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Thank you Chair Valderrama and members of the Economic Matters Committee for the
opportunity to submit testimony regarding House Bill 1137 —the Bring Back Main Street Act.
My name is Tushar Kansal, and | am a Senior Officer with the Housing Policy Initiative at The
Pew Charitable Trusts’ (Pew). Pew is a nonpartisan nonprofit organization that conducts
research and policy work in the public interest.

The foremost issue raising housing costs is a national shortage of 4-7 million homes, including a
severe shortfall in Maryland.! To address shortages and improve affordability, a growing
number of states are passing bipartisan laws legalizing housing on all commercially zoned land.?
This gives property owners the flexibility to both permit businesses and meet housing needs.

Commercial Zoning Reforms and Transit-Oriented Development Gaining Traction
14 states have expanded housing options near jobs or transit
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I Residential in commercial zones or transit-development laws, 2024 and earlier

M 2025 law to allow or expand residential in commercial zones or transit-oriented development

Source: Pew analysis of legislative records
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Pew’s research on the outcomes of state and local housing policies finds that legalizing housing
near commerce is the single most effective reform for boosting housing production and
reducing rent growth.

If a three-story office building is allowed on a main road, then a three-story apartment or condo
building should be allowed there too. The sorts of small and mid-rise apartment buildings
allowed under these laws consistently rent for less than single-family homes. Housing built near
commerce can enable both affordability and walkability, reducing traffic and commuting costs.

Allowing housing and mixed-use buildings in commercial areas also speeds up permitting and
reduces the onerous requirements that have previously stymied apartment construction. For
example, after Tysons, Virginia enacted this reform, the city added more to its housing stock
than any other jurisdiction in Virginia between 2017 and 2024, and rents rose just 5% total
during that time—compared to an average rent increase of 25% across the rest of the state.?

Rent Growth Proves Much Slower Than Nation in Jurisdictions That
Have Allowed More Housing

Percentage change in homes, 2017-21, and median rent estimates, February
2017-February 2023
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Note: The U.S. Census Bureau's American Community Survey data are one-year estimates, except for
Tysons, for which only five-year estimates are available. The time frames are determined by data availability.

Sources: Pew's analysis of housing unit data from the U.S. Census Bureau's American Community Survey
and Apartment List Rent Estimate data downloaded on March 22, 2023
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Minneapolis had similar success: as the city enacted a series of land use reforms allowing more
housing, rents remained essentially flat even as they rose substantially across the rest of
Minnesota.* One important part of this reform is removing minimum parking mandates, which
add substantial costs—research finds that each below-grade parking space adds roughly
$50,000 in per-unit development costs while surface parking spaces are still costly and reduce
the total amount of land that can be developed.> Off-street parking mandates driving up rents
and discouraging construction. Eliminating parking mandates, as Minneapolis did citywide in
2021, is among the most effective steps a jurisdiction can take to unlock more housing
production.

Minneapolis’ Rent Growth Was Much Lower Than Minnesota’s
Percentage change in housing stock, average rent, and homelessness, 2017-22
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Note: The Minnesota housing unit data does not include Minneapolis. Homelessness data for Minneapolis
reflects data for Hennepin County. Homelessness data for Minnesota excludes Hennepin County.

Sources: Rent growth comes from Apartment List’s rent estimate data from 2017 and 2022. Rent data was
downloaded Oct. 6, 2023, and represents an average of Apartment List's monthly median rent estimates.
Data on housing units comes from the U.S. Census Bureau’'s American Community Surveys one-year
population estimates from 2017 and 2022. Homelessness data comes from the Department of Housing and
Urban Development’s Point-in-Time homelessness counts from 2017 and 2022.
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These policies are good for economic activity, as businesses have more potential customers and
employees living nearby. This solution has become even more relevant recently, as many areas
continue to experience high post-pandemic office vacancy rates.

In addition to providing these benefits, this approach is popular. Pew’s housing survey found
75% of Americans favor allowing apartments to be built near commerce.®

Thank you again for this opportunity to provide testimony, and | would be pleased to answer
guestions or provide additional information upon request.
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