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ABOUT THIS REPORT

This report provides a snapshot of the
enormous opportunities for
Friendship Heights — a place with
exceptionally strong fundamentals —
as it transitions into a more dynamic,
resilient, and inclusive place.

Developed by the Friendship Heights Alliance, the
report highlights current real estate, economic, and
demographic conditions in the neighborhood.

Friendship Heights is bounded by the following
streets: Oliver Street and the Little Falls Branch
trail to the north, River Road NW to the west, 27th
Street NW and Cedar Parkway to the east, and
Fessenden Street NW to the south.



ABOUT THE FRIENDSHIP HEIGHTS ALLIANCE

The Friendship Heights Alliance is a
place-focused nonprofit dedicated to
revitalizing the Friendship Heights
neighborhood, which spans DC and
Maryland, through marketing,
placemaking, and events.

Founded in 2021, the Alliance is dedicated to
working across jurisdictions and stakeholder groups
to build community and realize the enormous
potential of Friendship Heights as one of the
region’s premier mixed-use urban places.

As Friendship Heights continues to transform, the
Alliance plays a critical role in caring for the place
and bringing diverse stakeholders together to
ensure it can thrive as a great place for people from
all walks and stages of life to live, work, and enjoy.



The Alliance enlivens the public
environment through placemaking,
landscaping, and public art.

Funded by a Business Improvement District
mechanism on the DC side and an Urban District
mechanism on the Maryland side, Friendship
Heights Alliance programming is supported by
businesses and property owners who have made a
collective investment in cultivating a safe, clean,
and vibrant place.



FRIENDSHIP HEIGHTS: IN THE FIRST 2 YEARS



THE NEIGHBORHOOD: STRONG FUNDAMENTALS & ENORMOUS POSSIBILITY

Friendship Heights is a cross-jurisdictional neighborhood at an
inflection point as it shifts from one of the region’s premiere
drivable shopping destinations to a more vibrant, walkable
urban center with thousands of new homes and new
neighborhood-serving businesses.

Friendship Heights is a great place for all phases of life — raising a family, enjoying a first
apartment, or aging in place. It is transit-rich, dense, and walkable. Known as a preeminent
retail destination and a safe and accessible place to work, live and enjoy, Friendship
Heights continues to evolve, welcoming new residents, businesses, and an array of
transformational redevelopment opportunities.



THE FUTURE IS BRIGHT

Friendship Heights has a unique location that spans
both DC and Montgomery County, Md.

This border location translates to easy access to the suburbs and the city,
whether on transit or by driving. Straddling the border means office workers
have easy access to the suburbs and the city, with residents able to choose
from a wide range of transit modes.

As the built environment shifts from inward-facing malls to a more vibrant
street-level experience, new developments on large sites will create new
housing at different price points and more neighborhood-serving retail.

Residents have expressed a desire for more neighborhood-based cultural
activities and vibrant civic and gathering spaces, even as they love the easy
access to Georgetown, Bethesda, downtown DC, and the great amenities
within walking distance.



FRIENDSHIP HEIGHTS: BY THE NUMBERS



POPULATION TRENDS

Friendship Heights is a great place to live
throughout all phases of life.

Friendship Heights is an urban, walkable neighborhood, perfect for families, those aging in
place, and younger demographics. While the neighborhood is home to a variety of people,

its affluent socioeconomic demographics do not reflect those of the region — particularly

along age, household income, race, and educational attainment.

More than half of the population (ages 25+) have a Master’s degree, and over 50% of
households have a household income over $150,000.

As a neighborhood of possibility, Friendship Heights is striving to become a national model
of social inclusion, community diversity, and sustainable, transit-oriented, urban-infill
development.

— DEMOGRAPHIC SNAPSHOT

— A MIX OF HOUSING TYPES

Single-Family Detached
19%

‘ Townhouse (4%)

Multifamily
(2-49 Units)
5%

Y

Multifamily
(50+ units)
72%

Source: 2017-2021 ACS Estimate

10,810 people live within a half-mile of
the center of Friendship Heights.

Nearly half of this collective Maryland and DC
population live in large multifamily buildings
in Friendship Village, MD. The remaining half
is largely comprised of families living in
detached single-family homes.

Nearly 33% of residents are over 65, and
20% are below 18.

With life in walking distance, great schools, and
transit, both older and younger residents
recognize the high quality of life in Friendship
Heights. The median age of Friendship Heights
residents (48) is higher than DC’s median age of
36.

Friendship Heights’ residents have higher
household incomes than the District and
Montgomery County medians.

The median household income in Friendship
Heights ($139,047) far exceeds the DC median
of $94,961 and the Montgomery County median
of $118,285.




