $1.5 billion, require annual
State and local subsidies of $750 million, $261 million from the State of Maryland alone
for its 26 existing stations. This is still not enough to enable WMATA, the Metro
development and operating agency, to provide current service levels, to adequately
maintain the system, and to expand service into new geographic areas. The primary
reason for the deficit – and the need for subsidies – is inadequate ridership revenue.
This is primarily due to zoning restrictions on station-area growth resulting in an
inadequate number of Metro users living and working within walking distance of Metro
stations.
The “ToolKit” that will be prepared under this proposal will enable the State of Maryland
to work with Prince George’s, Montgomery, and Baltimore County, and other
jurisdictions with rail transit, to demonstrate compelling ways to overcome zoning
restrictions that inhibit the additional transit ridership that would reduce – and eventually
eliminate – these massive subsidies. The conclusions of the project will also provide
evidence that Maryland’s $6.1 billion in annual highway subsidies can be reduced
because evolving land-use patterns will enable more people to live and work in transitaccessible districts, reducing highway usage.
The intended dual outcomes of the State Rail Overlay Districts are:
·

to reduce excessive State subsidies for Metro, by increasing pedestrian-sourced
ridership surrounding stations through increased real estate development,
including private-sector funding of the station district infrastructure and

·

to reduce excessive State subsidies for automobile use, by decreasing vehicle
miles traveled on Maryland’s highways.

The proposed “Rail Station District ToolKit” will provide the operational logistics for the
State of Maryland to work with local jurisdictions in Prince George’s and Montgomery

Rail Station District ToolKit Proposal, v4-25r

21 October, 2013

Page 8 of 39

Counties to test a bold, carefully researched re-engineering of land use regulation to
achieve two objectives:
·

a significant increase in market-driven development within walking distance to
Metro Stations and

·

privately-funded infrastructure improvements and maintenance within rail station
districts as well as land conservation throughout Maryland, utilizing real estate
value capture from the market-driven developments as the source of income.

The outcomes of the timely research and preparation of the “Rail Station District ToolKit”
will be immediately applicable to states and municipalities with rail transit systems
throughout America.

Proposal	
  Background
“Smart	
  Growth”	
  and	
  the	
  Market	
  for	
  Living	
  and	
  Working	
  Near	
  Rail	
  Transit	
  Sta@ons
“Smart Growth” is the policy underlying the State of Maryland’s Sustainable
Communities Act of 2010. The policy declares the importance of providing residents
and businesses with the choice to locate close to transit, saving both occupancy and
transportation costs while helping to conserve public financial and environmental
resources. Public rail transit systems are extraordinary public investments that the State
provides to establish the foundation for Smart Growth as a means to a vital, prosperous
and sustainable region. There are 26 WMATA rail stations in Maryland, each surrounded
by existing or potential “Transit-Oriented Development” districts. Only when
municipalities and counties understand and capitalize upon the real estate development
potentials surrounding these 26 rail transit stations, can the full return on these major
State-financed investments be realized for both the local jurisdictions and the State.
In spite of the multi-billion-dollar investment in a world-class rail transit network in
Maryland, with automobile-dominant land plans surrounding suburban stations further
constrained by current zoning provisions, development supply to meet market demands
for housing, offices, and retail shops within walking distance of rail stations is severely,
and artificially, restricted. As a result, most homes, businesses, and retail centers get
built where there is least resistance and where they have no direct, convenient access
to rail transit – in low density, auto-dependent areas of Maryland, West Virginia and
Pennsylvania – in anticipation that, as they become developed, the State will respond
by widening or extending highways to serve them.
This development pattern and process increasingly inhibits Maryland from competing
with other regions, both nationally and internationally, because restrictions on
development near train stations force development to occur in areas distant from transit,
resulting in
·

higher housing prices and office rents due to inadequate and insufficient space
availability near transit,

·

higher costs of transportation for individuals and businesses that cannot afford to
locate near transit,
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·

diminished productivity and higher stress due to excessive commute times, and

·

degradation of Maryland’s rural and natural environments.

Transit-‐Oriented	
  Development	
  Districts	
  –	
  Unrealized	
  Community	
  Beneﬁts
By restricting development near rail stations, communities miss opportunities to
strengthen their fiscal economics, social cohesiveness, beauty, and environmental
sustainability by not knowing how to maximize benefits for both the community and the
developer. With artificial limits on growth around transit stations, communities are less
able to:
·

foster growth and reinvestment in areas with existing infrastructure.

·

reduce pressure for development in environmentally-sensitive areas

·

retain outdoor recreation and conservation areas close to urbanized areas

·

reduce congestion, roadway expansion, and air pollution

·

offer a full range of housing to serve a diversity of households

·

improve fiscal support for public schools

·

improve public security through activity in public places

·

foster personal health benefits with increased walkability
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·

provide a variety of gathering places that enhance community spirit and pride.

Challenges	
  to	
  “Smart	
  Growth”
Responding to the large State rail transit investments are strong market forces
demanding new housing, offices, and retail development near the stations.
Inappropriate patterns of land-use — automobile dominant — surrounding most
suburban rail stations, coupled with inappropriate local zoning process and restrictions
prevent much of the demand from being met. This forces development into outlying
areas, away from transit accessibility.
Therefore, in many districts surrounding train stations, whether urban, suburban, or
exurban, the desirable goals of economic efficiency, livability fulfillment, and
environmental sustainability are not being realized. This in turn results in a lost
opportunity to increase State and local revenues benefitting from existing public
investments while suffering land development patterns accommodating growth needing
costly, self-perpetuating highway and utility expenditures, and transit operating deficit
subsidies, adding to an already burdened State budget.

Although “Smart Growth” continues to be a State policy, actions “on the ground” do not
support the policy. As stated in a 2 November 2009 Washington Post article on
University of Maryland research:
"There is no evidence after ten years that [smart-growth laws] have had any
effect on development patterns," concludes the study, which appears in the
current issue of the Journal of the American Planning Association.
State planners have failed to prod local governments, which wield enormous
control over land use, to approve dense projects in smart-growth areas, the study
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says. Maryland officials have authorized dozens of exceptions to the law, and
many [low density] projects in the pipeline in 1998 were allowed to be built.
Local limits to density are reinforced by State highway financing formulas that
accommodate single-passenger automobile use as the dominant mode of transportation
in Maryland. The costly expenditures in highway investments which were formerly
financed primarily by gas taxes and other user fees are now subsidized from taxes that
are received from taxpayers regardless of their driving patterns, further encouraging
land development patterns that result in ever-increasing driving distances to take
advantage of the subsidies.
These unspoken policies that facilitate automobile dependency are mistakenly directed
toward improving automobile mobility, rather than destination proximity. Therefore, the
policies inadvertently undermine the local and State economy because they fail to
recognize that a high proportion of automobile expenses are dollars that leave the local
and State economy. For example:
·

Most of the money used to purchase a new car goes to the place where the car
was built – Japan, Korea, Europe, Detroit, Ohio, etc. The local dealer gets a very
small share for processing the purchase.

·

Every used car bought locally from another local seller was originally a new car,
the costs of which were dollars that had already left the local economy.

·

Most of the State sales taxes paid by a car buyer are dollars that leave the local
economy. Some may come back to the local economy in the form of revenue
sharing, but the transfers likely result in a net cost to the buyer and to the local
economy because of State administrative costs alone.

·

Most of the payments for insuring the car go to the location of the automobile
insurance companies, most of which are out-of-town and out-of-state.

·

Most of the money spent on gasoline goes to oil refinery locations such as Texas
or Indiana plus to the crude oil origins in the Middle East, Venezuela, Texas,
Canada, etc. A small fraction is paid to the local gas station owner and the
wholesale provider if they are locally based.

·

Most of the expenditures on repair parts and supplies are dollars that leave the
local economy, unless the parts are manufactured locally.

·

The only ongoing automobile expenditures that remain in the local economy are
labor expenses for repairs and maintenance – a small proportion of the total
$7,000 per year cost to amortize and operate a car.

