
Long Reach Village Center
Community Meeting
September 17, 2015

Stonehouse
7PM to 9PM

http://www.howardcountymd.gov/longreach



Agenda
• 1. Welcome/Introductions – Allan Kittleman, Howard County Executive

• 2. Process Overview & Feedback – Mark Thompson, HCEDA 

• 3. Review of Preliminary Housing Data – Bob Lefenfeld, RPRG 

• 4. Roundtable Exercise 

• 5. Wrap‐up



Howard County’s Involvement
Urban Renewal 
Legislation

Acquisition

Property 
Stabilization & 
Redevelopment 

Planning

Property Sale & 
Redevelopment



LRVC Urban Renewal Area



Planning Process
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Community 
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Design 
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Market 
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Community Engagement
A series of community meetings will be held to 

solicit input and feedback

#1: Market and Site 
Analysis 
4/30/15

# 2: Lessons from 
Wilde Lake & Arts 
Opportunities

5/28/15

#3: Preliminary 
concept plans

6/11/15 

#4: Planning Studies &  
Plan Objectives

9/17/15

#5: Review of Draft 
Plan

11/12/15



ReImagine LRVC Plan

DPZ will prepare the 
ReImagine LRVC 

Plan  

County Council will 
consider the Plan 
with a normal 

legislative process

County Council will 
then make any 

modifications and 
pass the Plan by 

resolution 



County Sale Strategy
• A stabilized asset with an approved ReImagine LRVC Plan will 
represent a much more attractive opportunity for a private 
developer

• The ReImagine LRVC Plan will define the content and structure 
of a Request for Proposals issued by the County

• Howard County will seek to provide guidance with flexibility to 
attract as many proposals as possible



June 11th Meeting Feedback
• Strong desire for dining and food stores (smaller format or 

pharmacy)
• Combination of potential anchor uses to broaden appeal 

and reduce long‐term risk
• Include government use as a potential anchor
• Support for housing, but concerns about traffic and 

impacts on schools
• More open design and pedestrian/cyclist orientation
• Expansion & Enhancement of public gathering spaces



Preliminary Housing Data
• Bob Lefenfeld‐Managing Principal

• Real Property Research Group



Long Reach Village Center
Residential Market Study conducted by:

Real Property Research Group, Inc.

Objectives:
• Quantify Demand for Rental Housing
• Suggest Appropriate Rental Product for Market
• Suggest Appropriate For Sale Housing Product for 

Market



Long Reach Market Area



Population and Household Trends, 2000 to 2020 
Long Reach Market Area and Howard County

Howard County Long Reach Market Area
Total Change Annual Change Total Change Annual Change

Population Count # % # % Count # % # %
2000 247,842 69,925
2010 287,085 39,243 15.8% 3,924 1.5% 79,453 9,528 13.6% 953 1.3%
2015 309,043 21,958 7.6% 4,392 1.5% 82,752 3,299 4.2% 660 0.8%
2020 332,273 23,230 7.5% 4,646 1.5% 84,208 1,456 1.8% 291 0.3%

Total Change Annual Change Total Change Annual Change
Households Count # % # % Count # % # %
2000 90,043 25,892
2010 104,749 14,706 16.3% 1,471 1.5% 29,547 3,655 14.1% 366 1.3%
2015 112,173 7,424 7.1% 1,485 1.4% 30,563 1,016 3.4% 203 0.7%
2020 123,899 11,726 10.5% 2,345 2.0% 31,568 1,005 3.3% 201 0.6%

Source:  2000 Census; 2010 Census; BMC; and Real Property Research Group, Inc.
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2000 to 2020 Households by Occupancy Status 
Long Reach Market Area and Howard County