POPULATION CHANGE IN THE COMPETITIVE CLUSTERS

Friendship Heights has trailed the
region’s overall population growth due
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THE EVOLUTION OF RETAIL IN FRIENDSHIP HEIGHTS

Retail in Friendship Heights is
undergoing a reorientation from
primarily big-box retailers to
smaller, street-facing spaces with
more local and experiential
brands.

Friendship Heights served as the region’s premiere shopping
destination from 1959 until the early 2000s, anchored by
four department stores: Lord & Taylor and Neiman Marcus
(in Mazza Gallerie) on the DC side, and Woodward & Lothrop
(now Bloomingdale’s) and Saks Fifth Avenue on the
Maryland side. Today, Bloomingdale’s and Saks Fifth Avenue
remain open, along with a slew of high-end brands including
Tiffany & Co., Giorgetti’s, and Brooks Brothers.

Friendship Heights is also home to beloved local favorites
such as Rodman’s, York Flowers, Clyde’s of Chevy Chase and
more. With more than 1,350 new units of housing in
planning or under construction, more residents are on the
way to support a thriving mix of neighborhood-serving and
destination retail.



RETAIL MARKET
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NEW RETAIL OPENINGS

In the past three years, 24, new retailers have opened
in Friendship Heights, including five that relocated
or expanded within the neighborhood, recognizing
its strong potential.

—— NEW RETAIL 2021-2024

+ Alley Cat » The Heights Food Hall: 10 new
« Booeymonger’s (new ownership) retailers, including:

* Urbano

» Turncoat Bar

» This Deli of Ours

* Bright Horizons at Chevy Chase
* Brooks Brothers (2024)*

» Dog Coop * DC Dosa

* Dopamine Land « Sky Lantern

* Porsche Studio (2024) «  Doki Doki

* Giorgetti e Yasmine

* Mulberrys Garment Care *  Mimi’s Soft Serve

* Nailsaloon » Supreme Barbeque
« Rangoni Firenze Shoes (2024)* * Eat Saoco

* Rodman’s (expansion with new liquor license)
* Sheyla Vie Collections®
* T-Mobile*

* Relocation/expansion within Friendship Heights




—— DEMOGRAPHIC INSIGHTS
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RESIDENTIAL HOUSING SUPPLY: ROOM TO GROW

Several new mixed-use residential projects are
proposed or under construction, reflecting strong
demand for multifamily housing in the
neighborhood.

Friendship Heights’ housing supply only grew 6% between 2010 and 2021, which is
significantly less than housing growth in both DC (23%) and Montgomery County (9%). New
projects on the horizon will bring more than 1,350 new apartments over the next few years.

Because Friendship Heights’ housing supply features predominately large-scale multifamily
buildings with single-family detached homes and townhomes off the commercial corridor,
additional multifamily supply will allow families to stay in the neighborhood as their life
stage shifts: from small apartments to single-family homes to housing for empty nesters.

The neighborhood can support a significant amount of new market-rate housing and
dedicated affordable units, aligning with growing regional housing demand in areas that are
walkable, safe, and transit-accessible.

— ZONING INSIGHT

In 2021, DC amended its Comprehensive Plan with proposed future land-use changes for

goal of creating more housing types and opportunities to live in Friendship Heights across
income groups, life stages, and age ranges.

Friendship Heights, which would enable increased density and building heights up to 130 feet.
The recently completed Wisconsin Avenue Development Framework recommends that these
changes, when adopted by the Zoning Commission, will add even more housing capacity in the
neighborhood in the near future. This added capacity is extremely important to the long-term

HOUSING SUPPLY OVER TIME

2010 2021 2025*

*Anticipated delivery of 418 housing units in 2025.

POPULATION GROWTH RATE
(2010-2023)

16%

11%

7%

I Friendship Heights
Montgomery County
i Washington, DC

The demographics above reflect the residential population within
a half-mile buffer from the center of Friendship Heights, the
intersection of Wisconsin Ave and Western Ave.

Source: Esri Community Analyst (2023)



Friendship Heights has a strong housing market
characterized by low vacancy rates, high home values,
and a balanced mix of renters and homeowners.

— HOUSING TENURE
) %
66%
Friendship Montgomery ~ Washington,

Heights County DC

[ Renter-Occupied  HE Owner-Occupied

Note: Data reflects half-mile buffer around Wisconsin Ave. NW,
between Drummond St. NW and Davenport St. NW.
Source: 2019-2021 ACS Estimate

— MULTIFAMILY RENT PER SF
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Source: CoStar (2024) for MD and DC Friendship Heights location.

RESIDENTIAL HOUSING MARKET

Average multifamily rents per square foot are
lower than comparable neighborhoods due to
the amount of older multifamily buildings with
larger units on the market.