Just as automobile dependency and driving patterns were becoming ingrained in
American lifestyle and mobility, low density zoning regulations were established in
coordination with low-density infrastructure patterns, ostensibly to protect this emerging
automobile-lifestyle and mobility. Established new zoning standards and practices now
create a climate of defensiveness and resistance to change because change is
perceived as adversely affecting property values and lifestyles. At the same time, many
of the established planning and development tools in place to support improved
“Transit-Oriented Development” (TOD) are antiquated and inadequate or sometimes
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enacted in ways that produce conflicted results and/or unintended development
patterns.
For instance, “Transfer of Development Rights” (TDR), pioneered in the metropolitan
Washington area, is one such tool. TDR was conceived as a win/win tool to provide
increased economic value to rural landowners while supporting increased urban
development patterns. One of the problems has been its tie to specific properties on
both the transferring rural and transferred urban sites. TDR also suffers a major
economic flaw of ignoring location as the primary determinant of real estate value. Other
various overlay zones and special districts have also proven to be too random and
situational to be broadly applicable in facilitating additional development surrounding rail
transit stations. The SRSOD is the right way to solve this problem.
The current real estate recession offers an opportunity for a complete update of the
Smart Growth concept and its specific goal of TOD. The irreversible increases in
gasoline prices resulting from both worldwide demand and instability make the
opportunity an imperative. The State Rail Station Overlay District legislation is a tool for
effectively implementing Smart Growth and reducing dependence on automobiles for
mobility.

House	
  Bills	
  948	
  and	
  1195,	
  the	
  State	
  Rail	
  Sta)on	
  Overlay	
  District	
  Bills
Proposed	
  Zoning	
  to	
  Accommodate	
  Market	
  Demand	
  with	
  Quality	
  Controls	
  and	
  
Substan@al	
  Returns	
  on	
  Public	
  Investments
To begin to redirect development in Maryland into efficient, sustainable, competitive,
and livable patterns (a.k.a. “Smart Growth”), the proposed HB 948 (2011) and HB 1195
(2012), the “State Rail Station Overlay District” (SRSOD) bills were under consideration
by the House of Delegates that would create a self-funded opportunity for local
jurisdictions to opt in to the new Overlay District regulations and financial tools. The
purposes of the SRSOD initiative are listed below:
· support sustainability goals of Maryland’s Smart, Green and Growing initiative
and the Sustainable Communities Act of 2010;
· increase origins and destinations of pedestrians within walking distance of rail
stations;
· facilitate attractive urban communities within walking distance of rail stations;
· make cost-effective use of existing public expenditures on infrastructure in urban
areas;
· provide developers with strong financial incentives to invest in areas within
walking distance of rail stations;
· realize attractive and functional residential, business and commercial
development within walking distance of rail stations;
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· enable the costs of government infrastructure and services to be more accurately
and efficiently assigned to those utilizing the services according to land-use
patterns and densities
· generate substantial new revenues from the private sector for local governments
to invest in urban infrastructure, public spaces and other enhancements for
developed areas within walking distance of rail stations, other parts of Priority
Funding Areas, and priority conservation lands.
Approximately 100 years ago, the power to zone land was delegated to municipalities
and counties by the State of Maryland based on the state’s power to regulate private
property under the penumbra of its “police powers” to promote health, safety and
welfare. It was a very different world then.
Historically, restrictions on private property rights have been balanced by the public
rights to health and well-being and the interests of community development. Enactment
of the proposed State Rail Station Overlay District legislation is a valid and fiscally
prudent exercise of this inherent state authority.
With or without the new SRSOD initiative, the 26 Metro stations currently in operation
are within local jurisdictions that have the planning, zoning, and legal capacity to guide
development that upholds public standards of quality while meeting market demand for
growth within walking distance of every transit stop in the region. The proposed state
legislation is intended to support each local jurisdiction in performing this role and
fulfilling an opportunity to complement the state and federal rail investments with land
use patterns that respond to preferences of households and businesses to locate within
walking distance of a station yet may be unable to because of current land use patterns
(automobile-dominant vs pedestrian-fabric) and erroneous zoning restrictions.
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The SRSOD bills have been a major topic of discussion in Maryland over the past 2
years. Through the initiation of Dr. Jay Hellman and the assistance and support of
some of the most visionary and experienced planning and real estate professionals in
Maryland and in Washington, DC, the proposed bills have gone through numerous
iterations, each time with refinements.
Creating and testing the Rail Station District ToolKit will engage and educate
stakeholders. It will demonstrate quantifiable benefits and operational feasibility.
Because of the extraordinarily thoughtful discourse among some of the area’s most
dedicated and knowledgeable citizens, the bills received considerable support in the
Environmental Matters Committee of the Legislature. It is apparent that the success
achieved thus far is due to the attention many members received about the legislation,
enabling them to be well versed on the intentions of the bill and the likely far-reaching
qualitative physical and economic effects of the legislation upon land use patterns in
Maryland.
Commencing the Rail Station District ToolKit project immediately, however, will engage
all stakeholders so productively that the merits of the legislation will become clear
enough to warrant adoption.
The discourse on this bill has resulted in a growing and broadening awareness of the
indisputable relationships between regional transportation infrastructure investments,
real estate market responses, and local constraints upon market-responsive land use
patterns. These relationships are generically understood by professional staff and
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elected officials in Montgomery and Prince George’s Counties, but are not well-known
by the citizens of the counties. Because the effects of the provisions of HB 948 and HB
1195 have not been specifically quantified, illustrated, and tested with real-world
models, many citizens and local legislators and stakeholders will resist attempts to
enact the provisions of the bill for fear of adverse effects of higher densities.
Comparable to the introduction of a revolutionary new prescription drug that is proposed
to cure a disease, the positive effects of HB 948 and HB 1195 will not be fully
appreciated until simulated real-world tests are performed.

Tes)ng	
  the	
  Feasibility	
  of	
  the	
  State	
  Rail	
  Sta)on	
  Overlay	
  District	
  –	
  A	
  
“Rail	
  Sta)on	
  District	
  ToolKit”	
  Process	
  to	
  Simulate	
  New	
  District	
  Plans	
  
and	
  Review	
  Hypothe)cal	
  Development	
  Proposals	
  
The Maryland State Legislature has an opportunity to create a national model of a
private-sector-driven, user-financed approach to integrating both the physical form and
development economics of land use and transportation infrastructure by identifying
incentives that can both trigger investment and provide benefits to the locality.
To achieve this objective, a set of operational procedures are needed that retain local
control of land-use patterns and result in greatly-increased development density, located
on sidewalks connected to transit stations, with design quality ensuring a positive
experience of place. The Rail Station District ToolKit and state support as provided in
the SRSOD legislation will enable local governments to provide the ridership regional
rail transportation infrastructure requires in order to become economically sustainable.
As the State Legislature reconsiders the SRSOD legislation in 2013, the creation and
testing of an “Rail Station District ToolKit” needs to be commenced immediately. This
would provide a process and methodology for local jurisdictions to experiment with the
provisions of the legislation by drafting simulated district plans and conducting tests on
hypothetical residential, office and other project types that would likely be proposed in
response to the “new market” forces that would be served under the new types of
zoning guidance enabled by the legislation.
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The process and methodologies contained in the Rail Station District ToolKit will
result in three outcomes:
·

It will estimate how the SRSOD legislation is likely to affect the market for
development surrounding rail transit stations.

·

It will determine additional ways in which local jurisdictions can control
development to ensure higher building design quality combined with substantial
public amenities.

·

It will quantify the substantial financial returns to both the local jurisdiction and
the State of Maryland that will occur by enacting the legislation.

The Rail Station District ToolKit will consist of:

·

Phase 1: a Database: identification of stakeholder objectives regarding local
control of land use and State investments in regional transportation facilities and
services. Phase 1 will also include interactive 3-dimensional graphics and
statistical tables that define and illustrate the existing conditions in a selected
example of each of three basic categories of station-area districts.

·

Phase 2: a simulated schematic plan for the Public Infrastructure and Realm
for each of the three selected station-area districts

·

Phase 3: simulated processes for conducting location, design, and financial Project
Reviews and Approvals
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· a series of Testing Procedures for evaluating and modifying hypothetical project
proposals for approval, and
· the Tools and Formulas for quickly and efficiently conducting the tests.