Howard County 2000 2010 Change 2000‐2010 2015 2020
Change 2000‐

2010
Housing Units # % # % # % # % # % # %
Owner Occupied 66,479 73.8% 77,193 73.7% 10,714 72.9% 81,293 72.5% 88,672 71.6% 7,380 62.9%
Renter Occupied 23,564 26.2% 27,556 26.3% 3,992 27.1% 30,880 27.5% 35,227 28.4% 4,346 37.1%
Total Occupied 90,043 100% 104,749 100% 14,706 100% 112,173 100% 123,899 100% 11,726 100%
Total Vacant 2,775 4,533 4,854 5,362

TOTAL UNITS 92,818 109,282 117,027 129,261

Long Reach Market 
Area 2000 2010 Change 2000‐2010 2015 2020

Change 2000‐
2010

Housing Units # % # % # % # % # % # %
Owner Occupied 19,630 75.8% 22,521 76.2% 2,891 79.1% 22,853 74.8% 23,251 73.7% 398 39.7%
Renter Occupied 6,262 24.2% 7,026 23.8% 764 20.9% 7,710 25.2% 8,317 26.3% 607 60.3%
Total Occupied 25,892 100% 29,547 100% 3,655 100% 30,563 100% 31,568 100% 1,005 100%
Total Vacant 794 1,099 1,137 1,174
TOTAL UNITS 26,686 30,646 31,700 32,742
Source: U.S. Census of Population and Housing, 2000, 2010; Esri, RPRG, Inc.



Estimated 2015 Household Income 
Long Reach Market Area and Howard County

 
# % # %

less than $15,000 4,718 4.2% 1,241 4.1% 2
$15,000 $24,999 3,401 3.0% 924 3.0% 3
$25,000 $34,999 4,684 4.2% 1,213 4.0% 4
$35,000 $49,999 7,808 7.0% 2,048 6.7% 5
$50,000 $74,999 16,405 14.6% 4,776 15.6% 6
$75,000 $99,999 14,677 13.1% 4,606 15.1% 7
$100,000 $149,999 22,715 20.2% 6,529 21.4% 8
$150,000 Over 37,764 33.7% 9,226 30.2% 9
Total 112,173 100% 30,563 100% 10

Median Income $109,667  $103,621 
Source: Esri; Real Property Research Group, Inc.
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Estimated 2015 Household Income By Tenure
Long Reach Market Area and Howard County

# % # %
less than $25,000 1,599 20.7% 566 2.5% 2

$25,000 $34,999 549 7.1% 664 2.9% 3

$35,000 $49,999 1,020 13.2% 1,029 4.5% 4

$50,000 $74,999 1,703 22.1% 3,072 13.4% 5

$75,000 $99,999 1,396 18.1% 3,211 14.1% 6

$100,000 $149,999 847 11.0% 5,682 24.9% 7

$150,000 $199,999 322 4.2% 4,658 20.4% 8

$200,000 over 275 3.6% 3,971 17.4% 9

Total 7,710 100% 22,853 100% 10

Median Income
Source: American Community Survey 2009‐2013 Estimates, RPRG, Inc.
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Multifamily Rental Communities Summary 
Long Reach Market Area



Multifamily Rental Communities Summary 
Long Reach Market Area

Map Year Year Structure Total Vacant Vacancy Avg 1BR Avg 2BR
# Community Built Rehab Type Units Units Rate Rent (1) Rent (1) Incentive

Upper Tier Communities
1 Paragon at Columbia Overlook 2014 Mid Rise 320 90 28.1% $1,653 $1,992 1 mo free w/ 13 mo lease
2 Elms at Montjoy 2005 Garden 286 9 3.1% $1,585 $1,790 $25‐$40 off/mo 