— MULTIFAMILY VACANCY TRENDS —

10%
8%
6%
4%
2%
2.6%
0%
O NMTINNON®O®O N M £
SO o H e d e o NN NN Y
[eNeoNeolNoNolololoNolocNoNoNoNe)
NAANNANNNNNNQQQSQ

*2024 figures reflect data through April 2024.;
Source: CoStar (2024) for MD and DC Friendship Heights location.

- CONDO/CO-OP HOME VALUES —

$915,000

$442,382
$357,875

Friendship Montgomery Washington, Bethesda
Heights County DC

$292,826

Sources: Friendship Heights condo/co-op value based
on recently sold properties on Redfin. All other
estimates based on Zillow’s Home Value Index.

— SINGLE-FAMILY HOME VALUES —

$1,950,000

$1,236,124

$646,934 $718,771

Friendship Montgomery Washington, Bethesda
Heights County DC

Sources: Friendship Heights single-family home value
based on recently sold properties on Redfin. All other
estimates based on Zillow’s Home Value Index.




RESIDENTIAL DEVELOPMENT PIPELINE

Multiple new developments are proposed in Friendship
Heights, which will bring more than 1,350 new residential
units and retail shops to the neighborhood.

—  NEW:AFFORDABLE HOUSING —]

Nearly 20% of new units will be
dedicated affordable units. In addition,
new construction of apartments will
create accessible rental housing for
people who desire the neighborhood
but cannot yet purchase a home.

NEW: UNDER CONSTRUCTION & —
OPENING IN 2025

Mazza Gallerie Redevelopment | DC

» 325 residential units
* 25,000 retail SF (new)
» 70,000 retail SF (existing in mezzanine)
* 40 affordable units
* Lisner-Louise-Dickson Hurt Home

* 93 new affordable housing units for
seniors: some of the first in Ward 3!

—— PROPOSED DEVELOPMENTS

* 5500 Wisconsin Avenue | Donohoe
Development & Carr Properties, MD
* 300 residential units
» 11,000 retail SF
* 45 affordable units
» 5333 Wisconsin Avenue | Federal Realty
Investment Trust, DC
* 320 residential units

e 14,000 retail SF
* 46 affordable units

» 5151 Wisconsin Avenue | Donohoe
Development, DC
o 210 residential units
* 1,700 retail SF
» 23 affordable units

* 4201 Garrison Street NW | Donohoe
Development, DC

e 100+ new apartments
» Affordable units TBD

5500 Wisconsin Avenue NW



OFFICE MARKET

Friendship Heights’ 2.3 million square
feet of office space offers high values
and great amenities. With easy access
to the Red Line, Beltway, Bethesda, and

downtown DC, Friendship Heights
offers the best of two jurisdictions.

Office owners like BXP, Chevy Chase Land Co., and Clarion
Partners are creating third spaces, and reinvesting in their
buildings to add collaborative amenities. In Friendship Heights,
gross office rent prices have been relatively steady and
consistently lower than the DC average since 2010.

— OFFICE SF BY BUILDING CLASS

Friendship Heights’ office
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KEY OPPORTUNITIES

Mixed-use urban neighborhoods are resilient. A forward-thinking vision will help
Friendship Heights become a national model for how to pivot a struggling shopping
and employment center into a more vibrant and inclusive neighborhood aligned
with market needs and consumer preferences.

IMMEDIATE GOAL: K LONG-TERM VISION:

Reinvigorate the neighborhood’s Champion future projects and planning Establish Friendship Heights as a
brand to attract more commercial efforts that help grow the local mixed-use activity center that meets
tenants, support existing customer base, enhance the public the needs of both new and existing
businesses, and attract more realm, and allow for creative, residents and visitors from the

destination visitors. adaptable commercial uses. broader region.




STRATEGIC INITIATIVES: FOR FRIENDSHIP HEIGHTS ALLIANCE & LOCAL STAKEHOLDERS

Reinvestment in Friendship Heights will lead to
enormous economic and social benefits for the
region. The Alliance sets the table for the cross-
jurisdictional visioning and investment necessary to
ensure Friendship Heights will live up to its
enormous potential as a thriving, inclusive mixed-use
place.

We work across sectors and jurisdictions to create a
more people-friendly, safe, and walkable public
realm to improve the experience of navigating in and
around Friendship Heights on foot or bicycle.

We help adjust for a changing retail landscape,
and celebrate, support, and market new and
existing businesses.

We improve how the neighborhood is
experienced by enlivening the public realm with
plantings, public art, and signage.

We tell the story of renewal, vibrancy, and
change in Friendship Heights.

We create multiple avenues for a variety of
stakeholders to learn about and contribute to
the neighborhood’s transformation.






LEARN MORE

FRIENDSHIPHEIGHTS.COM
hello@friendshipheights.com
5335 Wisconsin Avenue NW
Suite 440
Washington, DC 20015