The	
  Research	
  Team
Preparation of the Rail Station District ToolKit will be conducted by a team of nationallyand locally-based research and development consultants with a breadth and depth of
practical experience in municipal planning, urban design, and real estate development.
The team will be supported by the extensive land use, housing, land economics, and
transportation database of the not-for-profit Center for Neighborhood Technology (CNT).
The team’s collective experience will recreate the planning process into a joint publicprivate undertaking toward a common set of objectives without the adversity that usually
occurs in the development process. The core team consists of:

Terry	
  Steven	
  Wendt,	
  AICP,	
  RA;	
  Urbānergies	
  LLC
Project Director and Principal Rail Station District ToolKit Writer/Coordinator
Mr. Wendt has over 35 years of experience in complex, mixed-use, transit-oriented
development arenas. His public-sector work includes the Downtown Plan for the City of
Milwaukee (adopted in October, 2010); the central-area plan for Oak Brook, Illinois, a
suburban center comparable to Bethesda and Silver Spring; an innovative Personal
Rapid Transit plan connecting the Rosemont Business District with Chicago’s O’Hare
Airport; station-area development guidelines for the Chicago Transit Authority, and a
station-area development plan for Attleboro, Massachusetts.
Private sector work includes predevelopment planning for the Power & Light District, a
10-block mixed-use development in Kansas City; HOPE VI residential projects in New
Brunswick, NJ, Chicago, IL, Durham, NC, Norfolk, VA, and Cincinnati and Akron, OH;
and a current retail-residential town center project in Libertyville, IL. He is also leading a
private-sector initiative to develop high-speed rail in the Midwest utilizing station-area
real estate value capture as a major source of financing.
Mr. Wendt earned Master’s Degrees in City Planning and Architecture from the
University of Pennsylvania’s Urban Design Program and a Bachelor of Architecture from
the University of Minnesota. He served as the first elected Chair of the New Urbanism
Division of the American Planning Association.
Mr. Wendt will lead the consulting team and serve as a primary point of public contact.

Eileen	
  Fogarty,	
  The	
  Fogarty	
  Group;	
  Urbānergies	
  LLC
Project Co-Director and Local Jurisdiction Liaison
Former Municipal Planning Director , Santa Monica and Santa Cruz, CA; Alexandria, VA
Ms. Fogarty, President of The Fogarty Group, a certified Maryland Minority Business
Enterprise, is a nationally recognized land use expert who is a leader in the facilitation
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of sustainable transit-oriented districts. As Planning Director in cities facing citizen
opposition to explosive growth pressures, Ms. Fogarty has managed the approval
process for over 100 major developments that meet market demands while
incorporating public amenities and high design quality.
As Director of Planning and Community Development in Santa Monica, CA; Alexandria,
VA; and Santa Cruz, CA; her award-winning plans have resulted in thriving urban
mixed-use districts where a wide range of public benefits are provided for the
community. She successfully adopted and implemented Santa Monica’s first
Sustainable General Plan, lecturing nationally on its groundbreaking approach of tying
incentive zoning to ‘value captured’ benefits. This innovative ‘Community Benefits’
approach provides sufficient incentives to trigger desired investment while ensuring
active, accessible and livable communities.
As Director of Planning for Alexandria, VA, Ms. Fogarty led the planning and
development for Eisenhower East, an award-winning, 238-acre district containing 17
million square feet of development within walking distance to two Metro stations.
Ms. Fogarty received her Master’s Degree at Rutgers University and has received
national, state, and regional awards for creating tools for sustainable and livable cities.
She will provide regulatory and operational elements in the formulation of model districts
and surrogate representation in the developer approval process.

Sarah	
  Campbell,	
  Na@onal	
  Policy	
  Director,	
  Center	
  for	
  Neighborhood	
  Technology
Project Lead Planner and Database Manager; Director of Funding Accounting
Sarah Campbell is National Policy Director at the Center for Neighborhood Technology,
a non-profit organization based in Chicago IL dedicated to urban sustainability. At CNT,
Ms. Campbell conducts research on urban transportation, economic and financial
issues relating to sustainable development. She has over 30 years of professional
experience in transportation policy, urban planning, and capital budgeting.
For 14 years she was president of TransManagement Inc., a transportation planning
and management-consulting firm that counted as clients over 20 states, many national
associations, and numerous cities and metropolitan planning associations, in addition to
major private foundations and non-profit organizations. At TransManagement, she
oversaw major planning studies, and devised strategic plans for clients, including
developing the business plan and serving as acting director of the Great American
Station Foundation (now Reconnecting America) for Amtrak and The National Trust for
Historic Preservation.
Prior to joining TransManagement, she was the founding director of the Surface
Transportation Policy Project (STPP), served as director of planning and capital budget
for the District Department of Transportation, was a program analyst for the Office of the
Secretary of Transportation and the City of Austin, Texas. As STPP director, she led a
broad coalition of transportation, environmental, and urban interests advocating for
federal programs to better serve communities; the coalition successfully advocated for
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key provisions of the landmark legislation, the Intermodal Surface Transportation
Efficiency Act of 1991 (ISTEA).

John	
  Francis	
  Tor@,	
  FAIA,	
  LEED	
  AP	
  BD+C,	
  President,	
  Tor@	
  Gallas	
  and	
  Partners,	
  Silver	
  Spring,	
  
Maryland

Lead urban designer for station district conceptualization; development visualization
Mr. Torti provides the conceptual design leadership for the firm’s projects, emphasizing
the inextricable tie between urban design and architecture and between imaginative
vision and value creation. His experience includes programming and design of complex
mixed-use, multifamily residential, and new town projects, including award-winning
HOPE VI mixed-income developments, including City West in Cincinnati. Recent
projects include the Crystal City Master Plan, Lyon Place at Clarendon Center, and 360°
H Street. John has been on the teaching staff at the Catholic University of America and
has served as a Visiting Professor at Harvard University, Ohio University, the University
of Maryland, and Montgomery College. He received an Bachelor of Architecture from
the University of Notre Dame.
John will be leading the group preparing the station district framework plans and their
graphic illustrations.

Ma`hew	
  J.	
  Bell,	
  AIA;	
  Professor,	
  University	
  of	
  Maryland;	
  EE&K,	
  a	
  Perkins	
  Eastman	
  Company
Urban designer; development visualization; landscape Architecture; public realm and
infrastructure cost estimates
Mr. Bell is a long-time Professor of Architecture at the University of Maryland and a
Principal at Ehrenkrantz, Ekstut, and Kuhn (EE&K, a Perkins Eastman Company), one
of Washington’s leading architecture and urban design firms. Matt’s diversity of
experience, from pioneering projects in Turkey to serving as community architect for a
groundbreaking new urban community in Maryland, spans academia and real-world
implementation. Matt’s work focuses upon large-scale urban design, utilizing
sustainable new urbanism principles. Projects include the Aventiene, in Gaithersburg,
MD; the Westport Waterfront Development and Master Plan, in Baltimore; and King
Farm, Rockville, MD. Mr. Bell received a Bachelor of Architecture from the University of
Notre Dame, and a MArch in Urban Design from Cornell University.
Mr. Bell will work with John Torti in preparing station district framework plans and their
graphic illustrations, including incorporating student intern opportunities.

Chester	
  Eric	
  “Rick”	
  Chellman,	
  P.E.,	
  Principal,	
  Nelson\Nygaard	
  Consul@ng	
  Associates,	
  Inc.
Transportation/land-use integration; complete streets, traffic calming; cost estimates
Chester “Rick” Chellman, PE, is a national leader in high density district street design
that balances vehicular traffic and pedestrian circulation resulting in thriving places for
both people and businesses. As an engineer, Rick applies the mechanics of design and
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system operations to his projects. As a planner, he understands that streets define
places, their marketability, and their sustainability. Rick has co-authored numerous
works related to the traffic and transportation aspects of TND/new urbanist design and
has extensive experience in public participatory planning initiatives. Rick has
participated in dozens of charrettes focused on the drafting of land use ordinances and/
or comprehensive (master) plans, and zoning ordinances. Mr. Chellman holds a BS in
Engineering from the University of New Hampshire.
Rick will create transportation network plans that emphasize phased conversion of
automobile-dominant districts to pedestrian and transit dominance within and to/from
station districts, along with innovative user fee concepts for infrastructure components.