Subtotal/Average 2010 606 99 16.3% $1,619 $1,891
Stabilized Subtotal 286 9 3.1%

Lower Tier Communities
3 Ashton Woods 1991 2008 Garden 204 6 2.9% $1,368 $1,707 1 mo free w/ 12 mo lease
4 Stonehaven 1999 2012 Garden 200 9 4.5% $1,470 $1,699 None
5 Chimneys of Cradlerock++ 1979 2000 Garden 198 8 4.0% $1,352 $1,692 Daily Pricing
6 Tamar Meadow 1990 2007 Garden 178 3 1.7% $1,275 $1,556 Daily Pricing
7 Kendall Ridge 1990 2007 Garden 184 8 4.3% $1,193 $1,498 Daily Pricing
8 Sherwood Crossing 1987 2009 Garden 634 21 3.3% $1,220 $1,458 Daily Pricing
9 Timbers at Long Reach 1978 Garden 178 N/A N/A $1,242 $1,424 None
10 Columbia Landing 1973 2007 Garden 300 2 0.7% $1,199 $1,399 Reduced Rent
11 Autumn Crest 1970 Garden 300 N/A N/A $1,151 $1,398 None
12 Grand Pointe High Rise 1973 2000 Highrise 168 N/A N/A $1,035 $1,310 1 mo free w/ 12 mo lease
13 Verona at Oakland Mills 1971 2008 Garden 250 7 2.8% $1,188 $1,285 None
14 Grand Pointe 1973 2000 Garden 156 N/A N/A $1,197 $1,277 None
15 Orchard Crossing** 1995 Garden 187 1 0.5% $1,052 $1,216 None
16 Ellicott Gardens** 2009 Mid Rise 106 0 0.0% $818 $1,079 None
17 Monarch Mills**++ 2011 Garden 192 10 5.0% $1,054 $918 Reduced Rent for Mrkt 2BR

Subtotal/Average 1986 3,435 $1,188 $1,394
Communities Reporting Vacancy 2,633 97 3.7%

Total/Average 1990 4,041 196 4.9% $1,403 $1,643
Stabilized/Reporting Communities 2,919 106 3.6%

(**) Tax Credit Communities
(++) Community has Section 8 or PBRA units not shown in this table.
(1) Rent is contract rent, and not adjusted for utilities or incentives
Source:  Field Survey, Real Property Research Group, Inc.  March 2015.



Derivation of Net Demand 
Long Reach Market Area

Demand
Projected Change in Household Base Units

January 2016 Households 30,764
January 2019 Households 31,367
Net Change in Households 603

Add: Units Removed from Housing Stock
Housing 
Stock

Removal 
Rate

Units 
Removed

2016 Housing Stock 31,908 0.30% 96
2017 Housing Stock 32,117 0.30% 96
2018 Housing Stock 32,325 0.30% 97
Total Units Removed from Housing Stock 289

New Housing Demand 892
Average Percent Renter Households over Analysis Period 60.0%
New Rental Housing Demand 535

Add: Multifamily Competitive Vacancy Inventory Vacant
Stabilized Multifamily Communities 3,721 138
Communities Under Lease Up  320 90 16
Total Competitive Inventory 4,041 154

Market Vacancy at 5% 202
Less: Current Vacant Units ‐154
Vacant Units Required to Reach 5% Market Vacancy 48

Total Demand for New Rental Units 583

Planned Additions to the Supply
Total Units 95% Occupancy

The Park at Locust Thicket Phase I 225 214
The Park at Locust Thicket Phase II 162 154

Total New Rental Supply 387 368

Excess Demand for Rental Housing 216
Source:  RPRG, Inc.



Next Steps
• Complete Rental Analysis:

– Define Appropriate Product
– Test Product based on Affordability and Penetration Rate 
Analysis

• Complete For Sale Analysis
– Analyze Existing Housing Market
– Analyze New Home Market
– Suggest Appropriate Product(s)

• Suggest Appropriate Residential Configuration for 
Neighborhood



Roundtable Exercise
• Review and Discussion of ReImagine LRVC Plan Draft 
Objectives

• Report Back on any new Objectives 



Wrap‐up

Next Meeting: November 12 @ 7PM

For More Information:
http://www.howardcountymd.gov/longreach