C.	
  R.	
  George	
  Dove,	
  FAIA;	
  WDG	
  Architecture
Architecture; urban planning; design review process; construction cost estimates
Mr. Dove serves as managing principal of WDG. He has been a practicing architect and
planner for over 30 years, primarily in the Washington, DC, area. His specialized
training in urban planning has led to complex solutions for high-density, mixed-use
projects. His experience incorporates a wide variety of building types, including office,
retail, residential, and hotel projects. In addition, George is skilled at incorporating
historic preservation and adaptive reuse into developments.
Projects include: Springhill Station, an 8 million sf mixed-use project at the future
Tyson’s West Metro Station; Rockville Town Square, 650 residences with 175,000 sf of
retail; Rockville Metro Plaza, a 500,000 sf office/hotel complex at Rockville’s Metro
Station; Arlington Gateway, a 1.25 million sf mixed-use project with a 350,000 sf office
building and a 412,000 sf residential tower; and 350 room hotel; University View, a
350,000 sf student housing development in College Park, MD; 1.5 Million sf residential/
retail/hotel projects at National Harbor; Plaza America, 1.2 Million sf mixed use, Reston,
VA; Falls Church City Center, 1.3 million sf mixed use. In addition He has served as
Principal in Charge of over 150 major buildings totaling 30,000,000 sf including office,
hotel, residential, retail, government facilities, and special use projects.
Mr., Dove will provide architectural guidance and construction cost estimates for the
framework plans and hypothetical development projects.

Ronald	
  L.	
  Thomas,	
  FAICP;	
  University	
  of	
  Georgia;	
  HGOR	
  Planners;	
  Planning	
  Interac@on	
  
Project set-up and process organizer; regional planning management advisor
Mr. Thomas is a founding principal of Planning Interaction. He is also on the community
service faculty for the University of Georgia’s planning program. Previously Ron served
as Executive Director of the Northeastern Illinois Planning Commission (NIPC), where
he was responsible for facilitating coordination and cooperation among numerous local
planning jurisdictions in establishing policies for transportation systems and
management as well as station-area land-uses and densities. NIPC’s 2040 Regional
Framework Plan won a 2006 APA national planning award. Recently he has participated
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as the community planning director on the consulting teams completing the regional
sustainability plans integrating transportation and land use for the greater Charleston
(SC) region and the Northwestern Indiana region. He also recently conducted training
workshops for the Maryland Chapter of the American Planning Association (APA). Ron
serves on the board of the national APA Regional and Intergovernmental Division. Mr.
Thomas earned an MA, Management, Antioch University Seattle and his BA at the
University of Oklahoma.
Mr. Thomas will assist in setting up the planning study, Advisory Committee, and
Working Groups.

Jay	
  Hellman,	
  EE,	
  MBA,	
  Ph.D.,	
  The	
  Hellman	
  Company,	
  inc.	
  /	
  Virtual	
  Adjacency®
Real estate development economics; originator of SRSOD; intellectual resource
(Honorarium)
Dr. Jay John Hellman holds five degrees from M.I.T., the Massachusetts Institute of
Technology: PhD (Quantitative Policy/Systems Analysis and Planning), M.S.
Management, and B.S., M.S. and E.E. degrees. Jay is a real estate developer and
trend researcher in understanding how buildings, towns, and cities, are being changed
by computer and communication technologies. Dr. Hellman has spent the past decade
applying this knowledge to land-use and transportation planning from both real estate
economics and municipal regulatory perspectives, highlighting:
·

ways to grow and improve rail transit access to larger markets through higher
densities without destroying existing urban character and amenities, and

·

the evolution of technology’s effects upon real estate, inventing the term “virtual
adjacency” with development patterns that achieve the “experience of place” in
which a “bedroom community” can be transformed into a “telecommunity”,
reducing physical work trip traffic.

These two efforts led him to initiating the creation of HB 948, the proposed State Rail
Station Overlay District bill introduced in the 2011 legislative session by Delegate
Marvin Holmes, and HB1195 introduced in the 2012 legislative session.
This Rail Station District ToolKit Preparation and Testing Project will use Dr. Hellman’s
resources at no cost, and will engage his participation and guidance for a nominal
"honorarium" fee. He will contribute at least one hypothetical development for testing in
the project review and approval process and will contribute strategic oversight.

Larry	
  A.	
  Gordon,	
  A`orney	
  and	
  of	
  Counsel;	
  Shulman,	
  Rogers,	
  Gandal,	
  Pordy	
  &	
  Ecker,	
  P.A.
Leader of Rail Station District ToolKit legal team resource
Larry has represented both private and public sector clients including residential and
commercial developers and builders, institutions, and municipalities for the past 30
years. His practice emphasizes the building of community and political consensus
necessary to obtain governmental approvals for land development projects throughout
the Washington, DC, metropolitan area. As a former land planner with the Fairfax
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County, Virginia, Park Authority, Larry brings a multi-disciplinary approach and wideranging experience to his practice.
Included among his non-developer/builder clients have been: the cities of Annapolis,
Maryland (Outside Land Use Counsel) and Chesapeake, Virginia (Growth Management
Commission Facilitator); the Resolution Trust Corporation (National Land Use Due
Diligence Coordinator); and the National Trust for Historic Preservation (Consultant on
Montpelier, the Virginia homestead of James and Dolly Madison).
In addition to his fulltime legal practice, Larry is an Adjunct Professorial Lecturer at the
George Washington University Law School where he has taught an upper level Land
Use Law course since 1988. He has also been a lecturer in land use and environmental
law and planning for USIA in Buenos Aires, Argentina and for the Lincoln Land Use
Institute in Taiyuan, China.
Mr. Gordon will work with Mr. Nagy in refining overlay zoning provisions and financial
components for development approvals.

John	
  Rogard	
  Tabori,	
  Mayor,	
  University	
  Park,	
  Maryland;	
  Co-‐Chair	
  Envision	
  Prince	
  George’s
Community interaction advisor; vision plan and urban design resource; political advisor
Mayor Tabori is a political economist and statistical analyst with over 35 years’
experience in evaluation and survey research. He is an expert in social science and
economic research methodology, database management and statistical software. He
has conducted survey research for, and/or been a research advisor to the US Dept. of
Housing and Urban Development, US Dept. of Health and Human Services,
Corporation for National Service, US Dept. of Transportation, Small Business
Administration, US Dept. of Agriculture, Substance Abuse and Mental Health
Administration, Health Resources Services Administration, US Food and Drug
Administration, Centers for Disease Control, National Institute on Drug Abuse, National
Institute on Aging, US Assistant Secretary for Health, US Department of Education, US
Department of Labor, US Coast Guard, Urban Mass Transit Administration, and the
State of Maryland.
For over 10 years he was Senior Associate at the Institute for College Research,
Development and Support, teaching courses such as research capacity analysis. He
has been Instructor in Political Science at Clarkson College of Technology, Senior
Technical Editor for a series of monographs on welfare reform published by the US
Department of Health and Human Services, and a principal contributor to a major
overhaul of the US Census Bureau’s Statistical Abstract of the United States. His
publications include a guidebook on evaluation research, many technical papers and
three Congressional Reports.
Envision Prince George’s is a visioning initiative of the Maryland-National Capital Park
and Planning Commission, with community participation. Mayor Tabori will advise the
project on political factors affecting planning visions. Mayor Tabori will also provide
direct, hands-on political and decision-making realism to the consensus-building
process in the workshops and charrettes.
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Mayor Tabori will contribute economic, fiscal, and political process input to the
preparation of station district plans and in the review of project proposals.

Roger	
  K.	
  Lewis,	
  FAIA;	
  Professor	
  Emeritus,	
  University	
  of	
  Maryland;	
  Author;	
  and	
  Journalist
Principal advisor, Rail Station District ToolKit Design Review Guidelines; reviewer; editor
Roger K. Lewis, FAIA, is a practicing architect and urban planner, a professor emeritus
of architecture at the University of Maryland College Park, an author and a journalist.
After earning architecture degrees from M.I.T. and working as an architect in the Peace
Corps in Tunisia, Professor Lewis began teaching design at the University of Maryland's
School of Architecture, Planning and Preservation. Simultaneously he engaged in a
diversified, award-winning architecture and planning practice based in Washington, DC.
Since 1969, working with both private and public sector clients, he and his firm have
designed multi-unit housing projects, schools, cultural and recreational facilities, and
other civic and institutional buildings.
The Washington Post has published his thematic, illustrated column, "Shaping the City,"
about architecture, planning and urban development since 1984. His unique, awardwinning columns and illustrations have been republished nationally and internationally,
and his "Shaping the City" drawings were the subject of a one-man exhibition at the
National Building Museum in 1999-2000. He is the author or co-author of numerous
journal articles and books, among them Architect? A Candid Guide to the Profession
and The Growth Management Handbook. Since 2007, he has appeared regularly to
discuss "Shaping the City" issues on the Kojo Nnamdi show, broadcast by WAMU-FM,
American University's National Public Radio affiliate in Washington, DC.
Serving on design review committees and institutional boards, Professor Lewis is a
"Design Excellence" Peer reviewer for the U.S. General Services Administration and a
long-standing member of the government-appointed Design Review Board for the
Carlyle and Eisenhower Avenue portions of Alexandria, Virginia. He is also a frequent
design consultant to other metropolitan Washington counties, municipalities and
government agencies. A trustee of the National Children's Museum, he chairs the
museum's Building Committee overseeing design of a new, 150,000 square foot
museum at National Harbor in Prince George's County, Maryland.
Mr. Lewis will contribute his deep cultural, political, and design reflections and
persuasions to the progress of the work.

Christopher	
  B.	
  Leinberger;	
  Brookings	
  Ins@tu@on;	
  Arcadia	
  Land	
  Company;	
  LOCUS;	
  George	
  
Washington	
  University	
  School	
  of	
  Business
Urban Land Strategist; Developer; Author; Political, Design, & Economic Advisor

Chris Leinberger, a land use strategist, teacher, developer, researcher, and author who
balances business realities with social and environmental issues. Mr. Leinberger
pursues a diverse career oriented to improving the built environment as:
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·

The Charles Bendit Distinguished Scholar and Research Professor, George
Washington University School of Business,

·

Nonresident Senior Fellow at Brookings Institution in Washington, DC.,

·

Founding Partner of Arcadia Land Company, a New Urbanism/transit-oriented
development and consulting firm, and

·

President of Locus; Responsible Real Estate Developers and Investors.

His most recent book is The Option of Urbanism, Investing in a New American
Dream, published in 2008 by Island Press. He is also the author of Strategic Planning
for Real Estate Companies. He has written for numerous publications, such as The
Atlantic Monthly and Urban Land magazine. He has been profiled by CNN, National
Public Radio, Infrastructurist, and The Washington Post among other broadcast,
web and print media. Leinberger was voted one of the “Top 100 Urban Thinkers” in a
poll conducted by Planetizen, the international urban planning and architecture website,
in 2009. He was the William H. Whyte Award winner by Partners for Livable
Communities in 2010. Leinberger is a graduate of Swarthmore College and the Harvard
Business School.
Mr. Leinberger will contribute as-needed advice on long-term vision, political dynamics,
and urban design quality.

N.	
  J.	
  Slabbert;	
  Researcher	
  and	
  Author	
  on	
  Urban	
  Society	
  and	
  Technological	
  Issues
Project research; documentation; editing
N.J. Slabbert is an honored writer and scholar whose work ranges across science,
technology, public policy, history and global affairs. The U.S. Government has
recognized him as an intellectual serving the public interest. Mr. Slabbert’s work has
appeared in media ranging from The Washington Post and The Harvard International
Review to Reader’s Digest, of which he is a former senior editor and staff writer. His
many articles in the Urban Land Institute’s journal, Urban Land, have earned him a
special award from the American Planning Association for his contribution to urban
literature. He is one of fewer than 70 commentators on innovation chosen by the United
States National Academies for inclusion in a 2010 review of American knowledge
capital. Mr. Slabbert is co-author with Aris Melissaratos, Director of Technology
Enterprise at Johns Hopkins University, of the book Innovation, The Key to Prosperity:
Technology & America’s Role in the 21st Century Global Economy; and co-author with
Morton White, Professor Emeritus of Philosophy and Intellectual History at the Institute
for Advanced Study, Princeton, N.J., of the forthcoming book The Intellectual versus the
City: Antiurbanism in America from Jefferson to the 21st Century.
Mr. Slabbert will serve as an advisor on the writing of Rail Station District ToolKit
Documents.
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Alan	
  Feinberg,	
  RA,	
  AICP,	
  CS,	
  Execu@ve	
  Director,	
  On	
  Our	
  Own	
  of	
  Frederick	
  County,	
  Inc.
Planner and architect; community liaison specialist
Mr. Feinberg is a member of the American Institute of Certified Planners (AICP) and is a
registered architect (RA). He has over 30 years of varied professional planning, design,
and project management experience. He traveled extensively under a HUD contract
and helped win one of the most successful HOPE VI projects in the country for Norfolk,
VA. He has also has had over a dozen years of private sector development and
planning experience, a decade as a public sector planner and urban design reviewer,
and was the planner for a parking authority. A large part of his career was involved with
Prince George's County, and he still has many connections there. During his numerous
and varied positions Mr. Feinberg has always been an active participant in community
affairs. In the last five years he founded and nurtured a major transformational effort for
his hometown of Frederick, MD, by revisioning and creating a toolkit for 2000 acres
adjacent to the historic downtown – called East Frederick Rising. Currently he is the
Executive Director of an unusual organization that is all about reframing the way people
who have been marginalized in society can become more proactively involved in
creating a better community for all. He went to grad school at GWU George Washington
University.
Mr. Feinberg will apply his experience as an accomplished community activist to the
Working Group process.

Peter	
  Tocco,	
  Plainview	
  Graphics
Computer presentations, spatial graphics, and report production
Plainview was founded in 2005 by Peter Tocco, a graphic and web specialist who
created his first website in 1994 while working for the nation's leading grain dryer
equipment manufacturer, ffi Corporation of Indianapolis. Prior to that, he worked four
years at Que Corporation, the nation's leading computer book publisher in the mid
1980s, the "Big Bang" of the personal computer revolution. When Mr. Tocco joined Que,
it was a small 50-person office with many talented individuals, including some who went
on to stellar careers, such as Patty Stonesifer, later the CEO of the Bill and Melinda
Gates Foundation, the world's most endowed private philanthropy. Mr. Tocco has been
a technology maven ever since and continues to surf the ever-changing waves of new
technology.
Mr. Tocco has also worked for the Rouse Company of Columbia, Maryland, during the
2000-2002 period, when it was the nation's leading creator and holder of Class A and
Class B shopping malls. There he began his work with land-development and urban
planning, primarily in the role of graphics and web development.
Mr. Tocco will prepare clear and compelling still and animated graphics products for the
workshops and charrettes and portions of the final Rail Station District ToolKit
document.

Rail Station District ToolKit Proposal, v4-25r

21 October, 2013

Page 26 of 39

Scope	
  of	
  Services	
  and	
  Timetable
The purpose of the Rail Station District research is to test and quantify the costs,
benefits, and operational practicality of the SRSOD zoning concept, and to modify it to
satisfy stakeholder objectives regarding local control of land use and State investments
in regional transportation facilities and services. The research will be conducted in the
form of simulation exercises – creating master plans and zoning provisions for three
selected station-area districts and then testing hypothetical but realistic real estate
development projects for their financial, aesthetic, social, and environmental costs and
benefits to the local jurisdiction and the State.
Following completion of the research products, the State Environmental Affairs
Committee should have adequate knowledge and judgment to be able to determine if a
new Bill should be passed out of Committee for consideration by the full Senate.
Because the study will be iterative, evolving into increasingly acceptable provisions, we
expect that the new Bill will have substantial local and Statewide support for its passage
and enactment prior to full revival and reset of the real estate markets.

Phase	
  1:	
  	
  Crea)on	
  of	
  the	
  Database
The basic collection of information needed for all participants to be familiar with
the issues needed to make informed decisions
· Identification of stakeholder objectives regarding local control of land use
and State investments in transportation facilities and services
· Identification of the existing land uses, development densities, and
transportation networks, along with household economics and travel
patterns in each of the three selected station-area districts.

Task	
  1a:	
  	
  Establishment	
  of	
  Project	
  Parameters,	
  Client	
  Groups,	
  Procedures,	
  Budget,	
  and	
  
Timetable
The research team will be presented to the public with a press conference and a series
of introductory meetings with relevant stakeholder groups of officials and citizens in
Prince George’s County and, possibly, Baltimore County, depending upon the final
selection of the three station-area districts. The County(ies) will establish a group of
elected officials of up to seven members as an Advisory Committee, informed by the
State Directors of Planning and Transportation and with participation of planning,
environment, and transportation officials of the County(ies) 1 involved. Two
representatives of citizen groups in the state with members in the County(ies) involved
also will be invited to participate. Following initial meetings, the team will formalize
internal responsibilities and relationships among members and rules and procedures for
engagement with stakeholders. Four meetings of the Advisory Group are anticipated.

1

The two counties likely to include projects are Prince Georges and Baltimore. If projects are selected in
only one county, the representatives of both would continue to serve on the Advisory Board.
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Deliverables:
List of participants by group; memorandum summarizing results of meetings;
memorandum describing responsibilities, relationships, guidelines, and procedures for
engagement with stakeholders.
Estimated Budget:
Estimated Timeframe:

$10,000
3 weeks

Task	
  1b:	
  	
  Iden@ﬁca@on	
  of	
  Stakeholder	
  Objec@ves
The Advisory Group will meet with the Team in order to select objectives to be
addressed in the creation of planning, zoning, and economic provisions in the Rail
Station District ToolKit The objectives will be prioritized by importance and will be
revisited on a quarterly basis as the study proceeds. Additional participants with
experience as property owners, developers, planning, business, urban design and
transit will be invited to review the draft objectives with the Advisory Group before
finalizing.
Deliverables:
List of objectives
Estimated Budget:
Estimated Timeframe

$10,000
3 weeks (simultaneous with Task 1a)

Task	
  1c:	
  	
  Iden@ﬁca@on	
  of	
  Selected	
  METRO	
  Sta@on	
  Areas	
  for	
  the	
  Study
METRO Station-area environments fall into three basic categories:
·
·
·

built-up, partly-walkable mixed-use centers, such as Prince George’s Plaza
mixed-use centers separated from one another within an auto-dominant district, such as
New Carrollton
parking-dominant and/or underdeveloped station areas, such as Greenbelt and West
Hyattsville.

In a one-day workshop with the Advisory Group and other key stakeholders, the team
will initially identify up to six potential station areas – two per category, along with
rationale for each – for review by the Advisory Group and other key stakeholders
chosen by the consulting team. Statistics drawn from existing County research and the
Center for Neighborhood Technology database will be used to compare potential station
districts for further study. At the end of the workshop, one station-area in each category
will be selected for the study.
Deliverables:
Initial list of six station areas and rationale for each; memorandum identifying final three
station areas and the process of selection
Estimated Budget:
Estimated Timeframe:

$10,000
3 weeks
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Task	
  1d:	
  	
  Brieﬁng	
  Books
Utilizing the Center for Neighborhood Technology database, as well as existing
information from the County and State, a “Briefing Book” will be compiled for each of
three selected real-world station-area districts for use by the Rail Station District
ToolKit practitioners. Included will be the following data for the areas of approximately
¼ mile and ¾ mile around each of the 3 stations:
•

Demographics of population, household density, HH income, HH composition (gender,

age, ethnicity, education), home ownership, employment status
•
•
•
•
•

Intersection density and block size with in the two areas (walkability)
Employment accessible within 30 minutes of the station by transit
Transit service availability both rail and bus within the transit shed (TCI)
Housing plus transportation affordability within the two areas
Depending upon availability of data for land ownership and land/improvements vale, that
also would be included.

A three-dimensional SketchUp (or equivalent) massing model in a context of photos and
topo will be prepared for each district, along with a list of issues to be addressed in
guiding development. The Advisory Group will be modified into a specific “Working
Group” of participants for each district, including government officials, developers,
district land owners, and neighborhood representatives, along with a leader among
planning advocacy groups to work with the consulting team in conducting the simulated
planning activities and project testing procedures.
In order to understand the existing issues and opportunities in each of the three
districts, the initial one-day training and capacity-building session for each station district
would include the following components:
·

a brief survey of a sample of five rail station development examples in the US to
illustrate policies, programs, plans, and designs that fulfill development potentials
offered by transit stations

·

identification of issues around each success, including economic, social, traffic,
health, and aesthetic factors; value-capture including fiscal returns to the local
jurisdictions; and, most significantly, the ability to achieve “certainty” and
“efficiency” in the approvals processes for both the community and the
developers

·

effects of the developments upon surrounding property values, and citizen
involvement in the development process

·

assessment of four of Baltimore/Washington area station developments as
positive and negative case examples

·

application of lessons from other areas to the three station-area districts.
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Deliverables:
Briefing Book for each station-area district; text and graphics materials for training
sessions; memorandum summarizing results of the training sessions
Estimated Budget:
Estimated Timeframe:

$30,000
4 weeks (overlaps with Task 1c)

Phase	
  2:	
  	
  Design	
  of	
  the	
  Public	
  Realm	
  and	
  Infrastructure
How the publicly-managed environment will accommodate the higher densities
facilitated under the SRSOD.
The process of creating an operational Rail Station District ToolKit continues with a
model exercise to design a quantitative public infrastructure and qualitative public realm
to accommodate the compact development patterns with higher floor-areas that are to
be facilitated under SRSOD legislation. The newly-expanded role of the local
government is threefold, geared toward meeting well-defined public objectives:
·

to prepare and manage the public realm and infrastructure plan, including urban
design guidelines to be applied to individual development projects

·

to implement the public realm components under alternative types of public
development entities to be considered as part of this research,

·

to facilitate market-responsive private development with minimal bureaucratic
uncertainties and delays thereby avoiding unnecessary private- and public-sector
costs.

Task	
  2a:	
  	
  Generic	
  Plan	
  of	
  the	
  Public	
  Realm
The process will begin with an educational exercise drawn from principles of Smart
Growth and New Urbanism. One workshop will be conducted for each district to
present ideas and models in appropriate visual form and approximate unit costs for
infrastructure improvements. The principles of “value-capture” will be discussed as the
primary means for financing modifications to the street patterns and improvements to
the pedestrian environment while inducing the development that will provide the
financing. The various exhibits will be used to solicit discussion that will clarify these
principles and relate them to the objectives established in Task 1b.
The workshops will also utilize built examples through a “character preference survey”,
in which photographs of existing developments are shown to pose questions as to what
kind of district is desired now and in the future. Comparisons will be made among street
design options, building site placement options, and Metro access options.
Derived from a general agreement on the principles, a generic land-use and
infrastructure pattern will be created for each of the three districts, consisting of a grid of
pedestrian and vehicular circulation along with key public elements such as parks,
libraries, schools, fire stations. Some public elements may not be site-specific, and
could be incorporated within a private development project.
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Deliverables:
Generic Land-Use and Infrastructure Pattern for each of the three districts;
memorandum summarizing the results of the workshops and “character preference
surveys” translated into an outline of generic urban design guidelines
Estimated Budget:
Estimated Timeframe:

$35,000
3 weeks

Task	
  2b:	
  	
  Applica@on	
  of	
  the	
  Generic	
  Plan	
  to	
  Each	
  “District	
  Framework	
  Plan”
The Generic Plan will serve as a transparent layer, overlaid upon each selected district
to reveal existing features, constraints, obstacles, and opportunities “on the ground”.
Through a “charrette” process, engaging each district’s Working Group, the Generic
Plan will then be modified to accommodate the specific existing conditions in each
district, as documented in the CNT-formulated database.
The resulting transformative “District Framework Plan” will consist of an interconnected
pedestrian/transit vehicle network with a staging component that will provide for the
gradual transition from an auto-dominant environment to a pedestrian- and transitdominant environment. At each "stage" of transformation, personal vehicle access
would be increasingly managed so as to enhance the pedestrian/bicycle/transit
dominance of the public environment. Streets could be categorized according to their
primary functions. Possibilities include “strolling/shopping streets” and “parking and
service-access streets”, as well as various forms of user access fees that could be
demonstrated to reduce taxpayer subsidies. Urban design guidelines will be created for
application to future project proposals that respond to the development opportunities
presented in each District Framework Plan.
Deliverables:
Simulated District Framework Plan for each district, with land use provisions, urban
design guidelines, a phased street and pedestrian hierarchy, estimated traffic impacts,
parking management program, infrastructure development economics, and threedimensional illustrations
Estimated Budget:
Estimated Timeframe:

$60,000
3 weeks

Task	
  2c:	
  	
  Achieving	
  “Value	
  Capture”	
  with	
  Op@mal	
  Eﬃciency
To maximize circulation efficiency and public amenities while enabling market-based
development to occur, the Simulated District Framework Plan will identify public realm
and infrastructure improvements needed. This will guide the private sector in design and
development planning, as SRSOD Design Review is the critical-path requirement to
proceed.
To the extent that increased density is approved, the developer will pay an “increased
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density fee” of 50% of its appraisal value to the appropriate local government. For
public improvements that are not an integral component of the private development
project itself, a portion of the “fee” paid can be used to amortize the costs of nearby
public realm and infrastructure improvements. These improvements, to be built in
advance of the individual development projects that they accommodate, are anticipated
to be financed through a revenue bond program, possibly utilizing a new State
Infrastructure Bank as a central source of funding. To the extent that these
improvements substantially benefit the District properties at large, then a District-wide
amortization formula can also be utilized, based upon a front-foot or similar benefit
charge, applied to all benefiting properties.
Community Benefits
Responses to a developer’s proposal can be crafted in a number of ways to ensure that
the new development contributes to the jurisdiction’s/community’s vision for a particular
district. The types of benefits that can shape and enhance these station districts may
range from physical or environmental improvements to social or economic benefits. In
addition to providing specific community benefits, expectations for creating active,
vibrant places, ‘Complete Communities’ and pedestrian-oriented, walkable streets would
be established for all projects.
While market realities as well as governmental involvement will determine the pace and
scale of change, land owners, investors and the business community will benefit from a
clear expression of what is expected. Investors/developers should be assured that new
development which incorporates the identified benefits will be well received by both the
public and governmental review authorities. The goal of ‘no surprises’ in development
proposals can be achieved with this approach.
Value Enhancement
Government investment in infrastructure and services as well as incentivizing
appropriate land use through the establishment of the new District Plan will dramatically
increase the value of public and private land. The ToolKit process will efficiently and
seamlessly capture this increase in the form of sale of increased density (the “increased
density fee”) in new developments, increased volume of user fees for transit and other
public utilities like water and sewer, costs savings to government in providing services
with Smart-Growth efficiency, and higher sales and real estate tax revenues.
Understanding ’Value Enhancement’ can enable Maryland Counties to proactively
shape new sustainable communities around transit as well as provide the
enhancements needed to conserve and support existing adjacent neighborhoods.
For up-front study and government financial management purposes, a development pro
forma for prototypical projects will be undertaken to measure the increase in the
resulting land value. The team will incorporate this analytic ability in the ToolKit to guide
public financing of public-realm improvements needed.
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Deliverables:
List of public infrastructure improvements and civic amenities and their costs, proposed
to be financed by a potential State Infrastructure Bank and repaid by the economic
benefits generated by future developments; spreadsheets calculating public funds to be
generated by desired TOD development enabled by implementationof the SRSOD
(coordinated with Task 3b)
Estimated Budget:
Estimated Timeframe:

$10,000
3 weeks (simultaneous with Task 2b)

Phase	
  3:	
  	
  Project	
  Reviews	
  and	
  Approvals
Determining the process of responding to future real estate market demand
efficiently, maximizing positive outcomes
The District Framework Plan for each of the three prototype environments will
incorporate a sequence of steps for transforming their automobile-dominant patterns of
streets and building forms into pedestrian-dominant public realms and building
relationships that are necessary for future TOD building development. Specific
hypothetical projects will be defined and characterized for each district in order to
activate the Rail Station District ToolKit four-step testing and collaboration process to
evaluate the project’s suitability and compatibility. The process parameters and urban
design guidelines will emphasize certainty and clarity, enabling the local planners and
developers to engage in modifying the project to ensure development feasibility while
maximizing design quality and economic returns to the local jurisdiction and State.
Improvements in the efficiencies of land uses in most real estate markets will enable the
Rail Station District ToolKit to create hypothetical development proposals for
submittal to simulate the process that would actually occur under the SRSOD
regulations after full revival of the real estate and financing markets. One or two projects
would be created in each district – an office/retail/college mixed-use project or a
residential project. Examples of successful projects from around the country through
sources such as the Urban Land Institute will be demonstrated as models. Local real
estate developers and architects will be asked to participate in this process to broaden
familiarity with the process and potential review outcomes. The ToolKit created will be a
learning-engine to efficiently organize and make available a continuing increase in
knowledge.
Each project review will consist of the following four-test procedure:
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Task	
  3a:	
  	
  Site-‐Speciﬁc	
  Analyses	
  -‐	
  speciﬁca@ons	
  of	
  the	
  substance	
  and	
  character	
  of	
  the	
  
proposed	
  project
To enable a quick review regarding the quantitative program and the design issues of
the project, the “developer” will submit the following information about the proposed
project. Since the project will be hypothetical, statistics can be derived from other
projects and estimated for the exercise.
·
·

development program
conceptual design characteristics including massing, heights, and façade
features
· potential architectural enhancements, including historic preservation
· potential spatial enhancements with public benefits, such as winter gardens,
courtyards, widened sidewalks, and overall landscaping
· potential public-serving uses enhancements, particularly sidewalk-facing
relationships
· views from ground-level vantage points
· traffic access, curb cuts, and automobile storage impacts
· beneficial pedestrian volume impacts
· beneficial Metro, bus, MARC and Amtrak ridership projections
· beneficial multiplier effect factors, such as added jobs created indirectly to serve
new on-site occupants
Deliverables:
Comprehensive descriptions of three hypothetical development projects; review for
compliance with the urban design guidelines in the simulated District Framework Plans
Estimated Budget:
Estimated Timeframe:

$15,000
3 weeks

Task	
  3b:	
  	
  Project	
  Economics	
  -‐	
  direct	
  impacts	
  of	
  the	
  project
The project team will conduct a summary benefit-cost assessment of the project,
including direct participation of the proponent developer/architect and local jurisdiction in
quantifying the impacts of the project upon public systems and services. These
calculations will then be reviewed and modified by the Working Group to improve
intended effects of the projects upon the District while ensuring real estate development
feasibility.
·
·
·
·

project pro forma
multiplier effect pro forma
public infrastructure costs to local jurisdiction
operating costs to local jurisdiction – school impacts; public safety and services
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·
·
·
·

revenues to local jurisdiction at proposed density
revenues to the State for application to land preservation programs
economic effects upon Metro – additional revenues from project occupants and
multiplier population
reductions in State subsidies to Metro resulting from increased efficiencies

Deliverables:
Memorandum of the quantified economic impacts of each project; review and possible
modification of each project to improve the economic impacts and development
feasibility
Estimated Budget:
Estimated Timeframe:

$20,000
3 weeks (simultaneous with Task 3a)

Task	
  3c:	
  	
  Environmental	
  Impacts	
  -‐	
  eﬀects	
  of	
  the	
  project	
  upon	
  natural	
  systems
The project proponent will provide the team with information that would normally be
included in an actual project application. The team will review the information and
recommend/require changes to reinforce the compatibility of the project with the
simulated District Framework Plan. TOD proposals in rail transit districts can be
expected to have a significant net positive environmental impact, particularly with regard
to LEED-ND access provisions by demonstrating transit accessibility.
Deliverables:
Memorandum describing the estimated energy and environmental impacts of each
project; review and modifications to the projects to minimize adverse environmental and
energy use impacts
Estimated Budget:
Estimated Timeframe:

$10,000
3 weeks (simultaneous with Task 3b)

Task	
  3d:	
  	
  Regional	
  Impacts
Resulting effects if some or all of the proposed development program were not
permitted on the site and, therefore, would be developed elsewhere and not
within the district
If all or part of the development does not occur on the designated site, in order to
respond to the occupancy demand, the study process assumes that it will occur
somewhere else within the State of Maryland. Therefore, two potential Floor-Area-Ratio
redistribution programs will be provided as alternatives to the proposed project. Each
alternative will be reviewed, utilizing truncated versions of Tests 2 and 3 above, focusing
upon the statistical analyses applied to the CNT database without the spatial analyses.
The intent of this test is to demonstrate that the programs redistributed to locations
remote from rail transit would result in net adverse impacts upon the regional
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infrastructure, to rail services, and to the State’s fiscal budgeting (i.e.: smart growth
economics.)
This analysis will clearly demonstrate that station-district development will result in
benefits to the region as a whole by quantifying regional reductions in traffic and
environmental impacts. The examples will show, in particular, how to achieve and
model the significant reduction in vehicle trips and associated carbon emissions on a
regional scale, thereby reducing congestion and minimizing pressures for highway
expansion outside of the station districts.
Deliverables:
Memorandum describing the beneficial economic, environmental, and energy use
results of maximizing density within a transit-oriented district, in an attractive
“experience of place” arrangement (pursuant to the Design Review process of the
SRSOD), including the particular cost savings to the County and State governments to
accommodate the new development as compared with current practices.
Estimated Budget:
Estimated Timeframe:

$15,000
2 weeks (overlapping with Tasks 3a-3c)

Final	
  Rail	
  Sta)on	
  District	
  ToolKit	
  Manual
The final Rail Station District ToolKit manual, including recommended changes to the
SRSOD bill, if necessary, will be prepared and presented electronically through a
website to the State Advisory Committee for use in supporting the SRSOD legislation
process. The text, tables, and graphic documents produced in each task in the process
will be assembled into a final set of appendices to the final report.
Deliverables:
Final TookKit manual; assembly of deliverables from each preceding Task; website for
electronic distribution of the final products and initiation of future phases of work
Estimated Budget
Estimated Timeframe:

:

$25,000
3 weeks

Total Budget:
Total Timeframe:
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Fee	
  Alloca)on	
  to	
  Research	
  Team	
  Members
Terry Steven Wendt, R.A., AICP

$70,000

Eileen Fogarty, AICP

$35,000

Project Co-Director and Principal Rail Station District ToolKit Writer/Coordinator
Project Co-Director; Municipal Planning and Zoning; Real Estate Value Capture

Center for Neighborhood Technology; Sarah Campbell, Project Manager

$35,000

Statistical Database; Planning Process; Not-for-Profit Receiving Agent for Research Funds

John Torti, FAIA, Torti Gallas & Partners; supported by Matthew Bell, Ralph Bennett,
and C.R. George Dove
$60,000
Urban Design; Development Visualization; Public Realm,Infrastructure,
and Real Estate Development Costs

Chester Eric “Rick” Chellman, P.E., Nelson\Nygaard Consulting Associates, Inc.

$20,000

Traffic, Transit, & Pedestrian Circulation;’ Placemaking, Civil Engineering; Costs

Legal Advisors, including Larry Gordon, and/or Michael S. Nagy and others

$15,000

Jay Hellman, EE, MBA, Ph.D., The Hellman Company, inc. / Virtual Adjacency®

$12,000

Legal aspects to regulatory provisions

R.E. Development Economics; Originator of SRSOD; Concept/Practice Integration

Real Estate Development Committee (to be determined)

Economic Analyses /Input: Real Estate Development Projects examples

Daniel C. Smith

Environmental advisor

Peter Tocco, Plainview Graphics

Computer presentations / Spatial graphics and report production

Alan Feinberg, R.A., AICP On Our Own of Frederick County, Inc.
Planner, Architect — Community Liaison Specialist

Ronald L. Thomas, FAICP, former Director of NIPC

Consultant on establishment of Advisory Committee and Working Groups

Development Guidance Advisor Group
Roger K Lewis, FAIA, Prof Emeritus, U. of Maryland; Washington Post columnist
Rail Station District ToolKit Design Review Guidelines; Reviewer; Editor

Christopher Leinberger, GWU; Brookings Institution; LOCUS; Arcadia Land
Urban Land Strategist; Developer; Author; Political & Economic Advisor

John Rogard Tabori, Mayor, University Park; co-chair Envision Prince George’s
Community Interaction; Vision Plan and Urban Design Resource; Political Economist

N.J. Slabbert, Researcher and Author Urban, Society, Technology issues
Advisor re: Project Research; Documentation; Editing
Supplemental Professional Participants

$3,000

as needed for specific planning research and for not-for profit creation
Expenses - Travel

$5,000

Total
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Graphic	
  and	
  Economic	
  Formulaic	
  Tools
The Rail Station District ToolKit will be a powerful evaluation and communication tool
because of graphic and economic formulaic tools that will form the framework to guide
government action to transform existing automobile-fabric public realms to the required
pedestrian-fabric public realms and to guide and authorize optimal private development
within these improved districts. Included will be:
·

SketchUp or similar interactive three-dimensional model for exhibiting existing
conditions and for simulating the proposed project within its context

·

a modified “character preference survey” method for identifying desirable and
undesirable design features

·

basic real estate development proforma spreadsheet with formulas for projecting
public economic impacts

·

formulas provided by Metro, the State, and other jurisdictions for measuring fiscal
impacts

·

simplified LEED and/or other tools for measuring environmental impacts

·

value-demonstrating designations and illustrations of preservation/conservation
properties that are subject to public control through the program

·

charrette processes for conducting the in-house evaluations as well as public
participation processes

·

an internet-accessible Knowledge-base to inform and engage all stakeholders
resulting in increasingly efficient and productive progress generating a broad
range of public benefits.

Outcomes
Completion of the Rail Station District ToolKit process will have accomplished four basic
purposes in order to gain the support necessary for the SRSOD legislation to be
approved by the legislature in 2014
·

to increase public and private leadership understanding of the economic, social,
environmental and health benefits derived from the SRSOD approach to transitoriented development

·

to provide training in new approaches and tools for planners, architects,
engineers, developers, and investors from public agencies, advocacy
organizations, and the private sector

·

to deliver examples of direct, area-specific advice to local jurisdictions seeking to
improve and increase their transit station area developments

·

to demonstrate how to ensure that additional development does not adversely
affect property values and lifestyles of existing residents
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Groundwork	
  for	
  Support	
  of	
  SRSOD	
  Legisla)on
The entire process of identifying the Database for each of the three districts, creating a
simulated District Framework Plan for each district, and creating and reviewing six
hypothetical projects, along with two redistributed programs for each, can be
accomplished within a six-month timeframe. Enough can be accomplished early in the
State Legislature session of 2014 to ensure universal support for the spirit and intent
authorizing Bill.
The purpose of the Rail Station District ToolKit is to create a dynamic, adaptable
learning mechanism. It will engage all stakeholders in constructive, responsive
innovation, guided by the WHEREAS clauses of the SRSOD legislation.
Through a public process of simulated planning and development review, the creation
and evolution of the Rail Station District ToolKit process will provide an extensive public
education as to how the public benefits of private development can be managed and
maximized by communities. The outcome should result in broad support among citizens
interested in the prosperity, quality, and fiscal health of their communities achieved
through this new means of regulating land development in Maryland.

Task	
  Comple)on	
  Schedule
The benchmark dates for the project include:
Aug 15

formal agreement with the Center for Neighborhood Technology as
receiving agent and accountant for the research funds

Oct 21

start of funding requests

Nov 25

completion of funding awards

Dec 2

project commencement and participant identification; start of Phase 1

Jan 31

completion of Phase 1; start of Phase 2

Mar 15

completion of Phase 2; start of Phase 3

May 15

completion of Phase 3; start of final conclusions;

Jun 1

final conclusions and reports

This proposal is intended as the formal application for funding of the Rail Station
District ToolKit research. Tax-deductible funds are being sought from local real estate
developers and landowners who have a direct stake in - and will benefit from - the
improvement of the development process and the resulting market-based and
government-facilitated development potentials in the districts surrounding each Metro
station. Public-sector elected and appointed officials are expected to contribute their
time at a level of effort comparable to the financial contribution from the private-sector
participants..
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